February 12, 2020
Dear Ms. Everett,
I am writing this letter to express my concern for the planned hotel in Rockport village.

I grew up in Rockport and while I may not get to spend as much time back home as I would like, T am still
deeply invested in local issues such as this one. I must say, when I heard about this proposed hotel, I was
taken aback because I recall when Stuart Smith bought the property he claimed there would be no such
development there. It seems that Stuart Smith changes his mind a lot though - an initial 20 room plan
growing to 35 rooms is not insignificant. The true size did not really hitme until I found out that it is the
same size capacity as the Lord Camden Inn.

For me, Rockport and especially the harbor area represent the epitome of an idyllic place; untouched by
many of the sumnmer crowds that flock to the mid-coast. I was shocked to find out that the town was
ushering in this new project so hastily. I watched the live stream of the most recent Zoning Board of
Appeals and a number of things jumped out at me:

1. Kim Graffam’s conflict of interest was not a concern to anyone on the board.

2. There has been no traffic/impact study done.

3. Some of the numbers cited for traffic volumes in the village were four years old.
It does not seem that the town has fully considered all the variables at play, especially given the new
library opening back up (with a far greater footprint, driving more traffic into town).

When I come home, | enjoy going out in Camden and Rockland - shopping, eating, etc. But what 1 truly
look forward to is the tranquility of Rockport. I have traveled around the world and | always miss looking
up at the night sky and seeing all the stars. I love taking a solitary walk around Beauchamp Point and
admiring our beautiful harbor. Rockport is a respite, an oasis.

To me, even this new library feels like a huge deal and I was sad to hear that they turned the park across
the street into a pérking lot. T think towns like Rockport need to think carefully about how much change
they can really endure. That green space isn’t coming back and likewise the peaceful atmosphere we all
associate with our beloved town could also disappear with a steady stream of cars full of tourists.

This town shaped who I am today. I wasn’t born in Maine, but when people ask where I am from I
proudly tell them Rockport. There is a level of trust we place in our elected officials to carry out the
business of the town in a conscientious manner. I feel that at this time, the current proceedings do not
reflect a principled approach in governance. Right now I may be far away but rest assured I do care and I
am paying attention.

Thank you,

Kali Breheny



Bill Najpauer

e N— —
From: Bob & Jan Baldwin wiememimesrammsimmng
Sent; Wednesday, January 22, 2020 8:04 AM
To: Bill Najpauer; kathleen hackett; Ni Rong
Subject: Hotel

We have lived on Mechanic Street for over forty years, and have watched the town change in many ways during that
time. Seeing the revitalization of the downtown has been exciting and has enhanced the vitality of this sometimes
sleepy town. The addition of a boutique hotel does not comport with our vision of Rockport. We oppose erecting a
good sized boutique hotel which will totally block a wonderful view of the harbor, and which will not fit in with the
historic image of this town. Additionally, we oppose any development which adds to the growing exclusivity of this
Maine town. We need businesses that cater to all citizens of all walks of life.

Janand Bob Baldwin

Sent from my iPad



Bill Na'!Eauer
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From: Kenneth Gauli rem S
Sent: Monday, January 20, 2020 11:53 AM
To: Bili Najpauer

Subject: PROTECTING WHAT WE HAVE

Sir~

| write as a summer resident of Rockport for the past 48 years who has witnessed many changes to our
town in that time. Mast recently the operations of two restaurants have enfivened Central St. while, at the same time,
creating a good deal of congestion with parked cars on the narrow and curving street. Do we really want a hotel to add
to that congestion? Rockport, as it is at present, isan excellent example of what the Maine coast has to offer o
tourism. But | would encourage our town governing board to consider carefully this fact of life: We don’t really
appreciate what we have until we've lost it.

' " Not only should we deny the current petition for valet parking but we should also reserve the right to
approve the hotel’s design, Stuart Smith has shown us what he is capable of with his hotel on Bay View St. in Camden —
a witless rehab of 2 traditional Maine coast building that now sports New Orleans-style wrought iron balconies. Please '
do your duty to halt the desecration of our beloved and much envied town center.

