
























































































 
 
 
 

CITY OF BELFAST, MAINE 04915 
131 Church Street 

 
 

PLANNING AND CODES DEPARTMENT Phone: (207) 338-3370 ext. 125 
 Fax:(207) 338-2419 

Email: 
planningandcodes@cityofbelfast.org 

 
MEMORANDUM 

 
DATE: November 21, 2024 
 
TO:  Mayor, City Council, and City Manager  
 
FROM: Alexandra E. Sykes, City Planner 
 
CC: Bub Fournier, Director of Planning and Codes 
 
RE:  First Reading – Contract Rezoning Agreement Amendment #1 – Three Tides Restaurant  
 
 
BACKGROUND INFORMATION  
 
Daniel Waldron, Applicant, is proposing to reconstruct the Three Tides restaurant building located 
at 2 Pinchy Lane, Map 11 – Lot 141-B. The proposal involves review pursuant to the Contract 
Rezoning process in Chapter 102 Zoning for the Waterfront Mixed Use zoning districts. In this 
process, the Planning Board and Intown Design Review Committee have served in advisory 
positions to the City Council, who will have the final decision. The property is subject to an 
approved Contract Rezoning Agreement from 2020. The current proposal is a minor amendment 
to that approval. The Intown Design Review Committee (October 3) and Planning Board (November 
13) have completed their review of the Applicant proposal; thus, a draft Contract Rezoning Agreement 
Amendment #1 is now being presented for Council consideration.    
 
The current review for this property is considered an Amendment to the original Contract Rezoning 
Agreement because of its minor changes to the footprint in relation to the property setbacks and partial 
encroachment of the building’s footprint within the city-owned Belfast Harbor Walk. You will note 
there have been substantive changes to the architectural design, which was presented to the Intown 
Design Review Committee earlier this Fall. Unlike the original 2020 proposal that was a renovation of 
the existing building, the current proposed project will be a reconstruction of the existing structure with 
a slight expansion (this project will utilize the existing foundation and build upon it). The majority of 
the language within the 2020 Contract Rezoning Agreement has been maintained, except for the 
minor amendments in which the Applicant is seeking approval from the City. The main 
amendment approvals the Applicant is seeking include three main items:  
 
 

1) To allow the reduced setback requirements on the western and front property lines 
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(currently the proposed reconstructed building results in a building not being able to 
comply with the 10 foot front setback and 5 foot side setback requirements that apply 
to the Waterfront Mixed Use 2 zoning district), and 
 

2) To locate a portion of the new stair and front porch (on the southern side of the 
building) within the bounds of the City Harbor Walk right-of-way, and  

 
3) To reaffirm the Council previous approval in 2020 to designate two public parking 

spaces located directly adjacent to the Front Street Pub in Belfast Yards to be handicap 
spaces. 

a. To note: These spaces would not be dedicated for the Three Tides Restaurant but 
would provide handicap parking that would be readily accessible to the restaurant. 

 
Within your packets, we have included several documents that provide further detail further 
detail of the approval requests for this Amendment #1 to the Contract Rezoning Agreement:  
 

1) Draft of the 2024 Contract Rezoning Agreement Amendment #1  
a. This document will be the binding document between the Applicant and the City. 

The previous agreement was signed by the Applicant and City Manager on behalf 
of the City Council after formal adoption by the Council. 
 

2) Findings of Fact and Conditions of Approval – Attachment A dated November 13th, 2024  
a. These documents describe the specifics of the requested amendments as discussed 

and unanimously approved by the Planning Board to be recommended to the City 
Council.  

b. Within these documents you will find highlighted areas which indicate the content 
that changed from the original Contract Rezoning Agreement and items in red 
which indicate areas of dates to be filled in after review with Council and/or areas 
needing reaffirming by Council (i.e. the handicap parking space designation 
request)  
 

3) Aerial View of Belfast Yards Parking Area and Three Tides Restaurant  
a. This single sheet includes an aerial view of the location of the proposed (2) 

Accessible Parking Spaces in relation the immediate surrounding context of the 
area. The approximate location of the (2) spaces are outlined in blue.  
 

4) Architectural Drawings and Site Plan dated October 17th, 2024 
a. These documents will serve as the drawings of record for this Contract Rezoning 

Agreement Amendment #1 and depict the proposed architectural design that was 
reviewed by the Intown Design Review Committee and Site Plan that identifies the 
requested dimensional relief from the property setbacks and extent of building 
encroachment in the City Harbor Walk right-of-way  

 
 
 
 
 

 
5) Notice to the Property Owner of the First Reading of the Three Tides Contract Rezoning 

Agreement Amendment #1  
a. To note: At this First Reading there is not a scheduled public hearing, as a part of 

the Contract Rezoning Process outlined in the City Code of Ordinances, but there 



will be a duly noticed public hearing for the scheduled Second Reading based on 
feedback from Council at this evenings meeting.  
 

6) Notice of Decision & Recommendations from the Intown Design Review Committee 
dated October 3rd, 2024 

a. This document details the vote and approval from the Intown Design Review 
Committee at their meeting that they unanimously voted to approve the building 
proposal and recommend as presented to the Planning Board and subsequently the 
City Council.  
 

7) Original 2020 Contract Rezoning Agreement for Three Tides as presented to City Council  
a. For reference the original 2020 Approved Contract Rezoning Agreement is included 

for comparison to the drafted Amendment #1 to the Contract Rezoning Agreement.  
 
 
REQUESTED COUNCIL ACTIONS  
 
Staff would like to describe the proposal and the action of the Planning Board at your upcoming 
meeting; Daniel Waldron (applicant) will also be present at the meeting if the Council has any specific 
questions regarding the project. I respectfully ask the Council to conduct a formal First Reading of the 
proposed Amendments to the Contract Rezoning Agreement. As a part of the First Reading, I 
respectfully ask the Council to consider taking a vote to approve the First Reading of the proposed 
Amendments to the Contract Rezoning Agreement as discussed and/or amended and to direct 
staff to schedule a public hearing and Second Reading (suggested date January 7, 2025). A public 
hearing and Second Reading are required for the formal adoption of the Amendment to the Contract 
Rezoning Agreement and only the City Council can adopt the Amendments due to the nature of the 
Amendments.  
  



DRAFT CONTRACT REZONING AGREEMENT  
AMENDMENT #1 

CITY of BELFAST CODE of ORDINANCES 
 

CITY OF BELFAST CITY COUNCIL 
APPLICANT: MAIA PROPERTIES, LLC (DANIEL WALDRON) 

PROJECT: THREE TIDES RESTAURANT RENOVATION 
LOCATION: MAP 11, LOT 141B 

1) Parties to Agreement. 
 

Applicant: Maia Properties, LLC (hereinafter 'Applicant')  
 ATTN: Daniel F. Waldron, WhiteCAP Builders  

15 Evergreen Ridge Road  
Belfast, ME 04915 

 
City: City of Belfast (hereinafter 'City') 

131 Church Street 
 Belfast, Maine 04915 

 
2) Description and Location of Property. 

 
WhiteCAP Builders, Daniel Waldron, President (hereinafter Applicant), on behalf of Maia 
Properties LLC, owner of the former Three Tides Restaurant property located at 2 Pinchy Lane, 
Map 11, Lot 141B, is proposing to reconstruct and expand the existing building to re-establish 
its use as a restaurant. The Applicant is proposing to demolish the current building, saving the 
foundation for future re-use, and building a new structure that captures the visual essence of the 
surrounding buildings. Like the former building, the new structure will serve as a bar, 
restaurant and beer garden and will be 3 stories tall.  The newly constructed building will 
include: a ground level consisting of storage, cold storage, toilets and waterfront assembly & 
seating space; the second story will consist of a kitchen, bar, toilets, and indoor & deck seating; 
and the third story will consist of a service bar, toilets, storage, and indoor & deck seating. 
Access to the property will be via Pinchy Lane, Front Street, and the Harbor Walk.  

 
The Three Tides Restaurant and accompanying improvements have been located on this 
property since 2002.  The property is 9,583 square feet in size (.22 acres) and it has 105.4 
ft of frontage on the public right-of-way for the Belfast Harbor Walk, and it has 66 feet of 
shore frontage. While the address of this property is 2 Pinchy Lane, the property does not 
have any street frontage on the nearest street, Marshall Wharf. The property owner and 
former operators of the Three Tides Restaurant have used Marshall Wharf to provide 
vehicular access to the property. 

 
3) Applicant Request and Purpose of Contract Rezoning Agreement. 

 
The Three Tides property is located in the Waterfront Mixed Use 2 zoning district and the 
Waterfront Development shoreland district. The Belfast City Council, in February 2023, 
adopted amendments to the City Code of Ordinances, Chapter 102, Zoning, and Chapter 
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82, Shoreland, to allow the potential use of contract rezoning for a property located in this 
zoning and shoreland district. Pursuant to the 2023 Ordinance amendments, reference 
Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use 
Zoning Districts and Waterfront Development Shoreland District, an applicant whose 
property is located in the Waterfront Mixed Use 2 zoning district may voluntarily request 
to apply for a Contract Rezoning Agreement. 

 
The Applicant proposal to re-establish the Three Tides Restaurant is a permitted use in both 
the Waterfront Mixed Use 2 zoning district and the Waterfront Development shoreland 
district. The main reason the Applicant is pursuing an Amendment #1 to the Contract 
Rezoning Agreement is because the proposed renovations to the Three Tides Restaurant 
building result in the Applicant not being able to satisfy dimensional standards for the 
Waterfront Mixed Use 2 zoning district; both the front structure setback requirement of 10 
feet, and the side structure setback requirement of 5 feet (one side of the building). In 
addition, the Applicant is requesting to construct a small portion of a new stair hall and 
front porch, both the foundation for the stair hall and front porch, and the overhang of the 
eaves, within the bounds of the City owned right of-way for the Belfast Harbor Walk. 

 
4) City Code of Ordinance Requirements. 

 
The Belfast City Council determined that the City has the authority to consider the 
Applicant proposal to develop and occupy this property pursuant to terms of a Contract 
Rezoning Agreement Amendment #1. The Council considered the provisions of the 
applicable City Code of Ordinances and the recommendations of the City of Belfast 
Planning Board and Belfast Intown Design Review Committee in determining that the 
Applicant project is an allowed use and that it satisfies applicable Ordinance requirements, 
subject to terms of this Contract Rezoning Agreement Amendment #1. The Council 
considered the following Ordinances: 

 
a) Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use 

Zoning Districts and the Waterfront Development Shoreland District. The Council 
specifically found that Section 102-1451 (b) establishes that the Applicant property 
qualifies to request the issuance of a Contract Rezoning Agreement Amendment #1. 
The Council concurred with the Belfast Planning Board that the Applicant's request for 
relief from certain dimensional (setback) requirements that apply to the Waterfront 
Mixed Use 2 Zoning District warrants City consideration of issuing a Contract 
Rezoning Agreement Amendment #1. 

 
b) Chapter 102, Zoning, Article V, District Regulations, Division 9, Inside the Bypass 

Zoning Districts, Section 102-462, Table of Uses, and Section 102-471, Dimensional 
Table, for the Waterfront Mixed Use 2 zoning district. The Council concurred with the 
recommendation and finding of the Belfast Planning Board that a restaurant with inside 
and outside seating is a permitted use, and that the property complies with applicable 
dimensional requirements, subject to the structure setback relief granted through this 
Agreement. 
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c) Chapter 82, Shoreland. The Council concurred with the recommendation and finding 
of the Belfast Planning Board that the property is located in the Waterfront 
Development Shoreland District and that the Applicant proposal must comply with 
applicable Shoreland requirements. 

 
d) Chapter 90, Site Plan. The Council concurred with the recommendation and finding of 

the Belfast Planning Board that Chapter 90, Site Plan, applies to the project renovations 
proposed by the Applicant. 

 
e) Chapter 78, Floods. The Council concurred with the recommendation and finding of 

the Belfast Planning Board that Chapter 78, Floods, applies to the renovations proposed 
by the Applicant. The Three Tides Restaurant building is located in the AE zone, 
elevation 11, of the flood zone. 

 
f) Chapter 80, Intown Design Review. The Council concurred with the finding of the 

Belfast Planning Board that Chapter 80, Design Review, applies to the renovations 
proposed by the Applicant. The Intown Design Review Committee, pursuant to Step 2 
of the Contract Rezoning process, conducted its review of the Applicant proposal at its 
meeting of October 3, 2024. The Planning Board and City Council considered the 
Committee's recommendations in making its decision on the requested Contract 
Rezoning Agreement Amendment #1. 

 
g) Chapter 98, Technical Standards Ordinance. The Council concurred with the finding of 

the Belfast Planning Board that the Technical Standards provided guidance to both the 
Board and the Council in implementing goal statements identified in Chapter 102, 
Zoning, Article X. 

