












Response to Planning Board Questions regarding zoning request for hotel in the MU-KF zone 

August 10, 2017 

 

1. How would hotels not impact the character, scale and residential community in the Foreside? 

The Kittery Zoning Ordinance (the “Ordinance”) dictates the character and scale for development in 
the Kittery Foreside area. Any new construction or change to existing buildings must conform to the 
rules regarding lot size, parking, building dimensions and setbacks, etc. Any hotel in the Foreside Zone 
is no exception – the future development of such hotels would be dictated by the same sets of criteria, 
and would be subject to the same level of review as any other development would be. As such, the 
addition of hotels as an allowable use within the Foreside Zone does not prevent the Town from 
ensuring future compatibility of such developments with the surrounding neighborhood.  

With the revitalization that Kittery Foreside is going through, Kittery Foreside residents are 
experiencing the growth and energy brought into this community by emerging creative local businesses 
and events. Yet while hotels can serve these would-be visitors, they may also serve other populations, 
including would be visitors and business travelers involved with the adjacent Portsmouth Naval 
Shipyard. Together, these purposes allow the addition of hotels to the Foreside Zone to both provide 
additional, much-needed accommodation options within Kittery’s bustling downtown, while adding to 
the already vibrant character of the surrounding neighborhood.  

Exhibit 1 & 2 show the Kittery Land Use Ordinance Regulations regarding the Mixed Use KF Zone 
and Shoreland Overlay areas that protects the character and scale of Kittery Foreside. 

 

Exhibit 1 Kittery Land Use Ordinance Regulations - Mixed Use Kittery-Foreside District 

 

 



Exhibit 2 Kittery Land Use Ordinance Regulations - Shoreland Overlay Zone 

 

 

 

Inns are already an allowed use within the Kittery Foreside Zone. The Ordinance defines as Inn as 
“a commercial place of lodging which contains a dwelling unit occupied by an owner or resident 
manager, which has twelve (12) or fewer guest rooms, and may include a restaurant which also serves 
non-guests.” Thus, the Ordinance already allows commercial lodgings within the Foreside Zone, 
without detrimentally affecting the character of the area.. Though larger than twelve guest rooms, the 
proposed hotel is still small and thus in keeping with the character of the zone.  

 



 
 

2. How would a hotel benefit the character of the Foreside? 

According to the Revitalization Strategy for the Kittery Foreside District, the Kittery Foreside district 
has a compact physical layout with an attractive village setting (Exhibit 3). 

Exhibit 3 Assets of Kittery Foreside District,  
The Revitalization Strategy for the Kittery Foreside District, 1997 

 

Further, hotels are common in mixed-use zones across the country, and its addition to the Foreside 
Zone would add needed variety to an already vibrant mixed-use district. Kittery is experiencing a 
downtown renaissance, with the community becoming livelier, and the breadth and variety of local 
businesses expanding, particularly within the Foreside area. With this influx of people comes the need 
for additional accommodations, particularly accommodations adjacent to existing businesses, 
restaurants, and attractions. A hotel in the Foreside zone can offer more dwelling options for residents’ 
visiting family and friends, people doing business in the shipyard or with other local commercial 
businesses. It can also bring in more vitality to local businesses and streets by increasing the daily 
walking traffic.  

Under existing conditions, the addition of a Hotel can only be adapted from existing property, 
therefore any changes will need to follow the existing character of Foreside, only to make it better in 
terms of condition and safety. The developers will introduce architectural design that enhances the 
overall community experience and maintains Foreside’s character and tradition.  

By providing convenient and professionally managed accommodation options in Foreside, walking 
around Downtown Kittery and to Portsmouth Naval Shipyard (“PNSY”) will be encouraged and 
therefore relieve some pressure from automobile through-traffic. Foreside’s charm as a walkable 
riverfront community will be enhanced. 

 

 

3. How is 35-room hotel substantiated? 

PNSY employs 4,000-4,500 employees and the count of daily traffic in and out of PNSY is almost 
2,000. It is an inevitable factor when discussing the demand of Kittery accommodation.  



Typically, the number of rooms in a small Hotel ranges from 10-50, and a standard Hotel would have 
more than 50 guest rooms, while a large Hotel will have 100+. The definition of “Boutique Hotel” is: 
“a small hotel which typically has between 10 and 50 rooms in unique settings with upscale 
accommodations”.  

Currently, there is no accommodation option on PNSY island and only a couple of inns and hotels 
outside of Kittery Foreside. With consideration of the demand and community of Kittery, a small hotel 
that conforms with the cultural character of Foreside will be a beneficial add-on for the growth of the 
community. 35 rooms will satisfy the demand with some flexibility, provide enough scale for hotel 
management to operate professionally and to offer high-quality service to guests without compromising 
the local residential community.  

