


















































 
 
 
 
 

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 20, 2025 

 

TO:  Mayor, City Council, and City Manager  

 

FROM: Bub Fournier, Director of Planning and Codes  

 

CC: Kristin Collins, City Attorney and Alexandra E. Sykes, City Planner 

 

RE:  First Reading – Contract Rezoning Agreement Amendment #9 – Front Street Shipyard  

 

 

BACKGROUND INFORMATION  

 

SHM Front Street, LLC, Applicant, is proposing a change of ownership of the Front Street 

Shipyard properties located at 101, 65, and 45 Front Street , Map 11 Lots 136, 136-A, 136-B and 

132.  The existing development, valued by the City Assessor at approximately $11.5M in 2025, is 

approximately 6 acres in size and located on the Belfast Waterfront with road frontage on Front 

Street.  The development is subject to a Contract Rezoning Agreement between the property 

owners and the City of Belfast, most recently amended in 2014 with Amendment #8. The currently 

proposed Amendment #9 consists of proposed property ownership transfer from DUBBA, LLC 

and Building 6, LLC to SHM Front Street, LLC. There are no substantive changes in approved 

uses and/or operations for the Shipyard at this time; therefore, this review addresses only the 

financial and technical capacity of SHM Front Street, LLC pursuant to Chapter 102 Zoning, Article 

X Contract Rezoning, Division 4 Waterfront Mixed Use 1 and Waterfront Mixed Use 2 zoning 

districts and the Waterfront Development shoreland zoning district.  The subject properties are 

located in the Waterfront Mixed Use 1 zoning district and the Waterfront Development shoreland 

zoning district.  

 

Historically, the property underwent a detailed Contract Rezoning process as it was redeveloped 

after the Stinson Seafood sardine packing plant closed in 2001.  In 2005, the City began controlling 

the defunct railyard in this area, and in 2006 renovations to the footbridge were completed. Also 

in 2005, the City adopted the first Contract Rezoning Agreement for the property, although the 

current owners, DUBBA, LLC, did not take over control of the property until Amendment #3 to 

mailto:planningandcodes@cityofbelfast.org


 

the Contract Rezoning Agreement for the property in 2011. Over the course of a series of Contract 

Rezoning Amendments, the project developed in to the Front Street Shipyard many are familiar 

with currently.   

 

The proposed new owner and Applicant has submitted the following documents, which are 

included in your packets: 

1) A letter to the Planning Board (and City Council) describing the request from Safe Harbor 

Marinas to transfer ownership of the Shipyard. 

2) A Letter from JB Turner, President and General Manager of the Shipyard, to the Planning 

Board and City Council describing his intent to remain full time in his current position with 

public facing operations continuing unchanged including plans for current employee 

retention. 

3) An Excerpt from Safe Harbor Marinas Sustainability Report describing their company 

structure, and financial and technical capability. 

4) A Contract Rezoning Agreement matrix describing different rights and responsibilities of 

the different parties outlined in the complex Contract Rezoning Agreements and 

Amendments. 

5) A redacted purchase and sale agreement between the current owner and the proposed 

owner. 

 

The Planning Board reviewed the proposed change of ownership for the Shipyard on November 

19, 2025 and issued the enclosed recommendation for adoption of a Contract Rezoning 

Amendment #9 to incorporate the change pursuant to Chapter 102 Zoning, Article X Contract 

Rezoning Division 4 Waterfront Mixed Use 1 and Waterfront mixed Use 2 zoning districts and 

Waterfront Development shoreland zoning district. 

 

I am also including a copy of the abutters notice that was sent to all property owners within 250’ 

of the subject properties.  I would also note that a public hearing is required for the Second 

Reading, for which I have already sent out an advertisement in the Midcoast Villager for the 

December 16th, 2025 City Council meeting. 

 

REQUESTED COUNCIL ACTIONS  

 

Staff would like to describe the proposal and recommendation by the Planning Board at your 

upcoming meeting.  Representatives for Safe Harbor Marinas 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 Amendment #9 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 Amendment #9 to the Contract Rezoning 

Agreement as discussed and/or amended and to direct staff to schedule a public hearing and 

Second Reading (suggested date December 16, 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 to a Contract Rezoning Agreement.  
  



October 21, 2025 

City of Belfast 
Attn: Bub Fornier 
131 Church Street 
Belfast, Maine 04915 

Re: Front Street Shipyard / Ownership Change Request under the Contract Rezoning Agreement, 
Comprehensive Master Agreement and Operational Policies

Mr. Fornier and Members of the Planning Board, 

On behalf of Safe Harbor Marinas (“Safe Harbor”) and SHM Front Street (as defined below), I am pleased to 
request a change of ownership under the Contract Rezoning Agreement, as amended, and Comprehensive 
Master Agreement, as amended. In connection with such request, please find below and attached information 
regarding our financial and technical capacity, understanding and acceptance of rights and responsibilities, 
estimated operational costs and financing strategy, proposed purchase of Front Street Shipyard, and plans for 
Front Street Shipyard. 

A. Financial and Technical Capacity

Founded in 2015, Safe Harbor is the most diversified owner and operator of marinas, with 149 locations across 
the U.S., Caribbean, Mediterranean, and Central America.  

We maintain strong financial health, supported by our operational scale. Our ability to comply with the Contract 
Rezoning Agreement, as amended, and all applicable City land use ordinances is supported by our technical 
expertise and a dedicated team of professionals in engineering, planning, and regulatory compliance. 

Further details and information regarding Safe Harbor and its revenue, properties, and key programs and 
initiatives are included in the excerpts from our 2024 Sustainability Report attached hereto as Schedule 1.  