 
5) Description of City Council Action 

 
The Belfast City Council conducted the public hearing and meetings associated with its 
review of the requested Contract Rezoning Agreement that are required by Chapter I 02, 
Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use Zoning Districts 
and the Waterfront Development Shoreland District. The Council conducted the First 
Reading of the proposed Contract Rezoning Agreement Amendment #1 at its meeting of 
December 3, 2024, and conducted the Second Reading and accompanying public hearing 
at its meeting of [----date to be determined----]. 

 
The Council, at its meeting of [----date to be determined----], found that the Applicant 
satisfied all requirements of Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, 
Waterfront Mixed Use Zoning Districts and Waterfront Development Shoreland Districts, 
Sections 102-1450, 102-1451(b), 102-1453, and 102-1454, and voted at this same meeting 
to approve the Contract Rezoning Agreement Amendment #1 for the property located at 
Map 11, Lot 141B. The Council found that the Applicant proposal satisfied all Section 102-
1453(a) Mandatory Conditions for a Contract Rezoning Amendment (Agreement) that are 
stipulated in State Law, all Section 102- 1453(b) Discretionary Conditions for a Contract 
Rezoning Agreement that are stipulated in the City Code of Ordinances, and that the 
project proposal is consistent with the Goal Statements stipulated in Section 102-1454. The 
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Council, at its meeting of [----date to be determined----], adopted a motion to approve the 
Applicant request for a Contract Rezoning Agreement Amendment #1. This Agreement grants 
the Applicant relief from certain structure setback requirements; reference Attachment A, 
Conditions of Approval. Further, the terms of this Contract Rezoning Agreement 
A m e n d m e n t  # 1  shall replace and supersede terms of Use Permits and Site Plan Permits 
granted to David and Sarah Carlson, past owners and operators of the Three Tides 
Restaurant. 

 
The Council authorized the City of Belfast City Manager to enter into (sign) this Agreement on 
their behalf. 

 
6) Terms and Conditions of Approval 

 
The Contract Rezoning Agreement Amendment #1 is subject to Applicant compliance with 
the terms and conditions identified in Attachment A, City of Belfast Planning Board 
recommended Conditions of Approval, which the Planning Board reviewed and approved 
at its meeting of November 13, 2024, and as such were reviewed by the Council at its 
meetings of December 3, 2024 and [----date to be determined----], and as such were 
approved, including amendments, by the City Council at its meeting of [----date to be 
determined----]. 

 
7) Integration. 

 
This Contract Rezoning Agreement Amendment #1, together with all attachments, 
represents the set of terms and conditions between the parties. No oral statements, 
promises or understandings may be relied upon by either party. 

 
8) Assignment. 

 
The City requires the Applicant to inform the City and obtain City approval, subject to 
terms identified in this Contract Rezoning Agreement Amendment #1, of any proposal or 
request to assign the terms of this Agreement to any other party. Such a request shall be 
considered an amendment to this Agreement. 

 
9) Enforcement. 

 
The following provisions shall apply to enforcement of the terms of this Contract Rezoning 
Agreement Amendment #1: 

 
a) The parties hereto acknowledge that this Agreement is enacted pursuant to and is an 

extension of the land use laws of the City of Belfast. The City may enforce any 
violation of the terms and conditions in the Contract Rezoning Agreement Amendment #1 
and all attachments hereto, pursuant to the relief, penalties and remedies, including 
injunctive relief, as contained in Title 30-A M.R.S 4452 and Rule SOK of the Maine Rules 
of Civil Procedure. Each day of violation shall be considered a separate violation. 
Provided, however, with the exception of emergency safety issues, no enforcement 
action shall take place unless the Applicant, or its heirs, successors and assigns, fails 



5  

to substantially cure violations after receipt of written notice from the City demanding 
cure within 30 days of receipt of said notice by the Applicant or its heirs, successors 
and assigns; and 

b)  Unless specifically displaced by the terms and conditions described herein, the 
Applicant, or its heirs, successors and assigns, shall comply with all performance 
standards, land use ordinances, and public health, safety and welfare ordinances of the 
City of Belfast, whether existing or to be enacted in the future. 

 
10) Effective Date of Agreement. 

 
The effective date of this Contract Rezoning Agreement Amendment #1 shall be the date 
of its adoption by the City Council, [----date to be determined----]. This Agreement was 
adopted and signed by both the Applicant (Daniel Waldron, President) and the City (by 
Erin Herbig, City Manager) in [----date to be determined----]. 

The adoption of the Contract Rezoning Agreement Amendment #1 and the 
accompanying Attachment Planning Board Recommended Conditions of Approval, is a 
legal land use decision of the City Council of the City of Belfast. Any appeal of this decision 
must be filed in the Waldo County Superior Court within 30 days in accordance with 
provisions of City Code of Ordinances, Chapter 102, Zoning, Section 102-1455. 
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ON BEHALF OF THE APPLICANT, 
 
 
DATED: __________________         
       Daniel F. Waldron 
 
State of Maine Waldo 
County, ss 
 

Personally appeared before me the above-named Daniel F. Waldron, President, WhiteCAP 
Builders, and made oath that the above-stated facts are true based upon his knowledge, information and 
belief and to the extent that they are based upon information and belief, Daniel F. Waldron swears that 
he believes them to be true. 
 

Before me ,  
 
 
       ____________________________ 
            Notary Public  
 
        

____________________________ 
           Type of Print Name as Written  
 

 
My Commission Expires: 
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ON BEHALF OF THE CITY OF BELFAST, 

 
DATED:    ____________________     
         Erin Herbig 
 
State of Maine 
Waldo County, ss 

Personally appeared before me the above-named Erin Herbig, City Manager, City of 
Belfast and made oath that the above-stated facts are true based upon her knowledge, information 
and belief and to the extent that they are based upon information and belief, Erin Herbig swears 
that she believes them to be true. 

Before me, 
 
 

_______________________________ 
                                                   Notary Public 

 
  
                                                                                    _______________________________ 

    Type or Print Name as Written 

My Commission Expires:
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  BELFAST PLANNING BOARD 
FINDINGS OF FACT 

MAIA PROPERTIES, LLC 
THREE TIDES RESTURANT  

2 PINCHY LANE – MAP 11, LOT 141-B 
CONTRACT REZONING AGREEMENT AMENDMENT #1 

 
1. Applicant: 

Maia Properties, LLC 
15 Evergreen Ridge Road  
Belfast, ME 04915  

 
2. Description of Property and Project:  

WhiteCAP Builders, Daniel Waldron, President (hereinafter Applicant), on behalf of Maia 
Properties LLC, owner of the former Three Tides Restaurant property located at 2 Pinchy 
Lane, Map 11, Lot 141B, is proposing to reconstruct and expand the existing building to re-
establish its use as a restaurant. The Applicant is proposing to demolish the current building, 
saving the foundation for future re-use, and building a new structure that captures the visual 
essence of the surrounding buildings. Like the former building, the new structure will serve 
as a bar, restaurant and beer garden and will be 3 stories tall.  The newly constructed building 
will include: a ground level consisting of storage, cold storage, toilets and waterfront 
assembly & seating space; the second story will consist of a kitchen, bar, toilets, and indoor 
& deck seating; and the third story will consist of a service bar, toilets, storage, and indoor 
& deck seating. Access to the property will be via Pinchy Lane, Front Street, and the Harbor 
Walk.  
 
The Three Tides Restaurant and accompanying improvements have been located on this 
property since 2002. The property is 9,583 square feet in size (.22 acres) and it has 105.4 ft 
of frontage on the City-owned Belfast Harbor Walk, and it has 66 feet of shore frontage. 
While the address of this property is 2 Pinchy Lane, the property does not have any street 
frontage on the nearest street, Marshall Wharf. The property owner and former operators of 
the Three Tides Restaurant have used Marshall Wharf to provide vehicular access to the 
property. 
 

3. Description of Planning Board Actions: 
 

3.1 The City Council, at its meeting of July 21, 2020, reviewed all requirements in the 
City Code of Ordinances, Chapter, 102, Zoning, Article X Contract Rezoning, 
Division 4, Waterfront Mixed Used Zoning Districts and Waterfront Development 
Shoreland District, reviewed the recommendations by the Belfast Planning Board 
and Intown Design Review Committee, and voted to approve the issuance of a 
Contract Rezoning Agreement Amendment #1 to the Applicant.   
  

3.2 The Planning Board, at its meeting of November 13, 2024, acknowledged that the 
Belfast Intown Design Review Committee met on October 3rd, 2024, to review the 
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Applicant proposal pursuant to Step 2 of the Contract Rezoning process, and that the 
Committee prepared its recommendation to the Planning Board. The Board, as 
identified in these Conditions (Condition 6), supported the recommendations of the 
Intown Design Review Committee. 
 

3.3 The Planning Board, at its meeting of November 13, 2024, conducted a public hearing 
on the Applicant proposal pursuant to Step 4 of the Contract Rezoning process. No 
public comment was offered at the public hearing. The Board found that the Planning 
and Codes Department  provided the required public notice of the public hearing to the 
abutting property owners, and that the Department advertised notice of the hearing in 
the Midcoast Villager Newspaper and posted such on the City website.  
 

3.4 The Planning Board, at its meeting of November 13, reviewed all requirements in the 
City Code of Ordinances, Chapter 102, Zoning, Article X, Contract Rezoning, 
Division 4, Waterfront Mixed Use zoning districts and Waterfront Development 
Shoreland district, Chapter 90, Site Plan, Chapter 82, Shoreland, Chapter 78, Floods, 
and applicable Chapter 98, Technical Standards, and found that the proposed project 
complied with applicable requirements. The Board, at its meeting of November 13, 
2024 adopted these proposed Conditions of Approval, Attachment A, and 
unanimously voted to recommend Council consideration of these Conditions of 
Approval.  

 
3.5 The Planning Board, at its meeting November 13, 2024, reviewed and adopted draft 

Findings of Fact regarding its November 13, 2024 review of the Applicant proposal 
and decision to recommend these Conditions of Approval to the City Council.  

 
4. Planning Board Determination of Project Compliance with Use and Dimensional 

Requirements for the Waterfront Mixed Use 2 Zoning District and Waterfront 
Development Shoreland District, and Amendments to the City Ordinance 
Requirements Pursuant to this Contract Rezoning Agreement. 
 
The Planning Board determined that the property is located in the Waterfront Mixed Use 2 
district and the Waterfront Development Shoreland district. This Zoning district and 
Shoreland district allow a property owner/applicant to voluntarily request the award of a 
contract rezoning agreement. The Applicant has chosen to pursue a contract rezoning 
agreement to obtain a reduction in the amount of structure setback required for the 
Waterfront Mixed Use 2 zoning district from certain lot lines. More specifically, the lot line 
adjacent to the City owned Belfast Harbor Walk right-of-way, and a side lot line with the 
adjacent property owned by John Holmes that is leased by the Front Street Shipyard. The 
proposed layout and structure setbacks of the reconstructed restaurant is described in modified 
Site Plan dated 10-17-24 entitled "Site Plan, Lands of MAIA Properties, LLC and Mena F. 
Holmes, Marshall Wharf Road, Belfast, Maine, prepared by Good Deeds". Said Site Plan is 
incorporated as the approved Site Plan for this Contract Rezoning Agreement Amendment 
#1. 
 
 
 
 



3 
 

4.1 Waterfront Mixed Use Zoning District Standards.  
 

Permitted Uses:  
 
The Applicant proposes to use the property as a restaurant. The Planning Board 
determined that a restaurant with indoor seating and a restaurant with outdoor seating 
are permitted uses in the Waterfront Mixed Use 2 zoning district; reference 
Section 102-462, 115) and 116). The restaurant would have a total of about 175 
seats; 93 total exterior seating (30 seats on ground level, 36 seats on bar level, and 27 
seats on second floor; all seasonal deck seating), and 82 total interior seating (32 seats 
on bar level, 50 seats on second floor level). The Board also noted that the ground 
area could accommodate a number of additional ‘standers’ (customers for whom 
seats were not provided).  
 
Minimum Lot Size:  
 
The Belfast Planning Board determined that the minimum lot size standard for the 
Waterfront Mixed Use 2 zoning district is 20,000 sq ft for a nonresidential use 
[reference Sec 102-471 1)i], and that the minimum street frontage requirement 
is 200 lineal feet for a property that has shore frontage [reference Sec 102-471 
2)b]. Pursuant to Footnote 3 of the Dimensional Table for the Waterfront Mixed 
Use 2 zoning district, the Planning Board determined that the property, Map 11, 
Lot 141-B, is a nonconforming lot of record for a nonresidential use. The 
Planning Board found that the size of the lot should not be a concern with respect 
to the use of the property as a restaurant and its reconstruction that would result 
in a minimal increase in seating.  
 
