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Description of Document Document Date

1. Site Plan Review Application February 14, 2020
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3. Written Statement February 14, 2020
4. Performance Standards February 14, 2020
5. Building Elevations by Bayview Management LLC February 13, 2020

a. Central Street Elevation

b. Parking Area Elevation

C. Front Exterior Lighting Plan
d. Back Exterior Lighting Plan
€. North Elevation

f. West Elevation

g. South Elevation

h. East Elevation
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APPLICATION - SITE PLAN REVIEW

OWNER & APPLICANT INFORMATION (please print)
Property Owner(s): 20 Central Street, LLC

Owner(s) Mailing Address: P.O. Box 812, Camden, ME 04843

Owner(s) Tel. # (207) 230-9206 Fax Email tyler@bayviewmanagement.net

Applicant/Agent Gartley & Dorsky Engineering & Surveying
Agent’s Mailing Address P.O. Box 1031, Camden, ME 04843
Agent’s Tel. # (207) 236-4365 Fax (207) 236-3055 E-mail apulver@gartleydorsky.com

PROJECT INFORMATION

Name of Project Rockport Harbor Hotel
Map: 029  Lot: 293 Lot Area:0.07 AcresProject Footprint: +/- 5,674 SF
911E Street Address 20 Central Street, Rockport. ME 04856

Site Plan Applicability:
(x)  New non-residential or multi-family building
() Enlargement of non-residential or multi-family building

() Paving, filling or grading more than 5,000 square feet
() New use or change of use

() Pier, dock or bulkhead

() Other

Please provide a brief written description of proposed project (use a word processor if easier)

20 Central Street, LLC proposes to revise their original Site Plan Review Application to indicate

26 new hotel rooms, rather than 35 rooms. See Cover Letter for additional information.

To the best of my knowledge, all information submitted with this application is true and correct.

Signature of Applicang%//%ﬂé ENT Date: 2 ’/‘/— Z0

S:\Development Review\Application Forms\FORMS & APPLICATIONS\Site Plan\site plan application - CURRENT - 2-9-16.doc
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February 14, 2020

Town of Rockport Planning Board
101 Main Street
Rockport, ME 04856

RE: Site Plan Review Application Revisions Project No. 2018-128
Rockport Harbor Hotel
20 Central Street, Rockport

Dear Planning Board:

Gartley & Dorsky Engineering & Surveying, Inc. submits this letter outlining revisions to the application
for 20 Central Street, LLC owner of the property at 20 Central Street. In response to the comments from
the Planning Board and the public, 20 Central Street, LLC has reduced the proposed number of rooms in
the hotel from 35 to 26. This resulted in the elimination of an entire floor resulting in four floors above
Central Street and six floors from the parking level or harbor side. The building height and volume are
still the same as originally proposed. The elimination of one floor allows for taller ceiling heights and
more space for floor structure, mechanical and plumbing. The attached elevations are revised to show
the elimination of one floor and the addition of architectural details such as granite lintels and sills at
the windows. We have also provided additional revised documents as listed on the submission list
which updates the previous submission materials to reflect the change from 35 to 26 rooms.

Sincerely,
Gartley & Dorsky, Engineering & Surveying Inc.

e

William B. Gartley, P.E.
President

59 Union Street Unit1 PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.com
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MEMORANDUM
To: Rockport Planning Board
From: William Gartley, P.E.
Gartley & Dorsky Engineering & Surveying, Inc.
Date: February 14, 2020
Subject: Site Plan Review, Revised Written Statement

Rockport Harbor Hotel

Gartley & Dorsky Engineering & Surveying, Inc. submits this Written Statement on behalf of 20 Central
Street, LLC, in support of their proposal to construct a +/- 5,674 SF hotel at 20 Central Street and 18
Central Street in Rockport, Maine. The owner owns both properties and is intending to transfer a
portion of 18 Central Street to 20 Central Street, LLC, in order to construct the proposed hotel.

The following are responses to the requirements in section 1304 of the Site Plan Review ordinance:

1304.1. Site Plan Content
A site plan or plans prepared at a scale of not less than 1 inch equals 40 feet, containing the following
information: The project plans have been prepared at a scale of 1 inch equals 20 feet.