Thank you,
Ken Gaulin
Sea Street, Rockport



Bill Nalpauer
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From: clare tully gewskyihokminiy
sent: . Monday, January 20, 2020 5:32 PM
To: Bill Najpauer

Cc clare tully

Subject: Zoning Board of Appeals Letter
Bill,

I hope you had a great holiday weekend. Please forward my email below to the
Zoning Board of Appeals member at your earliest convenience, as their meeting is
taking place on Wednesday. Please also forward it to the Planning Board, the Select
Board, the Camden-Rockport Pathway Committee and the Harbor Committee.
Thanks so much, Bill.

Best,

Clare

31 Main Street
Rockport, Maine 04856

January 20, 2020
Dear Zoning Board of Appeals Members,

T am writing as a longtime resident of Rockport Village to express concerns
regarding the impact that Stuart Smith’s proposed five story 35-room hotel with two
restaurants, including an open rooftop bar, will have on parking, safety, and traffic
levels for Rockport residents, as well as its beautiful historic architecture. Stuart’s
proposed 35-room hotel for Rockport appears to be based on his 21-room luxury
boutique hotel, 16 Bay View in Camden, which also has a large rooftop bar and an
exterior design which features private balconies for its guest rooms which overlook
the street or Camden Harbor. With its proposed 35-rooms, however, Stuart’s luxury
boutique hotel for Rockport will be sixty percent larger than 16 Bay View in

Camden.
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Numerous Rockport residents are concerned that the Town is moving too quickly to
approve Stuart’s application for his 35-room hotel, without undertaking appropriate
due diligence such as an independent third-party traffic and parking survey by a
qualified traffic planner and engineer, in order to properly evaluate and address
these significant issues. The pre-application for Stuart’s hotel was first heard by the
Planning Board on October 24, 2019 and the first heating on the actual application
was on November 21, 2019. The fact that these hearings began occurring in the off
season and around the holidays means that many Rockport residents, including full-
time and summer residents alike, are not even familiar with the Smith hotel, let
alone its potential permanent adverse impact on our beloved Rockport Village.

Now a critically important Zoning Board of Appeals meeting for Stuart’s requested
variance to the parking ordinance - which is the only significant obstacle standing
in the way of a Planning Board vote to approve his application as currently
configured - is taking place on January 22, 2020, just two days after the long
Martin Luther King holiday weekend. The Town’s office was closed for the
holiday, which means its employees and elected officials were not available to
answer important additional questions from concerned residents until Tuesday,
January 21, 2020, just one business day prior to the Zoning Board’s meeting. In
addition, residents who were trying to reach their Town officials and employees via
email to document their concerns had their emails rejected by the Town’s faulty
email system, simply because they contained Word document attachments.

I and most other Rockport residents are not opposed to the Smith hotel in principle,
just its current proposed size and potential adverse impacts, primarily on patking,
traffic, and pedestrian safety, but also on Rockport’s iconic historic architecture and
beautiful quiet Harbor. Fire safety and sewage are additional concerns given the
hotel’s proposed 5 stories and 35 rooms.

I am friendly with Stuart and admire his entrepreneurial skills, civic confributions,
and philanthropy. I also appreciate Nina June, 18 Cenfral Oyster Bar and Grill, and
Seafolk, of which he is the landlord. These three new restaurants have brought
valuable tourist doliars to Rockport, garnered national press coverage and enlivened
the downtown year-round. Seafolk in particular has become a favorite local
hangout.



These 3 existing restaurants, however, already lack the off-street parking and

loading spaces required under the Town’s parking ordinance, which is 1 parking

space for each 3 restaurant seats. Consequently, these 3 restaurants have already

strained the Village’s limited public parking spots, especially during the summer - -
season when both local area residents and tourists patronize them in large numbers.

Every parking spot on both sides of Central Street often is filled duting the summer,

along with many of the other public parking spaces within reasonable walking

distance of the restaurants on Main Street, Russell Street, and lower Union Street.

For this reason, many Rockport residents would disagree with Stuart’s statement at
one hearing that he “never has a problem finding a place to park, even in

summer”. The 2004 “Rockport Comprehensive Plan” noted that “this area suffers
from inadequate parking at certain times of day, in “high seasons’, and during
certain public events”. Sixteen years later, it is now harder than ever to find parking
in the Village especially in the summer. Yet the Town still has not undertaken an
independent third-party traffic and parking study by a qualified traffic planner and
engineer, to help evaluate and plan adequate public parking for its residents. This is
part of the reason why the parking issue became so contentious for the new library
project. Most Rockport residents do not live in or near walking distance of the
Village and have to rely on public parking when they drive there to go to the
library, events at the Rockport Opera House, Rockport Marine Park, the restaurants,
etc.