Structure Setbacks.  
 
The Planning Board determined that the Dimensional Table for the Waterfront 
Mixed Use 2 Zoning district, Section 102-471, identifies the amount of structure 
setback for nonresidential structures. 
 
a. Front Setback. Subsection 3) c. identifies a front structure setback 

requirement of 10 feet from a property line. The Planning Board supported a 
reduction in the amount of front setback which would afford the structure on 
the southerly side to be 9’-9” (at the roof drip line) from the property line, 
and a 1’-4” setback from the edge of the Harbor Walk. Note that this Southern 
elevation of the stair core encroaches upon the city-owned Belfast Harbor 
Walk by about 2’-5” at its most, tapering down to about 2’-1” at its least. This 
encroachment is the minimum needed to accommodate ADA stair code 
widths. The Board supported a recommendation to allow this minor 
reduction in setback, finding that this reduced setback would benefit the 
reconstruction of the building and that it should not adversely impact public 
use of the Harbor Walk. The Board noted that this option would require 
Council consideration of a property ownership issue regarding the amount of 
encroachment into the right-of-way. 
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b. Side Setback. Subsection 4) c. identifies a structure setback requirement of 

5 feet from the side property line. The Applicant is proposing to expand the 
footprint to create a new commercial kitchen and walk-in cooler adjacent to 
the northerly and westerly side lot line (common property lines with the 
adjacent Holmes property). This structure would be setback between 4’-6’ at 
its narrowest point from the west side property line closest to the Harbor 
Walk. At the Northeast interior corner of the building, there is a zero setback 
from the property line at its narrowest point, extending North approximately 
9’ to accommodate the exterior stair landing (no roof over this), and at this 
same corner, the setback to the building (at the roof dripline) is 3” at its 
narrowest point, gradually increasing to about 2’-1”. In addition, from the 
east side setback, the building would be 15’-3” to the edge of the ADA ramp 
from the property line and 72’-7” from the property line to the roof dripline 
of the structure. The Board supported a recommendation to allow a minor 
reduction in setback at the western most property line closest to the Harbor 
Walk, and a tapering to zero setback from the westerly property lines nearest 
to the waterfront; finding that this reduced setback would benefit the 
reconstruction of the building, and it should not adversely impact the 
neighboring property. 
 

c. The Board found that the proposed development satisfied the rear structure 
setback of 5 feet and that the Applicant was not seeking any relief from this 
setback requirement.  

5.2 Waterfront Mixed Use Zoning District Standards. 
 

Permitted Uses: The Applicant proposes to use the property as a restaurant. The 
Planning Board determined that a restaurant is a commercial use and that Section 82- 
135, Table of Uses for the Shoreland zone, allows commercial uses in the Waterfront 
Development Shoreland district. 
 
Minimum Lot Size: The Belfast Planning Board determined that the minimum lot 
size standard for the Waterfront Development Shoreland district for a commercial 
use is 40,000 square feet and 200 feet of shore frontage; reference Section 82-181. 
Map 11, Lot 141B does not satisfy either of these requirements, thus, the Board 
determined that the property is a nonconforming lot of record.  The Board found 
that the size of the lot is not a concern regarding its use as a restaurant or its proposed 
expansion to increase the amount of seating by 33 seats from the original restaurant 
seating count. 
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Structure Expansions that Conform to Setback, Building Height, Lot Coverage 
and Shore Setback Requirements. 

 
The Board found that the proposed project complies with the following standards for 
the Waterfront Development Shoreland District: 

 Setback from high water - Setback standard is zero feet. The Board 
noted that the Applicant is not proposing any improvements that would 
encroach on the shoreline. 

 Building height - The existing building is less than 35 feet in height at 
the peak, and the applicant does not propose to increase the height of the 
building. 

 Lot Coverage - This shoreland district allows 100% lot coverage. The 
Board noted that nearly all of the existing lot (prior to the Applicant's 
renovations) was an impervious surface. 
 

Planning Board Findings of Fact 
Project Consistency with Section 102-1453 Requirements. 
Conditions that apply to a Contract Rezoning Application. 

The Planning Board is required to make a recommendation to the City Council regarding project 
compliance with Section 102-1453 Requirements; is the proposed project consistent with the 
Mandatory Conditions for a contract rezoning agreement, and is it consistent with the 
Discretionary Conditions for a contract rezoning agreement. The Belfast Planning Board, at its 
meeting of November 13, 2024, found that the Three Tides Restaurant reconstruction project is 
consistent with the Mandatory and Discretionary Conditions of Article X, Contract Rezoning, 
Division 4, Waterfront Mixed Use zoning districts . The specific findings of the Board are as 
follows:  

(A) Mandatory Conditions. A contract rezoning agreement (ordinance amendment) that is 
reviewed by the Planning Board and enacted by the Council shall comply with the 
following mandatory conditions. The Planning Board made the following findings 
regarding the three standards identified in Section. 

1) Project is consistent  with the City Comprehensive Plan. The Planning Board 
found that the proposed project is located in the Working Waterfront land use area 
identified in the Future Land Use Plan of the City Comprehensive Plan that was 
adopted by the City Council in June 2024. The Working Waterfront area is in the 
City's established growth area, and was intended to allow a mix of nonresidential uses, 
particularly uses that involved an active waterfront.  The Board found that the 
proposed use of this property as a restaurant is consistent with this land use area 
designation, and that the use of contract rezoning for a property in this area is 
specifically identified as an approach that an Applicant and the City could consider.  

2) Be consistent with existing and permitted uses in the Waterfront Mixed Use 2 
zoning district and the Waterfront Development Shoreland District. The Board 
found a restaurant is specifically identified as a permitted use in both the Waterfront 
Mixed Use 2 Zoning District and in the Waterfront Development Shoreland District. 
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3) Include only conditions or restrictions that relate to the physical development or 
operation of the property. The Board found that the Applicant is requesting a 
potential reduction in the front and side structure setback as depicted in modified Site 
Plan dated 10-17-24 entitled "Site Plan, Lands of MAIA Properties, LLC and Mena 
F. Holmes, Marshall Wharf Road, Belfast, Maine, prepared by Good Deeds" that 
apply to the Waterfront Mixed Use 2 zoning district, and that these setback requests 
involve the physical development and operation of the property.  

(B) Discretionary Conditions. The Planning Board found that the uses and development 
proposed by the Applicant are consistent with requirements of the Waterfront Mixed Use 
2 Zoning District and the Waterfront Development Shoreland District and the provisions 
Article X, Contract Rezoning, Division 4, Waterfront Mixed Use Zoning Districts and the 
Waterfront Development Shoreland District that apply to this property. The Board further 
found that its recommended Conditions of Approval (Attachment A) are consistent with 
the intent to establish reasonable discretionary conditions and restrictions as such was 
intended and allowed by Article X. The Board found that the proposed development 
successfully addresses potential impacts on the community's character, services, 
infrastructure, economy and residents, provided the applicant complies with the Board's 
recommended Attachment A, Conditions of Approval. The Board specifically noted 
that this property was developed and operated as a restaurant for nearly l9 years, and that 
the Applicant proposes to reconstruct the restaurant to encourage the active reuse of this 
property. 

 

Planning Board Findings of Fact 

Project Consistency with Goal Statements identified in Section 102-1454. Minimum goals that 
the applicant shall satisfy and that the City shall address in establishing conditions for a 

contract rezoning request. 

An application to establish a project through the contract rezoning process must address the goal 
statements and project requirements identified in Section 102-1454. The Belfast Planning Board, at 
its meeting of November 13, 2024, found that the Three Tides Restaurant reconstruction project 
proposal was consistent with Section 102-1454 requirements. The Board made the following 
specific findings. 

1) Use of site. Issues to consider include but are not limited to the following:  

a. Does the applicant propose multiple use of the site, particularly multiple use of the 
larger sites? 

b.   Are existing functionally water dependent uses retained, or are new water dependent 
uses established, such as but not limited to a marina or boat repair, boat storage, boat 
retrofitting, boat building and/or boat sales. 

c.   If housing is a component of the project, what are the number of housing units and 
scale of the housing development compared to the amount of nonresidential 
development. The City intent is to allow mixed use, which includes allowing housing 
as a component of a project. 
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d.   Does the project involve subdividing or dividing a larger parcel? The City goal is to 
encourage an applicant to retain existing large lots (lots greater than one acre) to 
better allow waterfront development. 

e.   How does the proposed use complement or enhance existing uses of the waterfront? 
f.   How does the proposed project complement or benefit public purposes and use of 

the waterfront? 
 

 Board Finding: The Board found that a restaurant is a permitted use in the Waterfront 
Mixed Use 2 Zoning District and the Waterfront Development Shoreland District, and 
that the Applicant proposal is a continuation of a previous use. The Applicant also 
intends to retain the existing dock and floats along the waterfront of the property. 

 
2) Site lay-out. The goal is to achieve a site lay-out that complements the character and 

functionality of the area and that promotes a healthy waterfront. The standards for the 
Waterfront Mixed Use zoning districts and Waterfront Development shoreland district are 
very permissive and require little if any structure setbacks from lot lines or the highest 
annual tide (identified as the normal high-water mark for applications submitted prior to July 
2022), and allow 100% lot coverage. Contract rezoning is a tool that should promote a 
balance between how to allow intensive use while recognizing potential occurrences 
associated with full development. The City shall consider issues such as structure setbacks, 
access to the site, the lay-out of parking areas, and the provision of open areas in determining 
the amount of development permitted. 
 

a.    Board Finding: The Board found that the request to expand the building within the 
setback adjacent to the Harbor Walk is reasonable, as is the request to expand within 
one of the side setback areas. The Board found that the setback reductions will 
benefit the expansion of the building, will foster redevelopment of a permitted use 
in the zoning/shoreland districts and will not adversely impact use of the Harbor 
Walk. The Board noted that the City created zoning and shoreland standards that 
allow intensive use of a property, and that this proposal is consistent with City goals 
for this area. 

3) Public use areas. The City shall consider the extent to which an applicant is allowing or 
encouraging public use of a site, particularly waterfront access. Waterfront access is critical 
to this area. The City and community has a strong public presence on the waterfront, 
including but not limited to: ownership of several properties, including waterfront properties 
that have shore frontage; management of public parks, including Steamboat Landing Park, 
the Boathouse at Steamboat Landing, and Heritage Park; ownership of several buildings, 
several of which it leases for private purposes; management of both City Landing and 
Thompsons Wharf to provide public access to the water; and the management of the 
Armistice Bridge, Belfast Harbor Walk, and the Belfast Rail Trail, all of which the City 
constructed to create opportunities for pedestrians and bicyclists to have connected and 
continuous access to the Belfast’s waterfront. 

a. Board Finding: The Applicant is not proposing any new public use associated with 
this proposal. The Board noted that the City constructed the Harbor Walk to foster 
public access to the waterfront and to encourage private development in this area, 
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and that the proposed redevelopment of the former restaurant is consistent with this 
goal. 

4) Traffic analysis and management. An applicant shall analyze traffic generated by the 
proposed project and identify measures to accommodate traffic, including potential street 
improvements. The analysis should include base-line traffic, estimated traffic resulting 
from this project, estimated traffic resulting from anticipated ancillary development to this 
project, and growth trends for start-up and build-out of the site and surrounding area. 
Traffic volumes shall be projected for a minimum period of five-years, with identification 
of present and future levels of service and suggested mitigating measures, if any are 
warranted. An applicant may provide the City an off-site impact fee for street improvements 
rather than being required to construct specific improvements that may be identified through 
a traffic analysis. 

a. Board Finding: The Board determined that traffic management was not a concern 
for this project. The Board noted that the City completed the Front Street 
reconstruction project in 2017, and that this project rectified past problems with the 
conditions of Front Street. The Board also noted that this project is located in an 
intensely developed urban area that supports a wide variety of uses. The Board 
found that the existing street system could support the volumes of traffic associated 
with this project and that the Applicant should not be required to conduct a traffic 
study. 

5) Pedestrian and bicycle circulation. This is a key consideration for the waterfront area 
because of the City’s Harbor Walk, the Armistice (footbridge) Bridge, and the Belfast Rail 
Trail. In the past 20 years that City has invested significant public funds to create a 
continuous public access to this waterfront area for both pedestrians and bicyclists. An 
applicant must identify how their proposed project will contribute to and support public 
access to the waterfront, including both pedestrian and bicycle use. This includes access 
both within the project site and to the project site via adjacent public ways. An applicant 
should incorporate measures in their plan to address this issue. Potential alternative 
approaches include measures such as payment of an off-site impact fee for public 
improvements in the area, or the dedication of use of private property for public access.  

a. Board Finding: The Board determined that the City's construction of the Harbor 
Walk, a public improvement that forms the 'street frontage' for this property, was 
specifically designed and constructed to provide for pedestrian and bicycle access 
along the City's working waterfront. The Board recommended that the Applicant 
install a bicycle rack on the property in support of bicycle use. 