1.

Name and address of the applicant or his authorized agent and name of proposed development
and any land within 500 feet of the proposed development in which the applicant has title or
interest.

Provided: See sheet C1.

Municipal map and lot numbers and names of abutting landowners.
An abutter list is provided as an attachment and the abutters are shown on sheet C1.

Plans drawn to scale detailing total floor area and footprint of each proposed structure and the
lot coverage as defined in Section 300 of the Land Use Ordinance.
Provided: See sheet C1

Elevations drawn to scale detailing the proposed siding and roofing materials, sizes of door and
window openings and other features that may assist the Planning Board in making appropriate
findings related to Architectural Review as noted in Section 1003 of this Ordinance.

Provided: See sheets from Bay View Management, LLC

Scale, true north arrow, legend and a space for dates of any revisions that may be required.
Provided: See sheet C1.

Exact dimensions and acreage of parcel to be built upon. The corners of the parcel shall be
located and marked on the ground and shall be referenced on the plan. For any site for which
construction or grading is proposed, other than an enlargement of an existing building or
construction of an accessory building, the Planning Board may require that the site plan includes

59 Union Street Unit1 PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.com



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEMENT

10.

11.

12.

13.

14.

15.

an actual field survey of the boundary lines of the lot, giving complete descriptive data by
bearings and distances made and certified by a registered land surveyor.
See sheets V2 & V3

Existing and proposed locations and dimensions of any utility lines, sewer lines, waterlines,
easements, drainage ways, and public or private rights-of-way.
Provided: See sheets C1, V2 & V3

The size, shape, and location of existing and proposed buildings on the parcel.
Provided: See sheets C1 & V2.

If the site is to be served by a subsurface wastewater disposal system, a report by a licensed site
evaluator shall be provided.
Not applicable: The site is served by public water and sewer.

Location and dimensions of on-site pedestrian and vehicular access ways, parking areas, loading
and unloading facilities, design of ingress and egress of vehicles to and from the site onto public
streets and curb and sidewalk lines.

See sheets C1 & V2.

Landscaping plan showing location, type and approximate size of plantings and location and
dimensions of all fencing and screening. Maintenance and replanting provisions shall be noted.
New landscaping is planned near the Central Street entrance. See enclosed landscape plan.

Natural contours at intervals of two (2) feet and final contours at intervals of two (2) feet, the
natural contours to be shown by dashed lines and the final contours to be shown by solid lines.
Where sufficient detail cannot be shown with two (2) foot contours, spot evaluations shall be
required, with existing spot evaluations shown in parentheses to be distinguishable from final
spot elevations. Where construction will not disturb the entire lot proposed for development,
the requirement to map contours or spot elevations shall apply only to those portions of the lot
that will be altered in any way and portions of the lot downslope from the proposed alterations
to an extent sufficient to clearly delineate the existing and proposed course of drainage and the
point or points of discharge from the lot.

Provided: See sheet C1 for existing 2’ contours and proposed 1’ contours.

Specification of quantities and grades of materials to be used if land-filling is proposed.
Not applicable.

Photos of the project area prior to any site preparation shall be submitted with the map.
Photos of the project site are provided as an attachment.

A digital copy of lot lines and buildings shall be submitted, if available.

A digital copy of the Site Plan will be provided to the Town of Rockport upon Site Plan
approval and final conveyance of property from the 18 Central Street parcel to the 20 Central
Street parcel.

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEMENT

The following is a list of the items requested in section 1304.2 of the Site Plan Review ordinance:
1304.2 Written Statement

1. Evidence by the applicant of his title and interest on the land that the application covers.
Subject Parcel: Map 29, Lot 293
Deed Book: 5068 Page: 66
18 Central Parcel: Map 29, Lot 291
Deed Book: 5067 Page 328

Attached are the two deeds for the ownership of 18 and 20 Central Street showing title and
interest in the land that the proposed hotel will be constructed on and where the required
parking is located. Also provided is a letter from the applicant’s attorney providing evidence that
Marianne Smith and Stuart Smith are the owners and only members of the companies that own
these parcels.