The Planning Board wisely decided not to waive the parking ordinance for Stuart’s
proposed 35-room hotel as it did for the 3 existing restaurants, after Rockport
residents raised significant concerns about parking for the hotel at the public
hearings. Although Stuart already owns the parking lot behind the proposed hotel,
he does not have enough spaces there to comply with the parking ordinance for his
hotel and restaurant project in its currently proposed size. A 35-room hotel will
require 37 spaces — 1 for each of the 35 proposed rooms, plus 2 extra - in addition to
the 28 spaces required for the hotel’s two restaurants, for a total of about 65 spaces.

To get around the on-site parking requirement for his large project, Stuart has

applied to the Zoning Board of Appeals for a variance to the ordinance which —
permits the use of remote parking when “off-street parking cannot be provided on

the same lot” (emphasis added). But Stuart already has about 50 parking spaces on

the lot he owns behind his proposed hotel. Stuart could reduce the size and scope of

this project so it becomes closer to the size of 16 Bay View, and then he would have
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enough on-site spaces. Instead, he wants to increase his profit margins by building
more rooms than he has spaces. The Zoning Board should not let Stuart exploit the
ordinance’s exception for this purpose, as this contravenes its intent. Zoning must
serve the broader interests of the neighborhood and the community at large.

Even if the Zoning Board decides that Stuart’s proposed 35-room project should be
considered for a parking variance, by proposing to use his parking lot at Maine
Street Meats for this purpose, Stuart fails to meet a key requirement. Maine Street
Meats is located three quarters of a mile away from the proposed hotel which means
that it would not be “located within a reasonable distance” as required by the
ordinance. Furthermore, operating a valet parking setvice across almost a mile of
Village streets, instead of containing this activity at or proximate to the hotel’s site,
would spread the impacts of this commercial activity across multiple residential
neighborhoods. Under Stuart’s requested parking variance, valets will drive guests’
cars up from the back of the hotel, across Central and Main Street, and up the entire
length of Pascal Avenue.

Numerous Rockport residents have expressed serious safety concerns over
introducing a valet service across these streets, which already serve as a year-round
Route 1 bypass for Camden for both private and commercial vehicles, in order to
avoid the stop sign near the Stop N Go. The traffic congestion along this shortcut
through Rockport Village to Camden dramatically increases during the summer
months. The stretch of the road that spans from the confusing traffic island (dubbed
“malfunction junction”) near the library, and across Central and Main Streets down
to the bridge, already poses safety risks for motorists, pedestrians and cyclists. Its
hilly and curving nature creates poor sight lines for drivers as they approach the two
pedestrian crosswalks on Central. Out of town drivers tend to be unfamiliar with
both this challenging stretch of road and its 25 mile per hour speed limit. Nearby
residents frequently complain about vehicles speeding through their neighborhoods.
Double parking on Central Street by large commercial vehicles, such as the delivery
trucks which service the existing three restaurants year-round and the seasonal tour
buses that idle on Central Street as they offload passengers, further obscures
drivers’ views of other drivers, pedestrians and cyclists.

The Rockport Police Department reported to the Planning Board that two car
crashes already have occurred at the corner of Central and Main Streets, due to
the blind corner at the top of the steep hill up from the Harbor. Stuart’s proposed

valets {possibly some of the 25 students he plans to hire each summer) will have to
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continuously make left turns from that same dangerous corner, in unfamiliar guest
cars no less, as they drive the cars back to Main Street Meats. They will probably
be in a hurry as guests expect valets to deliver their cars quickly, especially if they
want to earn good tips. There would likely be multiple valet runs for many of the
hotel’s guests, as they reclaim their cars to drive to camden, Rockland, etc. during
their hotel stays.