6) Nonresidential structure design requirements. The applicant shall carefully consider and 
address the orientation of the building to public roads, scenic vistas, site circulation, other 
buildings on the site, natural site characteristics, and surrounding properties in their proposal. 
All buildings shall be of a high-quality design and shall address standards identified in the 
Chapter 80, Intown Design Review. The goal is to encourage building and site design that 
enhances the visual and functional appeal of the Belfast waterfront. 

a. Board Finding: The Board found that the Belfast Intown Design Review Committee, 
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at its meeting of October 3, 2024, reviewed and supported the design proposed by 
the Applicant. 

7) Building height. An applicant who requests flexibility in the building height standard of 35 
feet that is in effect for the Waterfront Mixed Use 1 and 2 zoning districts and Waterfront 
Development Shoreland District shall prepare a view impact assessment that considers 
potential impacts of the project on public and private views. The issues to be analyzed and 
considered by the City in establishing a height limit for a specific property or structures on 
such property are listed below in order of priority. Flexibility in the height (no 
predetermined maximum height) is inherent in the contract rezoning process. The In-Town 
Design Review Committee has a key role in considering height issues as a component of 
overall building and site design.  

a. How has the applicant retained existing or provided new views available from public 
property and facilities, including roads and pedestrian/bicycle facilities. This 
includes how public access is provided to the proposed site. 

b. The degree of impact the proposed project may have on public views. For example, 
is the view from a public facility fully obstructed, partially obstructed, or not 
obstructed? In addition, what elements of the public view are obstructed? 

c. How has the applicant retained existing or provided new views available from 
private property? 

d. The degree of impact the proposed project may have on private views, including the 
number of properties impacted and the degree to which they are impacted. For 
example, is the view fully obstructed, partially obstructed or not obstructed? 
 

Applicants who prepare a visual impact assessment are strongly encouraged to use  
techniques and approaches that allow City boards, committees and the Council, as well as 
property owners and the public, opportunities to visually understand the degree of impact 
that a proposed increase in building height may have on a variety of views. 
 

Board Finding: The Board found that the existing building complies with the 
maximum building height standard for both the Zoning District and Shoreland 
District and that the Applicant is not proposing an increase in the existing building 
height. 

 
8) Parking areas. The amount of on-site parking that can be provided on most properties is 

quite limited, and is a factor that can limit the amount of use that can occur on a site. 
For example, few if any properties in this area could provide sufficient parking to fully 
accommodate the parking generated by an intensive use that typically requires large 
amounts of parking, such as but not limited to a large restaurant or retail use. The 
availability and proximity of public parking can accommodate some of the parking 
demand in this area, but some uses may overwhelm the availability of public parking. 

Guidelines that shall be considered in determining the amount of on-site parking to 
require for a project include but are not limited to the following: 
 

a.    The proximity of public parking lots and on-street parking, the amount of 
demand on such parking facilities, and accessibility to this parking from the 
applicant property. 



10 
 

b.    The amount, lay-out, and purpose of on-site parking that the applicant can 
reasonably provide. The location and design of parking areas shall be well 
integrated on the site in relation to other uses. At a minimum, an applicant 
typically would be required to provide reasonable amounts of on-site parking for 
proposed residences. 

c.   The availability and amount (timing) of joint use private parking on the applicant 
site or on other private properties in the area. 

d.   An applicant may pay a parking impact fee in lieu of making on-site parking 
improvements, with the City assuming responsibility to construct parking 
facilities over the long-term and using said fee to assist in the cost of constructing 
parking that would benefit this project and other uses in the area. 

e.   An applicant can provide or financially contribute to a public transportation 
system to transport customers to off-site parking lots in lieu of making on-site 
parking improvements. 

f.   Other methods of public accessibility to the site (walking) can be considered in 
determining the amount of on-site parking. 

  
 Board Finding: The Board found that it was impractical for the Applicant to 
construct or use any on-site parking mostly because of the configuration and 
location of the lot. The lot is rather narrow, the restaurant is located immediately 
adjacent to the Harbor Walk, and the lot does not have any frontage on a public 
street or direct access to a street. The Board also noted that the former Restaurant 
did not have any usable on-site parking, and that past permits issued by the 
Planning Board for the former Restaurant required only one on-site handicap 
parking space in response to City parking requirements. 

 
While the Applicant’s proposal will result in nearly 82 interior restaurant seats and 
93 exterior restaurant seats; for a total of about 175 seats, the Board determined 
that there is adequate off-site public parking to support parking needs associated 
with the restaurant. The Board noted that the City added 40+ on-street parking 
spaces when it reconstructed Front Street, and that there are now about 80 on-
street spaces. The Board also noted the presence of the Harbor Walk, and how this 
amenity provides a way for the public to access the restaurant from off-site 
parking located in the greater downtown and waterfront area.  

 
A specific issue the Board considered was the lack of on-site handicap parking. The 
Board recommended that the Council consider designating two public parking spaces 
located directly adjacent to the Front Street Pub in Belfast Yards to be handicap spaces. 
These spaces would not be dedicated for the Three Tides Restaurant, but would 
provide handicap parking that would be readily accessible to the restaurant.  
 

9) Utilities. The applicant shall identify the lay-out of all proposed utilities, and shall make 
utility services as unobtrusive as possible in this waterfront area. 

Board Finding: The Board determine that the existing building was served by all utilities, 
and the reconstructed structure will utilize the same existing utilities, and that no changes 
are needed.   
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10) Glare/Lighting. The project shall not produce adverse impacts with regard to glare and 
lighting on surrounding properties and uses, including all public roads. In addition, the 
proposed lighting plan shall recognize the use of the waterfront, and shall not detract from 
views of the City in looking at it from the water. The lighting plan shall complement the 
character of the buildings and site, and not dominate it or the surrounding area..  
 
Board Finding:  The Board determined that the Applicant will be using minimal exterior 
lighting and that the proposed lighting will comply with City requirements to not create a 
nuisance situation on any adjacent property or any City street. The Board also noted that 
the Applicant must manage all lighting to lessen any adverse impacts on marine vessels in 
the River channel. 
 

11) Noise. The City recognizes that this is a working waterfront area and that noise from 
waterfront uses; fishing, commercial and recreational boating, boat repair and building, and 
similar activities will occur. The intent is to ensure that a use does not produce levels of noise 
that cause an undue adverse impact on surrounding uses and properties. An applicant shall 
identify approaches that they intend to use to manage adverse noise impacts.  

Board Finding: The Board found that the most frequent noise issue associated with a 
restaurant is entertainment, particularly music. The Board noted that a restaurant must obtain 
a specific license from the City Council for all entertainment, and that the City has a Noise 
and Public Conduct Ordinance that governs the amount of noise associated with 
entertainment. The Board deemed that these two City requirements would be the best 
methods for the City to manage potential noise concerns. 
 

12) Odors, gases, noxious impacts. The City recognizes that this is a working waterfront area 
and that some noxious impacts from waterfront uses; fishing, commercial and recreational 
boating, boat repair and building, and similar activities likely will occur. The intent is to 
ensure that a use does not produce levels of odors, gases, ad noxious impacts that cause an 
undue adverse impact on surrounding uses and properties. These issues shall be managed to 
prevent adverse impacts on surrounding properties. 

Board Finding: The Board found that there is some likelihood of offensive odors associated 
with cooking operations that will occur at the Restaurant, however, other restaurants in the 
area similarly cook food and have not been cited for causing offensive odors. The Board 
found that the amount of odors associated with operation of the Restaurant should be low. 
 

13) Floodplain impact. Much of the waterfront area is located in either the VE or AE zone of 
the floodplain. Chapter 78, floodplain requirements, often impact the development of 
vacant land or redevelopment of existing structures. Further, the City must require an 
applicant to satisfy floodplain requirements and typically cannot vary Chapter 78 
requirements. The intent is to encourage applicants to address floodplain requirements 
to the greatest extent practical, while allowing flexibility regarding issues, such as 
building height, to aid an applicant in satisfying these standards. 
 
Board Finding: The Board found that the Restaurant is located in the AE zone, elevation 
11. The Board found the Applicant plans to raise the First Floor by 30” in compliance 
with regulations in Chapter 78 Floods.  
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14) Stormwater management. The goal is to require an applicant to efficiently direct 

stormwater to available City and/or private stormwater management facilities that outlet 
to the River/Bay, with an emphasis on controlling erosion of the waterfront and ensuring 
stormwater quality. A specific concern is run-off from large parking lots directly out-
letting to the River/Bay. The construction of significant on-site stormwater retention and 
detention facilities should be discouraged in this area and more passive measures 
encouraged. 

Board Finding: The Board found that the project has the ability to satisfy all stormwater 
requirements by directing all stormwater from the facility to the adjacent River, and by 
potentially tying some of the stormwater into the City storm drain system adjacent to 
the Harbor Walk. The Board determined that there was no opportunity to construct on-
site detention or water quality treatment structures on the property. 
 

15) Soils/contamination. Some sites in this area have soil contamination problems. An 
applicant, if warranted, must address how soil contamination will be addressed. Further, 
if an applicant is required to undertake extraordinary measures to address contamination 
issues, the City shall consider these costs and site alterations in its review of the project. 

Board Finding: The Board found that the proposed renovations will result in minimal soil 
disturbance and that there is little likelihood that construction activities will disrupt 
contaminated soils. The Board also noted that the City did not observe contaminated 
soils in this area when it constructed the adjacent Harbor Walk and when it installed a 
storm drainage system adjacent to the Harbor Walk. 
 

16) Solid waste collection and disposal. An applicant shall identify how they will collect and 
dispose of all wastes. If applicable, the applicant shall address how to manage litter 
generated on the site. 

Board Finding: The Board found that the Applicant has a lease agreement with an abutting 
property owner for the location of a dumpster and recycling container for the management 
of solid wastes associated with operation of the Restaurant, and that the said facilities will 
be properly screened.  
 

17) Explosive materials, chemical and fuel storage facilities, and hazardous wastes. An 
applicant shall ensure that the proposed development does not cause adverse impacts 
with regard to the use or storage of explosive materials, chemicals, fuel or hazardous 
wastes. A particular concern is boat repair and the interaction between this use and other 
uses on a site and in the surrounding area. 

Board Finding: The Board found that the project will not involve the storage of explosive 
materials, chemicals, fuel (will be on-site propane) or hazardous wastes. 
 

18) Performance guarantees for required improvements. The City shall determine the 
amount and type of performance guarantees that should be required to ensure that an 
applicant successfully constructs required on-site and off-site improvements, and can 
routinely maintain constructed improvements in the long-term. 
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Board Finding: The Board determined that the project does not require the posting of a 
performance guarantee; there are no on-site or off-site public improvements associated 
with renovation of the Restaurant. 
 

19) Handicap accessibility. The Applicant shall ensure that all new project facilities fully 
satisfy handicap accessibility requirements. This could be a challenge for proposed uses, 
particularly with floodplain requirements. Contract rezoning is a tool that allows the City 
flexibility in establishing standards for structure and site layout so that an applicant can 
best address handicap accessibility concerns. 

Board Finding: The Board found that there is an existing handicap accessible ramp to the 
existing (former) Restaurant building and the Applicant will be retaining this access. 
The Board also noted that specific handicap accessibility to the new upper floor 
restaurant seating (indoor and deck) is not required because there are similar 
accommodations on the lower floor and there is handicap access to this floor. The Board 
also made a recommendation to the City Council regarding the creation of two off-site 
public handicap accessible parking spaces.  
 

20) Outside storage and display. All outside storage, including boat storage, should be well 
managed. The outside display of merchandise for sale is an activity that may be 
permitted if the proposed activity complements the area and use of the property. 
 
Board Finding: The Board found that the Applicant does not have a significant need for 
outside storage or display, however, the Board noted that the former Restaurant did 
create issues related to outside display. The Board recommended a condition of approval 
to the City Council regarding measures that the Applicant must satisfy to avoid problems 
associated with the outside display of goods. 
 

22)  Signs. All signs shall complement the site and structure development and shall be in 
proportion to the structure (s). Common signage patterns within the development shall be 
encouraged. An applicant may exceed the sign standards identified in the Chapter 86, Signs, 
if such signage complements the site and surrounding area and is appropriate for the type 
of use of the property and the scale of the respective buildings. 

Board Finding: The Applicant stated to the Board that all installed signage will comply with 
Chapter 86 requirements. Thus, the Board found that the project is not requesting any 
flexibility regarding City sign requirements. 
 

