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Town of Kittery 1 
Planning Board Meeting 2 

June 8, 2023 3 

ITEM 3 – 85 Route 1 Bypass – Hotel Site Plan – Sketch Plan Review 4 
Action: Accept or deny application, Approve or deny concept plan.  5 

Proposal: Demolish the site of a previously existing hotel and redevelop the parcel with a new 107 room, 6 
4-story hotel. 7 
Location: 85 Route 1 Bypass, Map 7 Lot 26 8 
Zoning District: C-3, Bypass/Old Post Road Commercial Zone 9 
Owner(s): Kamlesh Patel 10 
Agent(s): Ian MacKinnon 11 

PROCESS SUMMARY  12 

REQ’D ACTION COMMENTS STATUS 
YES Sketch Plan Acceptance/Approval Scheduled for June 8, 2023 Meeting Pending 

YES Preliminary Plan Review 
Completeness/Acceptance   

YES Site Visit   
YES Public Hearing Required for Preliminary Site Plan or 

Subdivision Approval  
YES Preliminary Plan Approval   
YES Final Plan Review and Decision   
Applicant:  Prior to the signing of the approved Plan any Conditions of Approval related to the Findings of Fact along with 

waivers and variances (by the BOA) must be placed on the Final Plan and, when applicable, recorded at the York County 
Registry of Deeds.  PLACE THE MAP AND LOT NUMBER IN 1/4” HIGH LETTERS AT LOWER RIGHT BORDER OF 
ALL PLAN SHEETS.   As per Section 16.4.4.L - Grading/Construction Final Plan Required. - Grading or construction of roads, 

grading of land or lots, or construction of buildings is prohibited until the original copy of the approved final plan endorsed has been 
duly recorded in the York County registry of deeds when applicable. 

 13 
OTHER PERMITS REQUIRED  14 
• Wetland delineation study. 15 
• DOT Traffic movement pattern. 16 
• State Fire Marshal NFPA #13 fire protection system approval 17 
• DEP construction permitting and site review. 18 
 19 

PROJECT INTRODUCTION 20 
 21 
This is a conceptual review for a new 107-room hotel on the property of 85 Route 1, to be built within the 22 
former building footprint of a previously existing hotel. The property is between the US Route 1 bypass 23 
and Ranger Drive, near the Maine Turnpike, and is located squarely in the C3 zone. Although there are no 24 
identified shoreland overlay zones, wetlands have been identified on most of the parcel, and adjacent 25 
properties to the west of the proposed development site have been zoned for Conservation. The wetlands 26 
abut the current development to the north and east and are of a large enough size to trigger setbacks per 27 
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§16.5.30. The current parking lot’s proximity to abutting wetlands makes the property legally non-28 
conforming. 29 

A pre-existing outdoor swimming pool would be removed, and a parking lot containing 110 spaces would 30 
be provided. The proposed development would move paved parking further from the resource and plant a 31 
20’ vegetative buffer to create a dense thicket between the parking lot and the resource. The applicant 32 
provided the required conceptual plan and narrative information, with development review notes listed 33 
below.  34 

APPLICATION & PLAN REVIEW 35 
 36 
Staff reviewed the submitted application and plan and have the following comments: 37 

16.4.21 C-3 ZONING DISTRICT REGULATIONS 38 
1. The proposal complies with dimensional standards. Building footprint on the sketch plan is not 39 

completely accurate, as it does not count the sq ft. of the covered parking structure at the entrance of 40 
the proposed hotel. Staff advised the developer to re-calculate this before the preliminary application, 41 
but the error does not put the property at risk of exceeding the 70% impervious surface maximum. 42 

2. The plan proposes parking spaces of 18’ in length, which is below the 19’ requirement set in 43 
§16.4.21.E.3.(a). 44 

16.5.10 ESSENTIAL SERVICES 45 
1. Public water and sewer utilities are available to serve the proposed project. The applicant was advised 46 

to confirm current capacity with the Kittery Water District and Town wastewater department, as local 47 
water and wastewater facilities may require upgrades to enable the new development. 48 

2. The sketch of the existing development notates a “possible sewer station” on the northeastern edge of 49 
the parking lot, which does not appear on the proposed plan. Staff suggest inquiring as to whether this 50 
possible station was built and why it was included in the existing plans. 51 