Upon Planning Board approval of the site plan application for this project the property owners
will transfer ownership of a portion of the 18 Central Street parcel as shown on sheet V3 to
expand the 20 Central Street parcel to include the new building and abutting parking lot on one
parcel under the ownership of 20 Central Street, LLC. Mark A. Coursey, the registered agent for
these companies has certified in his letter that the owners have the authority to complete this
transaction.

2. A description of the proposed uses to be located on the site.

This site plan application is to construct an in-town Village hotel to be known as the
Rockport Harbor Hotel on a portion of the 18 Central Street lot and the vacant 20 Central Street
lot where the Bartlett Building was located until the early 1970’s.

The Hotel will have 26 guest rooms (facing both Central Street and Rockport Harbor) and 2
Bars/Restaurants (lobby and top floor levels) open to the public.

3. Total floor area and footprint of each proposed building and structure and the lot coverage as
defined in the Rockport Land Use Ordinance.
Footprint = +/- 5,578 sq. ft.
Total Floor Area = +/- 27,354 sq. ft.
Lot coverage is not applicable to this parcel.

4. Summary of existing and proposed easements, restrictions, and covenants on the property.
A copy of the current deed is attached. Additional easements are shown and referenced on
sheet V3.

5. Method of solid, liquid, chemical, or other waste disposal.

Solid Waste from the site will be taken to the Mid-Coast Solid Waste Corporation.

6. Erosion and sedimentation control plan, stormwater drainage control plan, and soils
information.
Erosion and sedimentation control measures are required for construction activity as outlined
in the basic stabilization standards of Maine’s Erosion and Sedimentation Control Law 38
MRSA § 420-C. Erosion and sedimentation control practices during construction shall be

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW WRITTEN STATEMENT

10.

performed as outlined in the Maine Erosion and Sediment Control Best Management Practices
(BMP’s). Erosion and sedimentation control practices during construction shall be performed
as indicated on the Plan Set by Gartley and Dorsky Engineering and Surveying, Inc.
Stormwater runoff from the building will be directed to the existing stormwater in Central
Street and in the parking area.

Approximate amount of blasting required, if any, and a disposition plan for removed materials.
Any blasting shall be performed in accordance with Section 813 of this Ordinance.
Not applicable, no blasting is anticipated.

If public water and sewer are to be used, written statements from the water utility and sewer
district shall be provided commenting on the capacity of the system and availability of the utility
to provide service to the new development.

Provided: see attached written statements.

An estimate of the date when construction will start and be completed.
Construction of the work yard will begin in spring of 2020 and be completed by early 2021.

List of approvals and permits required by the Office of the State Fire Marshal and other State
and Federal Agencies.
Maine State Fire Marshal requires:

1) Construction permit
2) Barrier free construction permit
3) Fire sprinkler permit

G&D
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MEMORANDUM
To: Rockport Planning Board
From: William Gartley, P.E.

Gartley & Dorsky Engineering & Surveying, Inc.
Date: February 14, 2020

Subject: Site Plan Review 1305, Revised Performance Standards
Rockport Harbor Hotel, 20 Central Street, Rockport, ME

Gartley & Dorsky Engineering & Surveying, Inc. submits this Written Statement on behalf of 20 Central
Street, LLC, in support of their proposal to construct a +/- 5,674 hotel at 20 Central Street and 18 Central
Street in Rockport, Maine. The owner owns both properties and is intending to sell a portion of 18
Central Street to 20 Central Street, LLC in order to construct the proposed hotel. See sheet C1 for
proposed Site Plan.

1305 Performance Standards:

Preserve and Enhance the Landscape

The project lies in the 913 Rockport Downtown Zone. The proposed building will infill between two
existing buildings. The parking is existing. There will be a small landscape area at the front entrance on
Central Street.

Soils and Erosion Control

Erosion and sedimentation control measures are required for construction activity as outlined in the
basic stabilization standards of Maine’s Erosion and Sedimentation Control Law 38 MRSA § 420-C.
Erosion and sedimentation control practices during construction shall be performed as outlined in the
Maine Erosion and Sediment Control Best Management Practices (BMP’s). Erosion and sedimentation
control practices during construction shall be performed as indicated on the Plans.