23)  Phasing of project development and construction schedule. The timing of when the 
project and supporting improvements, including public improvements are constructed is a 
critical issue in City approval of a contact rezoning application. Each contract shall include 
specific guidelines regarding when the project improvements must be constructed. Failure 
of an applicant to comply with these requirements could result in a contract rezoning 
ordinance amendment (agreement) being rendered void by the City Council. An applicant is 
responsible for providing the City clear guidance regarding the schedule of project 
construction, and subsequently adhering to this schedule.  
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Board Finding: The Board found that the proposed renovations will occur in a single 
phase, thus, this standard is not applicable to this project.  
 

24) Community impact analysis. An applicant may be required to prepare an impact statement 
regarding the amount of impact on municipal facilities and services, the amount of tax 
revenue generated verses new estimated municipal expenditures, and the impact of the 
project on the local economy. The purpose of this impact statement is to provide the City and 
public information regarding potential project benefits and detriments. 

Board Finding: The Board found that the proposed reconstruction project and the expansion 
and reopening of the former restaurant does not warrant the need to prepare a community 
impact analysis. 

 
PLANNING BOARD REVIEW OF CHAPTER 102, ZONING REQUIREMENTS 

 
The Board found that the proposed renovation and expansion of the former restaurant building and 
its reuse as a restaurant could comply with applicable Chapter 102, Zoning requirements, subject to 
the relief from certain structure setback requirements that could be granted through this 
Amendment #1 to the Contract Rezoning Agreement. The Board made the following specific 
findings regarding Chapter 102 requirements. 
 
Permitted Uses and Dimensional Requirements.  
 
The Planning Board determined that the Applicant project was a permitted use in the Waterfront 
Mixed Use 2 zoning district, reference Article V, District Regulations, Division 9, Inside the Bypass 
Zoning Districts, Section 102-462, Restaurants Inside Seating and Outside Seating. The Board 
similarly found that the proposed project could comply with dimensional requirements identified in 
Section 102-471, subject to the relief from the front structure setback requirement and the side 
structure setback requirement. The Board noted that the project complies with the rear structure 
setback requirement, that the amount of development complies with applicable lot coverage 
requirements, and that the height of the building is less than the maximum height requirement. 
 
Performance Standards. 
 
The Board noted that the purpose of a contract rezoning agreement is to grant an Applicant and the 
City flexibility in the application of performance standards identified in City Ordinances, including 
Chapter 102, Zoning. In a contract rezoning application, the City is to use the goal statements 
identified in Chapter 102, Zoning, Article X, Contract Rezoning, to manage project development, 
rather than to require strict compliance with all performance standards. The main performance 
standards in Chapter 102, Zoning that typically would apply to a project such as the Three Tides 
Restaurant project are included in Article VIII, Supplementary Standards, and Article IX, Division 
2, Environmental Standards. The Board made the following general findings regarding project 
compliance with the above standards. 
 
 
 



15 
 

Article VIII, Supplementary Standards. 
 

Division 2. The Board found that the Applicant is providing for the proper storage of solid wastes 
(Goal Statement 16) and outside storage (Goal Statement 20). 

 
Division 3. The Board found that the Applicant is able to rely upon off-site public parking to 
address parking needs for the Restaurant, and that no on-site parking is required (Goal Statement 
8). 
 

Article XI, Division 2 Environmental Standards 
 

Sec. 102-1122. Subsurface Wastewater Disposal. Not applicable. Board found that the project 
is on public sewer. 

 
Sec. l02-1123. Erosion Control. The Board found that the Code Enforcement Officer will 
determine the need for on-site erosion control during project construction. 

Sec. l02-1124. Stormwater Run-off. Reference Board Finding on Goal Statement 14. 
 

Sec. 102-1125. Waste Water Pollution. The Board found that the project will be connected to 
public sewer and that the sewer connection will allow effective waste water management. 

Sec. 102-1126. Air Pollution. The Board found that the project should not cause air pollution. 
 

Sec. 102-1127. Odors. The Board found that the project should not generate offensive odors; 
reference finding on Goal Statement I 2. 
 

Sec. I 02-1128. Glare. The Board found that the project lighting should not cause glare 
beyond the lot line; reference Board finding on Goal Statement 10. 

 
Sec. 102-1129. Noise Abatement. The Board found that the project will be required to 
comply with requirements of the City Noise and Public Conduct Ordinance, and obtain City 
licenses for outside entertainment; reference Board finding on Goal Statement 11. 

 
Sec. 102-1130. Gravel Extraction. The project does not involve gravel extraction. 

 
Sec. 102-1131. Standards for Heating Systems. The Board found that the City Code 
Enforcement Officer will be responsible for ensuring the project complies with MUBEC 
requirements. 
 
Section 102-1132. Standards for Burning. The project does not involve the use of bum 
barrels.  
 
Sec. 102-1133. Timber Harvesting. The project does not involve timber harvesting. 

Sec. I 02-1 I 34. Wetlands. The Board found that there are no on-site wetlands. 
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Sec. 102-1135. Flood Plains. The Board found that the Applicant can comply with Chapter 
78, Flood, requirements; reference Goal Statement 13. 

 
Sec. 102-1136 Soils. The Board found that the on-site soils are adequate for the construction 
of the building and accompanying infrastructure; reference Board finding on Goal Statement 
15. The Board also noted that on-site soils were adequate to support the construction of the 
existing Restaurant building. 

 
 

PLANNING BOARD REVIEW OF CHAPTER 78, FLOOD, REQUIREMENTS 
 

The Planning Board determined that the project is located in the AE zone of the flood zone, 
elevation 11.  The Board determined that the proposed development can comply with 
requirements of Chapter 78, Floods, and noted its recommended condition of approval to the 
City Council that the Applicant be required to raise the First Floor by 30” to be in compliance 
with regulations in Chapter 78 Floods; reference Board finding on Goal Statement 13. The 
City Code Enforcement Officer will be responsible for the review and issuance of a specific 
flood permit. 
 

PLANNING BOARD REVIEW OF CHAPTER 80, INTOWN DESIGN REVIEW 

Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use Zoning 
Districts and Waterfront Development Shoreland Districts requires the Intown Design Review 
Committee to review and make a recommendation to the Planning Board and City Council regarding 
the proposed design of an Applicant’s project. The Planning Board found the Intown Design Review 
Committee conducted its review of this project at its meeting of October 3, 2024, and that the 
Committee made a recommendation to the Planning Board and City Council to approve the plans 
as presented by the Applicant. The Planning Board voted to support the recommendations of the 
Intown Design Review Committee.  

PLANNING BOARD REVIEW OF CHAPTER 82, SHORELAND REQUIREMENTS 

 
The Planning Board found that the proposed renovation and expansion of the former Restaurant 
building and its reuse as a restaurant could substantially comply with City requirements with 
applicable Shoreland standards. The Board considered the Article IV District standards and the 
Article V, Land Use Standards, in making this determination; reference the Board's specific Findings 
below. 
 
The Board found that the property is located in the Waterfront Development Shoreland District. This 
Shoreland District allows commercial uses and a restaurant is considered a commercial use; 
reference Article 4, Section 82-135. 
 
The Board made the following findings with respect to the Article V, Land Use Standards: 
 
Div 2. Minimum Lot Size.  

The lot does not satisfy the minimum lot size standard for the Waterfront Development 
Shoreland District. The lot is smaller than the City   standard and it does not have an 
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adequate amount of shore frontage. The Board determined that the property is a 
nonconforming lot of record and that it can be developed for a commercial use.  

 
Div 3.  Structures.  

The Board found that the proposed expansion of the building in which the Restaurant is 
located complies with the following standards: the maximum amount of lot coverage (100% 
allowed), the height of the building (35 feet to peak of building), and the amount of setback 
from the high water mark (zero setback required). The Board also noted that this project 
does not involve the construction of a pier. Further, the Board found that this standard 
authorized the use of contract rezoning to consider dimensional requirements in the 
Shoreland Zone. 

 
Div 4. Campgrounds.  

The Board found that this project does not involve a campground. 
 
Div 5. Commercial and Industrial Use.  

The Board found that commercial uses are allowed in the Waterfront Development 
Shoreland District.  

Div 6. Parking Areas.  
The Board found that this standard does not apply because there is no road or driveway 
construction proposed for this project. 
 

Div 7. Roads and Driveways.  
The Board found that this standard does not apply because there is no road or driveway 
construction proposed for this project. 
 

Div 9. Storm Water Run-off.  
The Board determined that the Applicant can adequately manage stormwater; 
reference Board finding on Goal Statement I 4. 

 
Div 10.  Utilities.  

The Board found that the project is served by all existing utilities; reference Board          
finding on Goal Statement 9. 

 
Div 11. Mineral Exploration and Extraction. 

The Board found that the project does not involve mineral exploration or extraction 
activities. 

 
Div 12. Agriculture.  

   The Board found that the project does not involve agricultural activities. 
 
Div 13. Erosion & Sedimentation Control.  

The Board found that the project will use adequate measures to manage erosion and 
sedimentation control pursuant to direction by the Code Enforcement Officer. 
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Div 14. Natural Resources.  
The Board found that the proposed development will provide adequate protection for 
soils and water quality. Board noted that the project is on public sewer. 

 
Div 15. Archeological Sites.  

The Board found that this is not an archeological site or historic structure. 
 
 

BOARD REVIEW OF CHAPTER 90, SITE PLAN REQUIREMENTS 
 

The proposed project typically would require a Minor Site Plan Permit because the amount of 
development is greater than 3,000 square feet in size. Pursuant to provisions of the Chapter 102, 
Zoning, Article X, Contract Rezoning Ordinance, the Board is to use the Goal Statements in 
Section 102-1454 to manage overall project development, but is still required to determine if 
the project generally complies with other applicable Ordinance requirements. The main 
provisions of Chapter 90, Site Plan that apply are the Section 90-43, Criteria for Planning Board 
Review. The Board made the following general findings regarding project compliance with 
applicable Site Plan criteria. 
 
90-43(b)(l) Pollution: The Board found that the project will not cause any significant water or 
air pollution concerns 
 
90-42(b)(2) Sufficient Water & 90-43(b)(3) Municipal Water Supply: The Board found that 
there is public water on Front Street and that the former Restaurant was connected to public 
water. 
 
90-43(b)(4) Soil Erosion and Sediment Control: The Board found that the project (construction) 
will not result in adverse soil erosion and sedimentation problems and that the CEO will manage 
erosion control measures. 
 
90-43(b)(S) Highway or Public Road Congestion: The Board found that the project will not 
result in congestion on any public road; reference Board finding on Goal Statement 4. 
 
90-43(b)(6) Sewage Waste Disposal: The Board determined that the City sewer system has 
adequate capacity at the Wastewater Treatment Plant and on Front Street to accept the increased 
amount of sewer flow from the expanded restaurant. The City also reconstructed the Front 
Street sewer line in 2017. 
 
90-43(b)(7) Municipal Solid Waste and Sewage Waste Disposal: The Board found that the 
City Wastewater Treatment Plant has adequate capacity to treat the wastewater flow from this 
project. The Board also found that the Applicant will be using a dumpster to collect and dispose 
of solid wastes. 
 
90-43(b)(8) Aesthetic, Cultural and Natural Values: The Board found that the project will 
not have an undue adverse effect on the scenic or natural beauty of the area, aesthetics, historic 
sites, archeological sites, significant wildlife habitat identified by the state department of inland 
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fisheries and wildlife or the City as rare and irreplaceable natural areas or any public rights for 
physical or visual access to the shoreline. The Board noted that this project is located in an 
urban area in which the City allows intensive nonresidential development. Further, the Board 
found that the area is not a historic site or a significant wildlife area, and that the project will 
not adversely affect any public access rights to the shore. 
 
90-43(b)(9) Conformity with City Ordinances & Plans: The Board found that the project is 
consistent with the 2024 Zoning Ordinance amendments that the City adopted to implement the 
Future Land Use Plan in the City's adopted Comprehensive Plan, as well as overall direction in 
the Future Land Use Plan (Comp Plan) for the working waterfront land use area.  The Board 
also found that the project complies with City Zoning requirements for the Waterfront Mixed 
Use 2 zoning district; reference these Board findings. 
 
90-43(b)(10) Financial & Technical Ability: The Board found that the Applicant has both the 
financial and technical ability to develop this project. WhiteCAP Builders has constructed 
numerous projects in Belfast and the company can secure the financing to construct the proposed 
renovations. 
 
90-43(b)(11) Surface Waters: The Board found that the proposed renovations to the 
Restaurant will not have an adverse impact on the water quality of the adjacent 
Passagassawakeag River. 
 
90-43(b)(12) Ground Water: The Board found that the proposed development will not, alone 
or in conjunction with existing development in the area, adversely affect the quality or quantity 
of groundwater or any public or private water source. The Board noted that all development in 
this area is connected to public water, and that the proposed development is not located in a sand 
and gravel aquifer area. 
 