16.5.25 SPRINKLER SYSTEMS 52 
1. Automatic sprinkler systems are required in all areas of new hotel buildings. Staff advised the applicant 53 

this would be required under a covered parking structure at the entrance as well. Approval will be 54 
determined by the state fire marshal and require the NFPA #13 standard of design.  55 

16.5.27 STREETS 56 
1. Access to the site would be provided through the existing right of way on US Route 1 bypass. Staff 57 

advised the applicant to contact DOT regarding whether a traffic movement pattern would be required 58 
along the right of way. 59 

2. The applicant is currently in talks with DOT to determine curb cut requirements. Staff advised the 60 
applicant to keep the town public works department informed of any updates. 61 

16.5.30 WETLAND SETBACKS 62 
1. The proposed building is outside of the 100-foot setback requirement for structures adjacent to 63 

significantly sized wetlands. By maintaining existing wetlands, the property will also meet open space 64 
requirements. 65 

2. The existing paved parking lot is within the 75-foot setback requirement for parking surfaces. The 66 
proposed new parking lot would reduce non-conformity by moving the pavement away from the 67 
resource.  68 

3. The applicant is in the process of a wetland delineation study and was advised to determine if the 69 
wetlands contain any ecosystems of special significance or potential vernal pool sites. 70 
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4. The plan notates an existing area of approximately 5.06 acres. Town assessor data shows the total is 71 

closer to approximately 7 acres.  72 

DISCUSSION, NEXT STEPS, AND RECOMMENDATIONS 73 
 74 

After review, staff suggest moving to continue to allow the Board to consider the sketch plan. The sketch 75 
plan appears to conform with the Town code, and the applicant is in the process of providing reports to 76 
ensure protection of identified natural resources. The information currently provided appears sufficient to 77 
allow the project to move forward. 78 

RECOMMENDED MOTIONS 79 
The sketch plan review is an opportunity to consider a concept, ask questions, and make specific 80 
suggestions to the applicant. 81 

Motion to continue the application 82 

Move to continue review of the sketch plan by Ian McKinnon, for owner Kamlesh Patel, who proposes to 83 
develop a new 107 room, 4-story hotel on a pre-existing site on the property located at the address of 85 84 
Route 1 Bypass, Tax Map 7, Lot 26, in the Commercial-3 (C-3) zone. 85 

Motion to accept the application as complete 86 

Move to accept the sketch plan by Ian McKinnon, for owner Kamlesh Patel, who proposes to develop a 87 
new 107 room, 4-story hotel on a pre-existing site on the property located at the address of 85 Route 1 88 
Bypass, Tax Map 7, Lot 26, in the Commercial-3 (C-3) zone. 89 
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1. THE INTENT OF THIS PLAN IS TO SHOW THE PROPOSED REDEVELOPMENT OF KITTERY TAX MAP 7, LOT THE INTENT OF THIS PLAN IS TO SHOW THE PROPOSED REDEVELOPMENT OF KITTERY TAX MAP 7, LOT 26. THE EXISTING HOTEL WILL BE DEMOLISHED AND REPLACED WITH A NEW 107-ROOM, 4-STORY HOTEL. 2. ZONING DISTRICT: COMMERCIAL-3 (C-3) ZONING DISTRICT: COMMERCIAL-3 (C-3) LOT AREA MINIMUM = 40,000 SF LOT FRONTAGE MINIMUM = 150' BUILDING SETBACKS:    MAX. FRONT SETBACK = 15' MIN. SIDE SETBACK = 10' MIN. REAR SETBACK = 10' WETLAND SETBACK = 100' MAX. BUILDING HEIGHT = 40' MAX. LOT COVERAGE = 70% 3. THE PROJECT FALLS WITHIN THE RESOURCE PROTECTION OVERLAY ZONE: WETLAND AREA OF 2 OR MORE THE PROJECT FALLS WITHIN THE RESOURCE PROTECTION OVERLAY ZONE: WETLAND AREA OF 2 OR MORE CONTIGOUS ACRES. EXISTING WETLAND AREA = 5.06± AC4. ADDITIONAL CONSULTATION IS NEEDED WITH THE TOWN STAFF TO DETERMINE IF THE PROJECT FALLS ADDITIONAL CONSULTATION IS NEEDED WITH THE TOWN STAFF TO DETERMINE IF THE PROJECT FALLS WITHIN THE SHORELAND OVERLAY ZONE DUE TO THE PRESENCE OF A SEASONAL/INTERMITENT STREAM. 
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