Vehicular Access

The site is currently accessible by Central Street and Sandy’s Way (the parking area on the rear of the
site). These will remain. There are no proposed additional vehicular access points to the site.

Parking and Circulation

Section 803.1 Off — Street Parking and Loading Standards indicates the following minimum proposed
parking spaces for the proposed uses:

26 Hotel Rooms: 2 parking spaces plus 1 parking space for each sleeping room = 28 parking spaces.

2 restaurants total 84 seats: 1 space for each 3 seats = 28 parking spaces.

59 Union Street Unit1l PO Box 1031 Camden, ME 04843 Ph (207) 236-4365 www.gartleydorsky.com



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW PERFORMANCE STANDARDS

If these two uses were independent, 56 parking spaces would be required. However, in this case these
uses are not independent and there will clearly be common users of both the hotel and restaurants. In
addition, the peak times for the restaurants do not coincide. The main function of the lower level
restaurant (+/- 24 seats) will be breakfast for the guests. The top level restaurant (+/- 60 seats) will be
busiest in the afternoon and evening with many of the customers being hotel guests. The restaurants
will be open to the public and locals will be familiar with the many parking options available in the
Village.

The last section in the table in 803.1 states “The Planning Board may, at its sole discretion, increase or
decrease the above parking requirements depending upon individual applicant circumstances. An
applicant requesting a deviation from the above standards must demonstrate to the satisfaction of the
Planning Board that the request is appropriate to the planned use.”

20 Central Street, LLC is well aware that its success is dependent on customers having access to their
new building along with their existing buildings and tenants. As such, they will utilize strategies such as
off-site parking for employees, valet parking, and shuttles for special events similar to other such
establishments in neighboring towns and cities that have vibrant Downtown and Village areas. Based on
the combination of the 45 spaces available at the approved off-site parking area, and the use of the 21
parking spaces available on site, we have met the parking requirement for the proposed project.

Surface Water Drainage

The majority of the surface water runoff will be from the roof. That runoff will be collected and
discharged to the existing stormwater systems in Central Street and the parking area to the south.

Existing Utilities

The project will not pose an unreasonable burden on existing utilities. See letters from Maine Water
and Rockport Sanitary.

Special Features of Development

Not applicable, there are no proposed storage areas, exposed machinery, installations, service areas,
truck loading areas, utility buildings or similar structures.

Exterior Lighting

The existing exterior lighting, in the parking area, is adequate for the proposed hotel. New entryway
lighting will be integrated in the architecture. See attached lighting plan.

Emergency Vehicle Access

The existing entrances/exits provide adequate and safe emergency vehicle access to the site. The
section of Main Street loading to the parking area is +19 feet wide with a sidewalk on the easterly side.

G&D



ROCKPORT HARBOR HOTEL SITE PLAN REVIEW PERFORMANCE STANDARDS

Municipal Services

The proposed development will not have an impact on the municipal services.

Water Quality

The proposed development will not have a negative impact on the water quality, as drainage is safely
handled and the use does not discharge any pollutants.

Air Quality

The proposed development will not have a negative impact on air quality, as the use does not have any
air emissions.

Water Supply

The building will be served by the public water supply, Maine Water Company. See attached letter.

G&D



	2. 18128 Submission List
	3. Signed Site Plan Review Application
	4. 18128 Cover Letter
	5. Site Plan Review Written Statement
	6. 18128 Performance Standards
	Building Elevations by Bayview Management, LLC.pdf
	Site Plan - Central Street Elevation
	Slide 1

	Site Plan - Parking Area Elevation
	Slide 1

	Site Plan - Lighting Plan
	Slide 1

	Site Plan - Lighting Plan II
	Slide 1

	Site Plan - North Elevation
	Slide 1

	Site Plan - West Elevation
	Slide 1

	Site Plan - South Elevation
	Slide 1

	Site Plan - East Elevation
	Slide 1