90-43(b)(13) Flood Areas: The Board determined that the proposed project will comply with 
applicable Flood Zone requirements; reference Board finding on Goal Statement 13. 
 
90-43(b)(l4) Freshwater Wetland: The Board determined that there are no on-site wetlands. 
 
90-43(b)(l5) River or Stream: The Board found that the proposed development is located 
adjacent to the Passagasswakeag River. 
 
90-43(b)(16) Storm Water: The Board found that the Applicant can satisfactorily address 
stormwater impacts; reference Board finding on Goal Statement 14. 
 
90-43(b)(17) Access to Sunlight: The Board found that the proposed three-story building will 
not adversely affect any abutting property owner's access to sunlight. 
 
90-43(b)(18) Solid Waste Management: The Board found that the applicant will use an acceptable 
means to collect and dispose of solid wastes and recyclables; reference Board finding on Goal 
Statement 16. 
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90-43(b)(l9) Exterior Lighting: The Board found that the applicant will be installing adequate 
lighting to meet project needs and to satisfy City standards regarding glare; reference Board 
finding on Goal Statement 10. 
 
90-43(b)(20) Buffering of Adjacent Uses: The Board found that the City does not require on 
site plantings to buffer adjacent uses in this urban intensively developed area. 
 
90-43(b)(21) Noise: The Board determined that project operations can comply with City noise 
standards; reference Board finding on Goal Statement 11. 
 
90-43(b)(22) Storage of Materials: The Board found that the Applicant can comply with City 
requirements regarding outside storage; reference Board finding on Goal Statement 20. 
 
90-43(b)(23) Landscaping: The Board found that the City does not require specific landscaping 
on properties in the Waterfront Mixed Use 2 Zoning District and the Waterfront Development 
Shoreland District. 
 
90-43(b)(24) Buffering of Residential Uses: The Board determined that this standard does not 
apply. There are no specific buffering standards that apply to properties in the Waterfront Mixed 
Use 2 Zoning District or the Waterfront Development Shoreland District. 
 
90-43(b)(25) Location of Off-Street Parking: The Board found that the Applicant is not 
required to provide any on-site parking; reference Board finding on Goal Statement 8. 
 
90-43(b)(26) Hazardous Waste: The Board found that the Applicant project will not result in 
the generation of hazardous waste. 
 
90-43(b)(27) Prevention or Control of Air Pollution: The Board found that the proposed project 
will not result in air pollution. 
 
90-43(b)(28) Public Health and Safety: The Board found that the proposed project will not 
adversely impact the public health and welfare. 
 
90-43(b)(29) Adequacy of waste disposal: The Board found that the applicant is instituting 
appropriate approaches to manage the collection and disposal of wastes generated on the site; 
reference Board finding on Goal Statement 20. 
 
90-43(b)(30) "Development that may Substantially Affect the Environment". The Board 
determined that the Three Tides Restaurant renovation project does not qualify as a project that 
would have a substantial impact on the environment. 
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PLANNING BOARD REVIEW OF CHAPTER 98, TECHNICAL STANDARD 
REQUIREMENTS 

 
Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use 2 Zoning 
Districts and Waterfront Development Shoreland District identifies that the City is to use 
construction standards identified in the Chapter 98, Technical Standards to guide the 
construction of project infrastructure. The Planning Board found that the existing site is 
connected to all public utilities, that the project does not involve the construction of any streets 
or on-site parking, and that no specific stormwater improvements are required. Thus, the 
Planning Board found that the Chapter 98, Technical Standards, have minimal applicability to 
this project. 
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PLANNING BOARD RECOMMENDATION 
 

The Belfast Planning Board, at its meeting of November 13, 2024, found that the proposal by 
WhiteCAP Builders, Daniel Waldron, President (hereinafter Applicant), on behalf of Maia Properties 
LLC, to reconstruct and expand the former Three Tides Restaurant located at 2 Pinchy Lane, 
Map 11, Lot 141 B, is consistent with requirements stipulated in City Code of Ordinances, 
Chapter 102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use Zoning 
Districts and the Waterfront Development Shoreland District. Further, the Board determined 
that the project complies with applicable requirements in Chapter 102, Zoning, Chapter 78, 
Floods, Chapter 80, Intown Design Review, Chapter 82, Shoreland, Chapter 90, Site Plan, and 
Chapter 98, Technical Standards. The Planning Board, at its meeting of November 13, 2024, 
voted to recommend that the Belfast City Council approve WhiteCAP Builders, Daniel Waldron, 
President (hereinafter Applicant), on behalf of Maia Properties LLC, request for an Amendment #1 
to the Contract Rezoning Agreement, subject to Applicant compliance with the Attachment A, 
Conditions of Approval recommended by the Board. The Board also adopted its recommended 
Conditions of Approval at its meeting of November 13, 2024. 

The Planning Board, at its meeting of November 13, 2024, approved these Findings of Fact to 
describe its decision, and authorized Bub Fournier, Director, Planning and Codes, to sign the 
Findings on its behalf. 

 
 

On Behalf of the Planning Board, 
 
 
 
__________________________ 

   Bub Fournier 
  Director, Planning and Codes  

 

__________________________ 
        Dated 
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ATTACHMENT A  

DRAFT CONDITIONS OF APPROVAL 
RECOMMENDED BY BELFAST PLANNING BOARD 

AS REVIEWED, AMENDED AND ADOPTED 
BY BELFAST CITY COUNCIL 

 
MAIA PROPERTIES, LLC 

THREE TIDES RESTURANT  
2 PINCHY LANE – MAP 11, LOT 141-B 

CONTRACT REZONING AGREEMENT 
AMENDMENT#1 

 
1. Applicant: 

 
Maia Properties, LLC 
15 Evergreen Ridge Road 
Belfast, ME 04915 

 
2. Description of Property and Project: 

 
WhiteCAP Builders, Daniel Waldron, President (hereinafter Applicant), on 
behalf of Maia Properties LLC, owner of the former Three Tides Restaurant 
property located at 2 Pinchy Lane, Map 11, Lot 141B, is proposing to 
reconstruct and expand the existing building to re-establish its use as a 
restaurant. The Applicant is proposing to demolish the current building, saving 
the foundation for future re-use, and building a new structure that captures the 
visual essence of the surrounding buildings. Like the former building, the new 
structure will serve as a bar, restaurant and beer garden and will be 3 stories tall.  
The newly constructed building will include: a ground level consisting of 
storage, cold storage, toilets and waterfront assembly & seating space; the 
second story will consist of a kitchen, bar, toilets, and indoor & deck seating; 
and the third story will consist of a service bar, toilets, storage, and indoor & 
deck seating. Access to the property will be via Pinchy Lane, Front Street, and 
the Harbor Walk.  

 
The Three Tides Restaurant and accompanying improvements have been located 
on this property since 2002. The property is 9,583 square feet in size (.22 acres) 
and it has 105.4 ft of frontage on the city-owned Belfast Harbor Walk, and it has 
66 feet of shore frontage. While the address of this property is 2 Pinchy Lane, 
the property does not have any street frontage on the nearest street, Marshall 
Wharf. The property owner and former operators of the Three Tides Restaurant 
have used Marshall Wharf to provide vehicular access to the property. 
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3. Description of City Actions: 
 

3.1 The City Council, at its meeting of July 21, 2020, reviewed all requirements 
in the City Code of Ordinances, Chapter, 102, Zoning, Article X Contract 
Rezoning, Division 4, Waterfront Mixed Used Zoning Districts and 
Waterfront Development Shoreland District, reviewed the recommendations 
by the Belfast Planning Board and Intown Design Review Committee, and 
voted to approve the issuance of Contract Rezoning Agreement Amendment 
#1 to the Applicant.   
 

3.2 The Planning Board, at its meeting of November 13, 2024, acknowledged 
that the Belfast Design Review Committee met on October 3, 2024, to review 
the Applicant proposal pursuant to Step 2 of the Contract Rezoning process 
pursuant to Step 2 of the Contract Rezoning process, and that the Committee 
prepared its recommendation to the Planning Board. The Planning Board 
and City Council, as identified in these Conditions (Condition 6), supported 
the recommendations of the Design Review Committee. 

 
3.3 The Planning Board, at its meeting of November 13, reviewed all 

requirements in the City Code of Ordinances, Chapter 102, Zoning, Article 
X, Contract Rezoning, Division 4, Waterfront Mixed Use zoning districts and 
Waterfront Development Shoreland district, Chapter 90, Site Plan, Chapter 
82, Shoreland, Chapter 78, Floods, and applicable Chapter 98, Technical 
Standards, and found that the proposed project complied with applicable 
requirements. The Board, at its meeting of November 13, 2024 adopted 
these proposed Conditions of Approval, Attachment A, and unanimously 
voted to recommend Council consideration of these Conditions of Approval. 
The Board, at its meeting of November 13, 2024, adopted Findings of Fact to 
describe its action on the Contract Rezoning Agreement Amendment #1 
application.  

 
3.4 The City Council, at its meeting of December 3rd, 2024 conducted the First 

Reading of the proposed Amendment #1 to the Contract Rezoning Agreement, 
and at this same meeting considered the recommendations of the Belfast 
Design Review Committee and Belfast Planning Board. The Council voted 
to accept the draft Agreement, subject to amendments adopted by the 
Council, at the First Reading and voted to schedule the Agreement for Second 
Reading and public hearing at the Council meeting of [----date to be 
determined----].  

 
3.5 The City Council, at its meeting of [----date to be determined----], conducted 

a public hearing on the Second Reading of the Applicant proposal pursuant to 
Step 4 of the Contract Rezoning process. The Council found that the Code 
and Planning Department provided the required public notice of the public 
hearing to abutting property owners, and that the Department advertised 
notice of the hearing in the Midcoast Villager and posted such on the City 
website.  
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3.6 The City Council, at its meeting of [----date to be determined----], reviewed 
all requirements in the City Code of Ordinances, Chapter 102, Zoning, Article 
X, Contract Rezoning, Division 4, Waterfront Mixed Use Zoning Districts 
and Waterfront Development Shoreland District, reviewed the 
recommendations of the Belfast Planning Board and Design Review 
Committee, and voted to approve the issuance of a Contract Rezoning 
Agreement to the Applicant. Issuance of the Contract Rezoning Agreement 
is subject to Applicant compliance with these Attachment A, Conditions of 
Approval. This Agreement grants the Applicant relief from certain structure 
setback requirements; reference Attachment A, Conditions of Approval. 
Further, the terms of this Contract Rezoning Agreement Amendment #1 shall 
replace and supersede terms of Use Permits and Site Plan Permits granted to 
David and Sarah Carlson, past owners and operators of the Three Tides 
Restaurant.  
 

4. City/Planning Board Determination of Project Compliance with Use and 
Dimensional Requirements for the Waterfront Mixed Use 2 Zoning 
District and Waterfront Development Shoreland District, and 
Amendments to the City Ordinance Requirements Pursuant to this 
Contract Rezoning Agreement. 

 
The Planning Board and City Council determined that the property is located in 
the Waterfront Mixed Use 2 Zoning district and the Waterfront Development 
Shoreland district. This Zoning district and Shoreland district allow a property 
owner/applicant to voluntarily request the award of a contract rezoning agreement. 
The Applicant has chosen to pursue a contract rezoning agreement to obtain a 
reduction in the amount of structure setback required for the Waterfront Mixed 
Use 2 zoning district from certain lot lines. More specifically, the lot line 
adjacent to the City owned Belfast Harbor Walk right-of-way, and a western 
side lot lines with the adjacent property owned by John Holmes that is leased 
by the Front Street Shipyard. The proposed layout and structure setbacks of the 
reconstructed restaurant is described in modified Site Plan dated 10-17-24 entitled 
"Site Plan, Lands of MAIA Properties, LLC and Mena F. Holmes, Marshall 
Wharf Road, Belfast, Maine, prepared by Good Deeds". Said Site Plan is 
incorporated as the approved Site Plan for this Contract Rezoning Agreement 
Amendment #1.  

 

4.1 Waterfront Mixed Use Zoning District Standards. 

Permitted Uses: 
 

The Applicant proposes to use the property as a restaurant. The Planning 
Board and City Council determined that a restaurant with indoor seating and 
a restaurant with outdoor seating are permitted uses in the Waterfront 
Mixed Use 2 zoning district; reference Section 102-461, 72) and 73). Any 
request by the Applicant to change the use of the property from a restaurant 
(indoor and outdoor seating) or to increase the number of seats (currently 
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about 175 seats) by 25 or more seats shall require the review and approval 
of the Belfast Planning Board as an amendment to this Contract Rezoning 
Agreement Amendment #1. The City Council, in its adoption of this 
Contract Rezoning Agreement Amendment #1, specifically authorized the 
Planning Board to consider and act on any proposal from the Applicant for 
a change of use, or an expansion in the number of seats in the restaurant, and 
to not require the further review and approval of the City Council of such a 
request as an amendment to this Contract Rezoning Agreement 
Amendment #1. 
 