The steep hill at the end of Main Street is already used by private and commercial
traffic for Rockport Marine, Rockport Boat Club, Rockport Marine Park,
commercial fishermen and many pedestrians, cyclists, and children. Planning
Board Chair Joe Sternowski has expressed concerns about also routing delivery
trucks for Stuart’s hotel up and down this hill, noting, “ Main Street, which goes
past Nina June and down to the harbor and accesses both the harbor parking and
the boat club, that’s pretty narrow there, and that’s really not passable even by
two cars let alone a car and a truck. | don’t know what the solution is but it would
seemn that that would need to be addressed somehow”.

In addition to the safety risks, the Town’s employees have no previous experience
overseeing a remote parking service, let alone a commercial one of this size and
frequency, spanning almost a mile of Village streets. According to Town
employees, it would not be their responsibility to monitor this operation, it would
be Stuart’s, which is obviously problematic. If the Zoning Board actually approves
Stuart’s ill-advised valet parking scheme in order to pave the way for his 35-room
hotel, the Town could not later withdraw permission for it when all or most of the
above expressed resident concerns predictably arise. Rockport residents and our
beloved Viliage will be stuck with remote valet parking permanently, as Stuart will
have relied on it to build his hotel.

Finally, in the absence of a comprehensive parking study and plan, before taking a
final vote to approve Stuart’s proposed hotel as currently configured, the Town also
should cteate permit parking for public parking spaces that are already dedicated or
promised for residents’ use. This will help ensure that these spaces are not used by
Stuart’s hotel guests or his 15 to 20 employees (40 to 45 in the summer). Due to the
historic nature of some homes in the Village, which were built next to carriage
roads almost two centuries ago, some homeowners like I do not have any on-site
parking., We must rely exclusively on public spaces to park near our own homes. If
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the Town does not require Stuart to establish the number of on-site spaces specified
by the ordinance, then his guests and employees will use the limited number of
public spaces that currently have no two hour or overnight limit. Indeed, the spots
next to my house, which my family and guests have relied on for years, have
already been counted by the Town as being available for Stuart’s hotel.

Some of the same parking spots which were promised to Rockport residents for the
new library, and on which we relied when voting in favor of the bond and/or
making personal donations, also are being counted by the Town as spots which will
be available for Stuart’s hotel. Other parking spots for longstanding existing uses at
the Harbor are also being double counted. Residential streets very close to the hotel
like Mechanic Street are also at risk for being used by Stuart’s guests for parking.

| urge the Town to carefully address and study the parking and traffic concerns
residents have raised about the Smith hotel by engaging an independent qualified
third party to study and advise the Town how to successfully address the many
parking and traffic issues. In light of these concerns, | would respectfully request
that the Zoning Board of Appeals not approve the parking variance sought by
Stuart for his hotel development, as currently proposed and configured. | am
confident a solution can be reached that will allow Stuart to build and operate his
hotel in a manner that better fits the letter and intent of the Town’s parking and
other ordinances; safeguards residents’ existing parking; protects pedestrian and
driver safety; and preserves Rockport Village’s beloved historic architecture and

sense of place. Thank you for your consideration.

Sincerely,

Clare Tully



_B;lll Najpauer
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From: Deborah Weisgall eule@miummoms
Sent: Monday, January 20, 2020 9:20 PM
To: Bill Najpauer

Subject: Letter to Zoning Board

Dear Bili:

Could you please forward this letter to the members of the Zoning Board of Appeals and the Planning Board as s00n as
possible. Could you also forward a copy to the Select Board.

Thank you very much.
Deborah Weisgall Wilder

To the members of the Zoning Board of Appeals and the Planning Board:
] am writing about the proposed hotel and restaurants and bar on Central Street in Rockport.

My husband and | have had a house on Amsbury Hill in Rockport for more than twenty years, my mother has
lived on Amsbury Hill for thirty years, and my mother-in-law has lived on Amsbury Hill for forty years. But until
two days ago, | knew nothing about the plans for a 35-room hotel and restaurants and bars, or the proposed
solution to the parking issues that this project will exacerbate.