 

 

4. How does the current traffic condition of foreside support hotels? 

Simply put, allowing a hotel within the Foreside Zone will have a marginal, if any effect on traffic 
within the area. According evidence presented to the Kittery Foreside Transportation Study Working 
Groupon May 3, 2017, shipyard workers often park for convenience and thus park off-yard. 90% of 
cars are single occupant, 8% 2 occupants, and 2% 3+ occupants. 1,830 cars enter the PNSY in AM and 
90 leave in AM. 1,550 cars leave in PM and 290 enter in PM. Typical Foreside peak hours are 7:30-
8:30 AM and 4:30-5:30 PM with regular traffic volumes and shipyard peak hours are 5:00-6:00 AM & 
3:00-4:00 PM. While these numbers are certainly substantial, the addition of a hotel will produce a 
negligible effect on these existing conditions. A maximum of 35 cars from outside Foreside which is 
very unlikely to happen is only adding a marginal difference to the thousands of cars in and out of 
Foreside every day. 

Further, providing hotel accommodations in the Foreside, particularly to those business travelers who 
utilize PNSY has the potential to greatly reduce existing traffic problems, but providing a close 
walkable accommodation option.  

 

 

5. How many other land parcels within the Foreside could be utilized to construct a similar scale 
hotel? 

Finally, the lack of existing buildable lots in the Foreside Zone should reduce the Board’s concern 
about widespread hotel proliferation. Referring to the GIS printout of the Foreside District (in green) 
in Exhibit 4, the red-circled parcels are the vacant parcels that could potentially be used for new 
development.  However, one of the lots is owned by the State, the other lot is publicly owned and is 
saturated with unbuildable wetland. Further, due to the 5,000 square foot minimum lot size within the 
Foreside Zone, most existing built parcels are too small to qualify for the necessary change of use 
approval. Given these existing conditions, the potential for numerous, similarly-scaled hotels within 
the Foreside Zone is nearly non-existent.  



Exhibit 4 GIS Printout of Kittery ME 

 

 

6. How many rooms are being leased in the method of Airbnb and accessory dwellings? 

An average of 20-25 active listings and accessory dwellings can be found at a single time point in 
Kittery Foreside. 85% of these listings are for an entire dwelling with at least 2 bedrooms. 

 

 

7. How does the addition of a hotel use relate to the purpose of the zone as it is described in the 
code? 

The Kittery Zoning Ordinance defines the purpose of the Foreside Zone as follows: 

“To provide business, service, and community functions within the Mixed Use - Kittery Foreside 
zone and to provide a mix of housing opportunities in the historic urbanized center of the community 
and to allow for use patterns which recognize the densely built-up character of the zone and the 



limitations for providing off-street parking. Design review is used to facilitate the revitalization of 
downtown Kittery Foreside as a neighborhood center, while promoting economic development of 
service businesses and walk-in shopping as well as respecting the zone’s historic and residential 
character.” 

A small boutique hotel fits this purpose for two reasons. First, because this building, as well as those 
within much of the Foreside, has consistently been utilized for business purposes, including as a hotel, 
and has done while remaining consistent with the building’s original design and use, the creation of a 
hotel within the Foreside Zone is consistent with the historical nature of the neighborhood. Second, as 
has been explained above, adding accommodations to the Foreside will house would-be patrons of area 
businesses, and promote the continued revitalization of the area by promoting walkable options for 
interested patrons. Both of these objectives fit squarely within the intended purpose of the Foreside 
Zone as clearly laid out by the Ordinance.   

Additionally, according to Kittery Design Handbook, Kittery’s characteristic buildings reflect an 
historic past that is closely linked to its seacoast heritage. A Hotel in accordance with the Design 
Handbook will convey the historical heritage of Kittery to visitors through architectural design and 
interior renovation. It can also exhibit pictures and collections to share Kittery’s rich history and 
tradition.  

Inns and boarding houses are currently allowed in the Foreside. 78 Wallingford Square is a boarding 
house with 29 rooms. A professionally-managed small Hotel will be a positive addition to the 
community. 

Exhibit 5 shows the guidelines for renovation and addition to existing buildings which will make 
sure the Hotel within Kittery Foreside will have positive impacts on promoting Foreside’s distinctive 
character. 

 

Exhibit 5 Guidelines for Renovation and Additions,  
The Kittery Design Handbook, 2005 

 



 

 

8. Are there ordinance-related strategies to mitigate the impact of hotels? 

Limiting the room count of allowable hotels, adopting specific performance standards relating to 
parking and other criteria, as well as the application of existing location, dimensional, and design 
guidelines within the will maximize the positive impact of the Hotel to Kittery Foreside community. 