Minimum Lot Size: 

 
The Belfast Planning Board and City Council determined that the minimum 
lot size standard for the Waterfront Mixed Use 2 zoning district is 20,000 
sq ft for a nonresidential use [reference Sec 102-471 l)k], and that the 
minimum street frontage requirement is 200 lineal feet for a property that 
has shore frontage [reference Sec 102-471 2)b]. Pursuant to Footnote 3 of 
the Dimensional Table for the Waterfront Mixed Use 2 zoning district, 
the Planning Board and City Council determined that the property, Map 
11, Lot 141B, is a nonconforming lot of record for a nonresidential use. 

 
Any request by the Applicant to increase the size of this nonconforming lot 
of record shall require the review and approval of the Belfast Planning 
Board. The City Council, in its adoption of this Contract Rezoning 
Agreement Amendment #1, specifically authorized the Belfast Planning 
Board to consider and act on any request from the Applicant to increase 
the size of the lot, and to not require review of such a request by the 
Council as an amendment to the approved Contract Rezoning Agreement 
Amendment #1. 

Any request by the Applicant to decrease the size of the lot or the amount of 
street frontage for the lot, either of which would result in making the lot 
more nonconforming, shall require the review and approval of both the 
Belfast Planning Board and the Belfast City Council as an amendment to 
the approved Contract Rezoning Agreement Amendment #1. 

 
Structure Setbacks. 

 
The Planning Board and City Council determined that the Dimensional 
Table for the Waterfront Mixed Use 2 Zoning district, Section 102-471, 
identifies the amount of structure setback for nonresidential structures. 

 
a. Front Setback. Subsection 3) c. identifies a front structure setback 

requirement of 10 feet from a property line. The City Council reviewed 
the potential option presented by the Planning Board and voted to allow 
a front structure setback of 1’-4” from the edge of the Harbor Walk 
right-of-way (both structure and building eaves); and the southern 
elevation of the stair core encroaches upon the town right of way a 



5 
 

maximum of 2’-5” at its most, taping down to about 2’-1” at its least. 
The amount of allowed encroachment into the Harbor Walk right-of-
way is depicted on the modified site plan dated 10-17-2024 entitled 
"Site Plan, Lands of MAIA Properties, LLC and Mena F. Holmes, 
Marshall Wharf Road, Belfast, Maine, prepared by Good Deeds". 

 
b. Side Setback. Subsection 4) c. identifies a structure setback requirement 

of 5 feet from the side property line. The Applicant is proposing to 
expand the footprint to create a new commercial kitchen and walk-in 
cooler adjacent to the northerly and westerly side lot line (common 
property lines with the adjacent Holmes property). This structure 
would be setback between 4’-6’ at its narrowest point from the west 
side property line closest to the Harbor Walk. At the Northeast 
interior corner of the building, there is a zero setback from the 
property line at its narrowest point, extending North approximately 
9’ to accommodate the exterior stair landing (no roof over this), and 
at this same corner, the setback to the building (at the roof dripline) 
is 3” at its narrowest point, gradually increasing to about 2’-1”.  
 

c. The City Council voted to allow a tapered to zero setback from the side 
lot line for the commercial kitchen/cooler expansion, provided that the 
footprint and eaves of the expanded structure are located on property 
owned by the Applicant. The amount of structure setback shall 
comply  with how it is depicted on the modified site plan dated 10-17-
2024 entitled "Site Plan, Lands of MAIA Properties, LLC and Mena F. 
Holmes, Marshall Wharf Road, Belfast, Maine, prepared by Good 
Deeds". Any request by the Applicant to increase the size of the 
structure within the minimum side setback area of 5 feet shall require 
the review and approval of both the Belfast Planning Board and the 
Belfast City Council as amended to the approved Contract Rezoning 
Agreement Amendment #1.  

 
Structure Expansions that Conform to Setback and Building Height 
Requirements. 

If the Applicant submits a request to expand the size of the structure, and 
the proposed expansion complies with all structure setback and building 
height requirements that are in effect for the Waterfront Mixed Use 2 zoning 
district, the City Council, through this Condition of Approval, authorizes the 
Belfast Planning Board to review and act on the proposed expansion, and 
that determined the such a request does not require review by the City 
Council as an amendment to this Contract Rezoning Agreement 
Amendment #1. 

 
4.2 Waterfront Development Shoreland Zone. 

Permitted Uses. The Applicant proposes to use the property as a restaurant. 
The Planning Board and City Council determined that a restaurant is a 
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commercial use and that Section 82-135, Table of Uses for the Shoreland 
zone, allows commercial uses in the Waterfront Development Shoreland 
district. Any request from the Applicant to change the use of the property 
from a restaurant, or to increase the number of seats in the restaurant by 25 
or more seats (currently 175 seats) shall require an amendment to this 
Contract Rezoning Agreement Amendment #1. The City Council, in its 
adoption of the Contract Rezoning Agreement Amendment #1, specifically 
authorized the Planning Board to consider and act on either of the above 
requests and to not require City Council review and approval of this type 
of requested amendment. 

Minimum Lot Size: The Belfast Planning Board and City Council 
determined that the minimum lot size standard for the Waterfront 
Development Shoreland district for a commercial use is 40,000 square feet 
and 200 feet of shore frontage; reference Section 82-181. Map 11, Lot 
141B does not satisfy either of these requirements, thus, the Board and 
Council determined that the property is a nonconforming lot of record. 

Any request by the Applicant to increase the size of this nonconforming lot 
of record shall require the review and approval of the Belfast Planning 
Board. The City Council, in its adoption of this Contract Rezoning 
Agreement Amendment #1, specifically authorized the Belfast Planning 
Board to consider and act on any request from the Applicant to increase the 
size of the lot.  

Any request by the Applicant to decrease the size of the lot or the amount 
of shore frontage for the lot, either of which would result in making the lot 
more nonconforming, shall require the review and approval of both the 
Belfast Planning Board and the Belfast City Council as an amendment to 
the approved Contract Rezoning Agreement Amendment #1.   

  
Structure Expansions that Conform to Setback, Building Height, Lot 
Coverage and Shore Setback Requirements. 

 
If the Applicant submits a request to expand the size of the structure, and the 
proposed expansion complies with all building height, lot coverage and 
shore setback requirements that apply to the Waterfront Development 
Shoreland district, the City Council, through this Condition of Approval, 
authorizes the Belfast Planning Board to review and act on the proposed 
expansion, and to not require review of such a proposal by the City Council 
as an amendment to this Contract Rezoning Agreement Amendment #1. 

 
 

5. ON-SITE and OFF-SITE PARKING. 
 

The Planning Board and City Council decided that the Applicant is not required 
to provide any on-site parking for the current proposal, a 175-seat restaurant (93 
total exterior seating (30 seats on ground level, 36 seats on bar level, and 27 
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seats on second floor; all seasonal deck seating), and 82 total interior seating (32 
seats on bar level, 50 seats on second floor level). The Planning Board and 
Council determined that the Applicant could obtain adequate parking for 
patrons of the restaurant by the use of off-site public parking. The City also 
recognized that the Applicant may have a greater number of patrons at the 
restaurant who do not have a seat; standing customers.  

 
This Condition grants the Applicant the right to establish the 175 seats currently 
proposed, and to increase the number of seats by 25 or less (total of 200 seats) 
without any further review and approval by the City. Any request by the 
Applicant to increase the number of seats to 200 or more, shall require the 
review and approval by the Planning Board as an amendment to this Contract 
Rezoning Agreement Amendment #1. The City Council specifically authorized 
the Planning Board to act on a request to increase the number of seats to 200 or 
more and to not require City Council review of any such proposed amendment. 

 
The City Council also identified its intent to designate (convert) two of the 
current paved public parking spaces located in Belfast Yards and adjacent to the 
side of the Front Street Pub property as handicap accessible parking. Said 
handicap parking would not be devoted exclusively to the use by patrons of the 
Three Tides Restaurant (it would be available to all), however, it would help to 
provide some handicap parking within reasonable proximity to the Three Tides 
Restaurant. The Applicant is not responsible for providing any on-site or off-
site handicap accessible parking if the City does not create this intended parking.  

6. BUILDING APPEARANCE. 
 

The Planning Board and City Council determined that the exterior of the 
existing building and the new additions to the building must substantially 
comply with the building elevation drawings prepared by WhiteCAP 
Builders that were reviewed and recommended by the Belfast Intown Design 
Review Committee at its meeting of October 3rd, 2024, reference drawings 
dated September 16, 2024, a copy of which are on file at the Code and 
Planning Department offices.   
 
The City Council, as a condition The City Council, as a condition of this 
Contract Rezoning Agreement Amendment #1, determined that any 
substantive change in the approved building design shall require the review 
and approval of the Design Review Committee pursuant to requirements of 
the City Code of Ordinances, Chapter 80, Intown Design Review, and that 
said types of proposed changes would not require review as an amendment 
pursuant to the contract rezoning process, unless such are proposed as part of 
an application that would require the review of the City Council or Planning 
Board as an amendment to this Contract Rezoning Agreement Amendment 
#1. As such, the Design Review Committee would review and act on a 
permit request through the standard process identified in Chapter 80, and 
would have the authority to approve or deny a proposed change. 
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7. UTILITIES. 

The existing building is connected to all public services and no specific 
improvements are proposed or required. A request to install new utilities or alter 
the existing location of any utilities shall be subject to review and approval by 
the Code Enforcement Officer and shall not require review by the Planning 
Board or City Council as an amendment to this Contract Rezoning Agreement 
Amendment #1. 

 
8. SEWER USE FEES. 

 
The Applicant is proposing an increase in the number of seats at the restaurant, 
by 33 seats. Pursuant to the City Sewer Connection and Use Policy, as such was 
amended in 2017, the Applicant, prior to issuance of an Occupancy Permit, 
shall pay the City the attendant fee associated with the increase in the amount of 
sewer effluent generated by the expanded use. Tue Applicant shall submit the 
required application to the Code Enforcement Officer to determine the amount 
of fee that must be paid. Further, any future increase in the number of seats 
may require the Applicant to pay an additional sewer usage fee. 

 
9. GLARE-LIGHTING. 

 
No exterior lighting shall cause glare on an adjacent property, a public street or 
the Harbor Walle All on-site lighting shall be down-directed (less than 3000k, 
full cut-off) to minimize the likelihood of offensive glare, and no on-site lighting 
shall cause glare that would adversely affect navigation on the adjacent River. 
The installation of any and all exterior lighting, such as the type and location of 
any fixture, and type of light source, shall be subject to the review and approval 
of the Code Enforcement Officer and shall not require review by the Planning 
Board or City Council as an amendment to this Contract Rezoning Agreement 
Amendment #1.  

 
10. NOISE. 

 
Restaurant, and any music/entertainment that performs at the Restaurant, shall 
comply with all requirements of Chapter 34, Miscellaneous Offenses, Article II, 
Noise and Public Conduct, of the City Code of Ordinances, as such Ordinance 
may be amended from time to time, and shall obtain any and all required City 
licenses to offer music/entertainment. Further, if the Applicant proposes any 
exceptions to said requirements for a specific event that may be operated on the 
premises, the Applicant shall obtain the approval of the City Council to host 
such an event. 

 
11. SOLID WASTE.  

 
The Applicant proposes to manage the collection and disposal of solid wastes by 
leasing an off-site area owned by 48 Marshall Wharf, LLC (Map 11, Lot 141) 
for the location of a dumpster and recyclable containers. The Applicant is 
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responsible for the regular collection of all wastes, for depositing all wastes in 
the off-site dumpster/recyclable containers, and for ensuring that the dumpster 
area is well maintained and kept free of litter. Further, the Applicant must 
ensure that the dumpster/waste collection area complies with all City 
requirements regarding screening; reference Chapter 102, Zoning, Article VIII, 
Supplementary Performance Standards. 

The Applicant shall take all reasonable measures to minimize, to the greatest 
extent practical, attracting rodents to the site by using good quality practices to 
manage all wastes. 

 
If the Applicant proposes to change the location of the waste collection area or 
the method of collecting and disposing of wastes, the Applicant shall obtain the 
review and approval of the Belfast Code Enforcement Officer regarding said 
change. Said change shall not require an amendment to this Contract Rezoning 
Agreement, however, the Code Enforcement Officer may choose to consult with 
the Belfast Planning Board regarding the review of a proposal to amend the 
method or location for the collection and disposal of solid wastes and 
recyclables. 
 