" Parking has been a sore issue for the town for as long as anyone can remember. Lack of parking was one of
the reasons that the Center for Maine Contemporary Art left Rockport. One iteration of plans for the Rockport
Library was voted down, in part because it did not provide enough parking to satisfy the residents of the town.
But there has been no objective and thorough review of the impact that a hotel and two restaurants and a bar
will have cn a short street whose capacity is already maxed out by the two existing restaurants and the coffee
shop, not to mention the additional cars and traffic whenever there is an event at the Rockport Opera House
or at Marine Park.

| am not familiar with all the details of the proposed solution: as| understand, it involves using the parking
spaces just above Rockport Marine, spaces that are already full several nights a week during the summer, on a
narrow road that feeds into another stegp and narrow road onto Central Street, That is one issue; the roads in
and out of Rockport are another. | also understand that the hotel developer is requesting a variance from the
parking ordinance because he does not have the required number of on-site parking spaces and wants the
town to approve remote valet parking for hotel and restaurant guests. In other words, cars will be ferried from
that narrow road above Rockport Marine, down Central Street and the Goose River Bridge and along Pascal
Ave to the Maine Street Meats parking lot at the corner of Route 1 and Pascal Ave.

pascal Avenue, Central Street, and Union Street are extremely busy and overused already. They are the cutoff
to Camden, the way to avoid the stop sign in front of the Stop and Go. We ait use it. And I can tell you, because
our house is above Pascal Ave., that traffic—cars and smaller trucks and trailer trucks and construction
vehicles—begins in earnest at 5:30 am and continues well into the evening. The noise is impressive. We wear
earplugs to sleep. Despite periodic protests from the many people who live on Pascal Ave. and in the center of
Rockport, nothing has be done to keep heavy trucks and many cars offthose roads. 50 the cars from the
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hotels and restaurants and bar will add to what is already a large number of vehicles speeding down Pascal
Ave,, rumbling over the Goose River Bridge and cruising up the curving hill through the center of town, which
is already often clogged with service trucks, pedestrians, and bicyclists.

| walk on these streets every day; the traffic, even in the middle of winter, is impressive. In the summer, it is
sometimes worth your life to cross the street. It seems that it Is only prudent to reevaluate the size of the
hotel and the need for mare parking places and accommodations for increased traffic before any kinds of
permissions can be issued. | am also concerned that this project is moving ahead so guickly and quietly,
without many opportunities for public review. This is a building that is going to transform the heart of the
town. The least we can do, as responsible citizens, is to understand its implications and make sure that it is the
best way to preserve our very beautiful community for the future,

Thank you.
Deborah Weisgatl Wilder



Bill Naieauer

From: Neal Parker QE TN
Sent: Tuesday, January 21, 2020 8:07 AM
To: Bill Najpauer

Subject: Hotel

Dear Members of the Planning Board, please don't allow the new hotel {o be built. If you want to
witness the lack of imagination in how out of scale a building can be just look to the new library.
It's appalling, For now I won't bring up the issue of parking and general congestion. Who does the
new hotel help anyway? What does it do to improve life for the people of Rockport? Do the Smiths
need another monument to themselves? Not at the cost of my home!

Captain Neal Parker
Rockport, Maine
www.mainecoastsail.com




Bill Naieauer ‘
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From: Mary Chatfield

Sent: Tuesday, January 21, 2020 9:45 AM —
Te: Bill Najpauer _

Subject: The projected hotel and parking

Dear Bill,

I just learned of the plans for a hotel and shuttle parking at the most crowded and dangerous intersection in the Town. It
seems very hasty, especially to have a meeting in the dead of winter when many residents are away.As someone who
has been a resident of Rockport since 1966, when | married Charlie, | have watched the Tonw center change and
hecome more lively and more open to change. Having restaurants right there has given plenty of pleasure and plenty of
traffic, and made the intersection of Main and Union quite dangerous, as food truck park any which way and patrons of
restaurants seem to feel the street is a pedestrian walk-way. | strongly urge you to delay and permit-gfranting until
there has been a thorough study of parking in that area and of traffic at that intersection and up the hill frdom it.

| love the Town and am happy to see it prosper, but not at the expense of civility and community.
Thank you for hearing me out and please pass this email on to members of the two boards considering this issue.

