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Approved 5/6/14 

CITY OF ROCKLAND 
PLANNING BOARD 
Minutes of Meeting 

April 15, 2014 
 
 
 

Board Present:  Chairman E. Laustsen, W. Bodine, A. Knickelbein, P. vanVuuren, and K. Swan  
                             
Board Absent:  None 
 
Staff Present:  Code Enforcement Officer J. Root and Secretary D. Sealey        
                                                            
The Chair called the meeting to order at 5:15 P.M. and reviewed the agenda.  
 
Public Comment: None 
 
Communications: Three letters concerning 250 Main St. had been received and would be read later in 
the meeting. 
 
Old Business: 
1. Liberty Hospitality Of Maine LLC – 2 Park Drive – Final Review of Subdivision Plan to Convert 
Hotel Rooms into Condominium Units – Tax Map #1-H-10: Architect John Hansen and Dwayne Hunt 
represented the applicant before the board. Mr. Hansen said that following the Preliminary Application 
approval in February he had clarified questions raised then and had now updated the A-1 floor plan to 
reflect those changes; submissions A-2 and A-3 had seen no changes. The Final Subdivision Plan by 
Fred Beal had only been changed to include the words “Final Plan”.  Mr. Hansen said the condominium 
covenants had apparently not yet been forwarded to the city attorney. 
 
ACTION: Ms. vanVuuren made a motion to accept the final plan as complete. 
                Carried 5-0-0 
 
Chair Laustsen read aloud the proposed 21 Findings of Fact. 
 
ACTION: Mr. Bodine made a motion to approve the findings. 
                Carried 5-0-0 
 
ACTION: Ms. Knickelbein made a motion to approve the subdivision with the condition that  
                the covenants were reviewed and approved by the city attorney. 
                Carried 5-0-0 
 
2. O’Hara Corporation – 130 Tillson Avenue – Site Plan Review Application to Replace an Existing 
Building with a New 17,927 sq. ft. Building – Public Hearing – Tax Map #3-C-4: The applicant was 
represented by Michael Sabatini of Landmark Corp., as well as Frank O’Hara Jr., and Steve Hart, both of 
O’Hara Corp. Mr. Sabatini said the replacement structure would be located at Journey’s End Marina in 
the WF-3A Zone. The majority of the existing “Fish Plant” (14,750 sq. ft.) would be demolished and 
replaced with a 17,927 sq. ft. building that would provide improved access and more headroom. Some of 
the overhead electricity would be moved underground. 
 
Mr. Sabatini said the new building would consist of three interconnected parts. The Floor Area Ratio for 
the existing building was 65.6% and the new would be 68.6%, well under the 80% allowed. The roof 
would increase from 36.75’ to 41’ high.  
 
Mr. O’Hara said there would be guardrails on the public access part of the property; lately they had been 
using galvanized handrails to OSHA standards: Mr. O’Hara described these in detail. He then stated that 
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the building would be fully sprinklered. Ms. vanVuuren noted that Public Works Director Greg Blackwell 
had not signed off on the plan. Mr. Root said Mr. Blackwell had looked at it and signed off on the CEO’s 
copy. 
 
Mr. O’Hara said the reason for the building’s replacement was that, in order to be competitive, they 
needed to have wider, higher, and clearer access to the building. Boats over 17’ high could not be trucked 
overland. 
 
The PB reviewed the elements of the Site Plan. CEO Root said a 12’ walkway around the building was 
required. Outdoor lighting would be LED with full cut-off fixtures. Drainage would continue to go 
overboard. Mr. O’Hara said the building exterior might be decorated with trompe l’oeil murals depicting 
barn doors, windows, etc. 
 
The applicant had received a variance for the floor elevation in a flood zone from the Zoning Board of 
Appeals. 
 
ACTION: Mr. Swan made a motion to accept the application as complete. 
                Carried 5-0-0 
 
The board reviewed the titles of the Standards section. Traffic would be unchanged. 
 
ACTION: Ms. Knickelbein made a motion to waive sidewalk construction in this area. 
                Carried 5-0-0 
 
The chairman opened and closed the Public Hearing at 6:13 P.M.; no one spoke. 
 
ACTION: Ms. vanVuuren made a motion to approve the Standards. 
                Carried 5-0-0 
 
CEO Root said he would like the fact that there was public access around the outside of the building to be 
made public with a sign. Mr. O’Hara said that would be fine and he had no objection to its being part of 
the Harbor Trail, but there would be no access to the slips. 
 
Chair Laustsen read aloud the 25 proposed Findings of Fact.  
 
ACTION: Mr. Bodine made a motion to approve the Findings. 
                Carried 5-0-0 
 
ACTION: Ms. vanVuuren made a motion to approve the Site Plan. 
                Carried 5-0-0 
 
3. ADZ Properties LLC – 250 Main Street – Site Plan Review Application for the Construction of a 
20,191 sq. ft. Boutique Hotel – Tax Map #5-C-9: The applicant was represented by architect Scott 
Teas, his partner Pamela Hawkes, and Mike Jones. Mr. Teas said Rockland had seen remarkable growth 
in the 4 years since the original approval for a mixed-use building at 250 Main St.  Property owner Cabot 
Lyman had compared those condominiums to other options and had decided a boutique hotel was a 
better plan. 
 
Mr. Teas projected drawings to show various views of the proposed 5-story 26-room hotel. 90% of the 
site would be developed, an increase of 20% from the earlier proposed use. This new use would be 
served by 30 compacted gravel parking spaces located beyond the railroad station and accessed from 
Park St. Mr. Teas explained that the main entrance would be on Main St., with side and service entrances 
from Pleasant St. The applicant wanted pavers flush with Main St. for guest drop-off, with a canopy 
extended over the sidewalk. The ground floor would be fairly open and would contain reception, lounge, 
and banquet areas. Its exterior would have colonnades along the sidewalk, with the wall recessed 5’ 
behind them. Guest accommodations would be 26 suites accessed by gallery space rather than corridors. 
Mr. Teas said the applicant envisioned an art hotel that would play into the city’s reputation.  
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The Pleasant St. back corner of the building would be only three stories high, with a vegetated terrace on 
the fourth floor. Mr. Teas showed a variety of styles, mass, and heights of buildings in Rockland. Exterior 
materials on the proposed building would be terra cotta tile, fiber cement, and metal. The elevator, stairs, 
and solar collectors would project above the fifth floor. 
 
There was lengthy discussion of the details of the exterior walls. Board members also discussed the west 
and south elevations regarding their massive gray appearance. Ms. Knickelbein said she would like the 
applicant to submit prior to the next meeting a line-item explanation of how the development would meet 
the Design Standards. 
 
The board reviewed the elements of the plan. There would be LED lights at each entrance and along the 
walkway. Street trees and planters would be on the Main St. side. 
 
ACTION: Mr. Bodine made a motion to accept the application as complete. 
                Carried 5-0-0 
 
The chair scheduled a Public Hearing for May 18 at 5:15 P.M. 
 
Minutes of Previous Meeting: 4/1/14 
 
ACTION: Ms. vanVuuren made a motion to approve the minutes of the 4/1/14 meeting as amended. 
                Carried 5-0-0 
 
Adjournment:  Mr. Swan made a motion to adjourn the meeting at 7:50 P.M. 
                          Carried 5-0-0  
 
 
 
 
Respectfully submitted, 
 
 
 
Deborah Sealey 
Recording Secretary 