12. FLOOD PLAIN REQUIREMENTS. 
 

The Applicant is subject to compliance with Chapter 78 Floods; Code 
Enforcement Officer will review compliance with regulations and work with 
Applicant to ensure compliance with regulations set forth in Chapter 78 Floods. 

 
13. STORMWATER.  

 
The City requires that all stormwater be directed away from all adjacent 
properties, including the City Harbor Walk, and that the Applicant take 
appropriate measures to direct all stormwater to the adjacent River. This 
Condition, however, shall not preclude the opportunity for the Applicant to tie 
stormwater from the roof into the City storm drain system adjacent to the Harbor 
Walk if said connection is approved by the Public Works Director. The Code 
Enforcement Officer (and potentially the Public Works Director) shall be 
responsible for the review and approval of all construction plans to ensure that 
this standard is addressed. If stormwater from the site, particularly the new 
construction, does flow or adversely impact an adjacent property, the Applicant 
shall take any and all appropriate measures to address this problem. 

 
14. BICYCLE RACK.  

 
The Applicant, prior to issuance of an Occupancy Permit, shall be required to 
install an on-site rack/facility to support bicycle use. The City Code 
Enforcement Officer, pursuant to this Condition, is authorized to approve the 
final location of the bicycle rack. 
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15. HANDICAP ACCESSIBILITY.  

 
The main floor of the former Restaurant and all proposed renovations satisfy 
handicap accessibility concerns; there is a handicap accessible ramp to the main 
floor, and the existing restrooms satisfy accessibility standards. The City, in 
issuing this Contract Rezoning Agreement Amendment #1, recognizes that the 
Applicant is not required to provide handicap accessible improvements to the 
new upper floor of the restaurant because the main floor of the restaurant offers 
similar accommodations. The Applicant shall be required to obtain a Barrier 
Free Permit from the State Fire Marshall Office.  

  
16. OUTSIDE STORAGE. 

 
The Applicant shall not store goods, materials, equipment and similar objects 
outside of the Restaurant building, and shall not store any goods, materials, 
equipment or similar objects between the Restaurant building and the Harbor 
Walk. All goods, materials equipment and similar objects shall be stored inside 
the building or shall be properly screened from public view. Chapter 102, 
Zoning, Article VIII, Supplementary District Regulations, prohibits Outside 
Storage that is not properly screened. 

 
17. SIGNS. 

 
On-site signage shall comply with the Sign provisions that apply to the 
Waterfront Mixed Use 2 zoning district. The Applicant shall obtain the required 
permit from the Code Enforcement Officer for any on-site signage. 

 
18. PERMIT ISSUED TO APPLICANT – CHANGE IN OWNERSHIP.  

Prior to the issuance of Prior to the issuance of an Occupancy Permit for the 
construction identified in this application, this Contract Rezoning Agreement 
Amendment #1 issued to the Applicant is granted specifically to the Applicant, 
and is not transferrable or assignable to any other party without the specific 
review and approval of the Belfast Planning Board as an amendment to this 
Contract Rezoning Agreement Amendment #1. The role of the Planning Board 
is to determine if the new Applicant/Owner has the financial and technical 
ability to satisfy requirements of this Contract Rezoning Agreement Amendment 
#1. Said review of the Planning Board shall occur within 30 days for a request 
in a change of ownership, and approval of said transfer shall not be unreasonably 
withheld. The City Council authorized the Planning Board to act on such a 
change of ownership without further review and approval by the City Council. 

 
Post issuance of an Occupancy Permit, a request for a transfer in ownership of 
the Agreement shall be subject to the review and approval of the City Code 
Enforcement Officer, who shall consult with the City Manager and City 
Attorney in the review of the request for a transfer of this Agreement. Said 
review of the Code Enforcement Officer shall occur within 30 days for a request 
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in a change of ownership, and approval of said transfer shall not be unreasonably 
withheld. 

This Condition modifies the established procedures to consider a transfer of this 
Agreement that are identified in Clause 8), Assignment, of this Contract 
Rezoning Agreement Amendment #1 between the Applicant and the City. 

19. OCCUPANCY PERMITS. 
 

The City shall use the issuance of an Occupancy Permit as the main form of 
performance guarantee to ensure that the Applicant satisfies all City requirements 
prior to use and occupancy of the building. The Code Enforcement Officer shall 
be responsible for determining if an Occupancy Permit should be issued.  
 

20. NON-CITY (OTHER) PERMITS. 
 

The Applicant shall provide the City Code Enforcement Officer a copy of all 
permits that may be required and that it obtains from any state or federal (non-
City) agencies. If a state or federal permit applies to improvements involved 
with the issuance of a City building, demolition or similar permit, the Applicant 
shall obtain said permits prior to the issuance of a City permit. 

 
The Applicant shall abide by terms of all state and federal (non-City) permits that 
are required for this project. If any conditions or requirements imposed by state 
or federal agencies differ or conflict with requirements established by the City, 
the Applicant shall inform the City of said conflicts and shall work with the City 
to resolve the conflict. This could require an amendment(s) to the City permits 
and this Contract Rezoning Agreement Amendment #1. 

 
The Applicant shall inform the City Code Enforcement Officer of orders 
regarding project construction or compliance that may be issued by other 
agencies, and describe the action performed by the Applicant to comply with 
the respective order.  
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4" Concrete Slab
Reinforced with #10 Remesh

10 Mil Vapor Barrier

2" XPS Rigid Polyiso Insulation, R11

6" Compacted Drainage Stone, Fill

Compacted Earth Fill

8" Reinforced Concrete Stem Wall with 8" X 16" Footing

2" XPS Rigid Polyiso Insulation, R11

Paint-on Waterproofing

4" Perf  Pipe Wrapped in Filter Fabric & 12" Drainage Stone
Drain to city Harbor Walk runoff  outlet

6" Compacted Drainage Stone

Typ Concrete Stem Wall Assembly Typ Slab Assembly

Existing Concrete Foundation

1/2" Rebar vertical dowel, every 48" & with 10" each end
1/2" Rebar horizontal dowel, every 48" & within 10" top & bottom

1/2" Rebar Hook dowel, every 48" & with 10" each end

8" X 16" Cast Concrete Footing
Reinforced with 1/2" Rebar Dowel

CMU to fill stem wall cut-out to
top of  existing foundation stem wall

1/2" Cedar Shingle Siding, 5" Exposure

1 1/2" R-Zip Wall Sheathing, Taped all seams
(Includes 1" Polyiso Continuous Insulation

+ 1/2" OSB Wall Sheathing, R-7)

1/2" OSB Sheathing

5" Rockwool Insulation, R-23
(Total Wall, R-30)

2" X 6" KDS Wall Framing, 16" OC

3/4" Advantech Subfloor

3 1/2" X 11 7/8" KDS Truss Joist, Max 24" OC

2" X 6" PT Sill Plate

Sill Seal

Typ Exterior Wood Framed Wall Assembly

1 7/8 X 11 7/8 LVL Ridge Pole

Asphalt Single Roofing

Asphalt Shingle Underlayment

8" Spray Foam Polyiso Insulation, R 56

5/8" Zip Roof  Decking, Taped all seams

2" X 10" KDS Roof  Framing, 16" OC

5/8" GWB

Typ Roof  Assembly

Decorative 2" X 8"
Ceiling Truss, 48" OC

2" X 6" T&G KDS Floor Decking

3 1/2" X 11 7/8" KDS Truss Joist, Max 24" OC

Neudo to cover insulation, 4" of  grage

2" X 6" PT Decking

2" X 10" PT Deck Ledger, Rim & Joists
Max 16" OC

2" X 6" PT Decking

2" X 10" PT Deck Ledger, Rim & Joists
Max 16" OC

Existing Floor Level
Below Flood Plane

New Floor Level
Above Flood Plane

2'
-7

"

W08W08

W11W11

D10D10

5068 D07D07

W13W13

W12W12

D04D04

2424

8068

Elevation 5

W06W06

W02W02

W05W05W05W05

W06W06

W15W15

9'

7'
-1

0 
1/

4" 7'
-6

"

1'-0 5/8"

9'

1'-1 3/8"

8'
2'

Bottom of Footing
-14'-2 5/8"

Top of Footing
-13'-6 5/8"

8"

Top of Slab
-8'-6 5/8"

5'
-0

"

Top of Lower Pony Wall
-5'-1 5/8"

3'
-5

"

Header
-1'-4 1/8"

3'-9 1/2"

Grade Level
0'-0"

1'-4 1/8"

5'-0 3/8"

5'
-0

 3
/8

"

Ridge
5'-8 1/8"

7 
3/

4"

Header
7'-0"

1'-3 7/8"

Top of Wall
9'-0"

2'-0"

Top of Subfloor - 2nd Floor
10'-1 3/8"

1'-1 3/8"

Header
16'-9 3/8"

6'
-8

"

Top of Wall
18'-1 3/8"

1'-4"

Rough Ceiling - 2nd Floor
20'-1 3/8"

2'-0"

Header
25'-2 1/2"

5'-1 1/8"

Ridge
28'-4 3/4"

3'
-2

 1
/4

"

Highest Ridge
28'-10 3/4"

6"

8'
-5

"
8"

2'
-1

0"
8"

2'
-1

0"
8"

6'
-8

"

6'
-8

"

10 3/4"

12
'-9

"

2'
-1

0"
8"

3'
-6

"

3'
-6

"
3'

-6
"

Stair Rise = 6 11/16"
Stair Tread = 12"

(11" nose to nose)
Stair nosing overhang = 1"

Hand Rail Height = 34"
Guard Rail Height =42"

4" Max space between balusters

1 1/2" T&G Floor Decking, Polyurethane Finish

1 7/8" X 11 7/8 LVL Ledger, Rim & Floor Joists
Max Span 10'-0", Max Spacing 16" OC

5/8" GWB, Type X Ceiling Sheathing

3/4" Oak Stair Tread

2" x 12" KDS Framing Stair Stringer
Max Spacing 16" OC

34" Continuous, Graspable Handrail
42" Guard Rail

1/2" Cedar Shingle Siding, 5" Exposure

1 1/2" R-Zip Wall Sheathing, Taped all seams
(Includes 1" Polyiso Continuous Insulation

+ 1/2" OSB Wall Sheathing, R-7)

3/4" Fire-Retardant OSB Wall Sheathing

5" Rockwool Insulation, R-23
(Total Wall, R-30)

2" X 6" KDS Wall Framing, 16" OC

1/2" Type X GWB

Typ Exterior Wood Framed Wall

1 7/8 X 11 7/8 LVL Ridge Pole

Asphalt Single Roofing

Asphalt Shingle Underlayment

16" Rockwool Fiber Insulation, R 56
(Total Ceiling, R56)

5/8" Zip Roof  Decking, Taped all seams

2" X 10" KDS Roof  Framing, 16" OC

5/8" Type X GWB Ceiling Sheathing

Typ Roof  Assembly

2" X 6" KDS Ceiling Framing, 16" OC

8" Polyiso Spray Foam Insulation, R 56
(Total Roof, R 56

3/4"  T&G Advantech Subfloor Sheathing 

2" X 10" KDS Ledger, Rim & Floor Joists
Max Span 10'-0", Max Spacing 16"

OC5/8" GWB, Type X Ceiling Sheathing

3/4" Advantech Subfloor Sheathing

1 7/8" X 11 7/8 LVL Ledger, Rim & Floor Joists
Max Span 10'-0", Max Spacing 16" OC

5/8" GWB, Type X Ceiling Sheathing

3/4" Engineered Vinyl Flooring

3/4" Engineered Vinyl Flooring

W06W06

W02W02

W05W05W05W05

W06W06

W15W15

Elevation 6

6" 1' 2' 2'-9" 1'-6"

1'-6" 4'-9" 1'-6"
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"2'
-1

0"3'
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"
1'
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"

Elevation 7
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"

2'

1'3'-6"

Elevation 8

10/17/2024

15
 E

ve
rg

re
en

 R
id

ge
 R

d.
, B

el
fa

st
, M

E
  0

49
15

   
20

7-
33

8-
31

12

Date:

Sheet:

Scale:

M
A

IA
 P

ro
pe

rt
ie

s, 
LL

C
., 

 3
 T

id
es

2 
Pi

nc
hy

 L
an

e,
 B

el
fa

st
, M

E
  0

49
15

M
ap

 1
1 

/ 
Lo

t 1
41

-B

C
ro

ss
 S

ec
tio

ns
 5

 &
 6

,
W

al
l E

le
va

tio
ns

 7
 &

 8

3/16" = 1'-0"

6/8
1/2" = 1'-0"

Typical ADA
Bathroom
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2nd Floor

DN
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New Building
Dripline

Approx 2,014 sqft

Decks, Ramps &
Stairs

Porch &
Stairs

Porch &
Stairs

1st Floor
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