Warmest wishes,
Polly Chatfield
Mary P. Chatfield
80 Hayfield Way,
Rackport, ME



Bill Na'leauer

From: Ponna Parratt et
Sent: Tuesday, January 21, 2020 2:02 PM

To: Bill Najpauer

Subject: Stuart Smith's hotel proposal

January 21,2020

Dear Rockpoit Planning Board Members:

| am writing as a part-time resident of Rockport and as the owner of the former Baptist church at 86 Pascal Avenue, now
known as Pascal Hall, | am concerned about the impact Stuart Smith’s proposed hotel will have on traffic, parking and
noise in the village. | have owned in Rockport for approximately ten years, during which time traffic has increased
markedly on Pascal Ave,

| don’t oppose Mr. Smith's wish to develop the empty ot as a hotel but the significant lack of adequate parking is
troubling, especially in light of the new library now under construction. During the summer months, we ali know how
challenging it can be to find parking, especially in the evening.

As a part-time resident, | don’t wish to discourage anything that detracts from the vibrancy and financial health of our
lovely village, but | do hope the parking and traffic issues will be addressed before approving Mr. Smith’s proposal.

With regards,
Donna Parratt

86 Pascal Ave
Rockport, ME 04856

Donna Partatt
dp Projects LLC

www.donnaparratt.com
www.pascathall.com



Bill Najpauer ;
From: Nancy Webb GERNRm—m—

Sent: Tuesday, January 2_:1, 2020 7.30 PM
To: Bifl Najpauer
Subject: Parking for Rockport harbor hotal

We are writing to express our concerns of the proposed 35 room hotel ang all it brings with it. The largest of those is
safety for residents and guests of the town. There is not enough parking for the existing businesses and venugs. We live
on School street and often pecple have to park up by us for an opera house or town event. The sireets become narrow
with the on street parking and have become hazardous for cyclists, motorists and pedestrians.

The proposed off site parking with valet service will pose an additional hazard with cars pulling up to the building to on
and off load guests. And where do employees park?

We are wondering why the magnitude of scale? Rockport is a quaint working village and there it’s beauty lies. Why not
scale down this project?

Thank you

Nancy Webb & Michael Morse

Sent fram my iPhone



To the Zoning Board of Appeals:

Asa resident of Rockport, I would like to express objection to the proposed Hotel at
20 Central Street in Rockport.

I'am particularly concerned about parking and traffic congestion. The village area
simply does not have enough parking capacity for the proposed hotel, and neither

“can the town accommodate the increased traffic that a hotel of that size will bring.
The hotel, restaurant and bar will draw more cars and people to town, over
burdening the single-lane street and making it inconvenient and even dangerous for
residents and indeed all pedestrians. The outlined off site parking plan is both
inconvenient and a completely foreign concept to Mid-Coast Maine. In all likelthood,
hotel guests will try to find parking near the hotel, and evenif they don't, the shuttle
service will create more congestion and confusion for all visitors and patrons of the
various restaurants and shops.

The other three restaurants currently in Rockport, Nina June, 18 Central and Sea.
Folk will also still need parking (Sea Folk only during the day}. At present,ona
sumumer's night there is a substantial amount of competition for the existing parking
spaces in town by customers of those two restaurants alone. Will the off site parking
be available for those restaurants and the other businesses in town also? What
about the Opera House? Will the shuttle run 27/77

Overall, my view is that this is an absurd proposal that will completely alter the
peaceful nature of Rockport’s downtown.

Thank you,

Judy Bonzi

38 Mechanic Street
Rockport



Sir ~

[ write as a summer resident of Rockport for the past 48 years who has witnessed
many changes to our town in that time. Most recently the operations of two restaurants have
enlivened Central St. while, at the same time, creating a good deal of congestion with parked cars on
the narrow and curving street. Do we really want a hotel to add to that congestion? Rockport, as it
is at present, is an excellent example of what the Maine coast has to offer to tourism. But I would
encourage our town governing board to consider carefully this fact of life;: We don’t really
appreciate what we have until we've lost it.

Not only should we deny the current petition for valet parking but we should also
reserve the right to approve the hotel’s design. Stuart Smith has shown us what he is capable of
with his hotel on Bay View St. in Camden — a witless rehab of a traditional Maine coast building
that now sports New Orleans-style wrought iron balconies. Please do your duty to halt the
desecration of our beloved and much envied town center.

Thank you,
Ken Gaulin
Sea Street, Rockport