B. Understanding and Acceptance of Rights and Responsibilities

Safe Harbor understands and accepts the rights and responsibilities of Dubba, LLC set forth in the Contract 
Rezoning Agreement, Comprehensive Master Agreement and Operational Policy, as amended. A matrix 
summarizing such rights and responsibilities set forth in the Contract Rezoning Agreement, as  amended, is 
attached hereto as Schedule 2. 

C. Estimated Operating Costs and Financing Strategy

The estimated annual operating cost for the Front Street Shipyard is projected to range between $5.5 million 
and $6 million. This includes expenses related to payroll, repairs and maintenance, advertising and 
marketing, administrative functions, leasehold obligations, utilities, taxes, and insurance. Safe Harbor 
will fund the operation through a combination of cash flows generated by the business and its own capital. 

D. Proposed Purchase

DM2\300786143.3 



D. Proposed Purchase

Safe Harbor, as purchaser, and Dubba, LLC, as seller, are parties to an Agreement of Purchase and Sale dated 
April 7, 2025 ("Purchase Agreement"), for Safe Harbor's acquisition of the property comprising Front Street 
Shipyard. Escrow for such acquisition is scheduled to close on December 31, 2025. Prior to closing, Safe Harbor 
will assign its interest under the Purchase Agreement to its wholly owned subsidiary, SHM Front Street, LLC, a 
Delaware limited liability company ("SHM Front Street"). SHM Front Street will take title to the Front Street 
Shipyard property upon closing. A redacted copy of the Purchase Agreement is attached hereto as Schedule 3. 

E. Future Operations

Safe Harbor plans to maintain the property as a working marina and boatyard. We are committed to continuous 
investment in the asset and its employees, with an estimated $5 million investment planned within the first three 
years of ownership. Beyond this initial investment, Safe Harbor will continue to allocate resources for ongoing 
maintenance. 

Following your receipt of this request, please confirm our inclusion on the Planning Board's meeting agenda for 
November 12, 2025. 

We look forward to a mutually beneficial relationship with the City of Belfast and are pleased to answer any 
further questions you may have. 

Best Regards, 

Greg Glavin 
Regional Vice President- Massachusetts, Maine, and New Hampshire 
Safe Harbor Marinas 

DM2\300786143.3 

A redacted copy of pertinent pages of the Purchase Agreement is attached hereto as Schedule 3.  

Christina Morgan
Rectangle
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OUR CEO
a letter from

Safe Harbor’s Members and Teammates are stewards of some of Earth’s most 
precious natural resources. Each year, we challenge ourselves to surpass previous 
milestones in care of the places where we operate. This 2024 Sustainability 
Report includes details of how we’ve advanced and evolved our efforts to better 
serve our silent stakeholder, the natural environment. We hope you will enjoy 
reading about our progress and commitment to the people and places that 
make Safe Harbor special. Still more ambitiously, we hope you will join us 
in our efforts to care for the waterfront as we build something beautiful in 
the world together.

We hope you will join us 
in our efforts to care for 

the waterfront as we build 
something beautiful in the 

world together.”

“

BAXTER UNDERWOOD
CHIEF EXECUTIVE OFFICER
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SUSTAIN
safe harbor

ABIL ITY
About Our Company

Welcome to Safe Harbor’s 2024 Sustainability Report. 

Safe Harbor Marinas, LLC (“Safe Harbor”) is the 
country’s largest and most diversified owner and 
operator of recreational marinas. We provide top-
quality nautical destinations, services, and hospitality 
at 138 locations across the United States and 
Puerto Rico. 

Through our services, hospitality, and amenities, we aim 
to facilitate boating experiences that connect people to 
each other and to the inspiring coastal, estuarine, and 
marine habitats in which we operate. 

As of the end of the reporting period ending on 
December 31, 2024, Safe Harbor was a subsidiary of Sun 
Communities, Inc. (“Sun”), a publicly traded real estate 
investment trust (“REIT”) listed on the New York Stock 
Exchange with ticker symbol SUI. 

About This Report

This report details progress 
within the Safe Harbor Sustainability 
program from January 1 through December 
31, 2024, except where otherwise noted. In 
these pages, you will find updates on key programs 
and initiatives, as well as environmental and social 
Key Performance Indicators (“KPIs”) specific to Safe 
Harbor for 2024.

Safe Harbor’s sustainability measures 
and annual highlights can be found at 
suninc.com/esg. The information described 
in this report is specific to Safe Harbor 
Sustainability and does not include Sun. This 
report may include restatements of information 
as set forth in the Global Reporting Initiative’s Universal 
Standards (“Standards”). This report was produced with 
reference to the Standards.
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NETWORK
our

138
24
19

PROPERTIES

STATES + PUERTO RICO

SUPERYACHT LOCATIONS
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As of December 31, 2024 
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STAKEHOLDER
VALUE

Wet & dry slips 
End-to-end service

Fuel sales
Amenities

Member Experiences

IN  ANNUAL  RE VENU E

$965.8M
PROPERT IES

138
19

SUPERYACHT  LOCATION S

2,818
TEAM M ATES 1

48,760
WET SL IP  &  DRY  STACK STORAGE SPACES

39,000+
MEM BERS

1As of December 31, 2024, excluding seasonal hires.
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LEADERSHIP SUPPORTING
SUSTAINABILTY

Safe Harbor Marinas is led by a talented and diverse group of executive and management-level 
Teammates. Our team brings a variety of backgrounds, perspectives, and experiences to the table 
when making critical decisions for the company. Together, we share a common commitment to 
building something great over time—a one-of-a-kind, future-focused recreational boating network 
focused on excellence in delivering the best of waterfront lifestyle.

Highest governance body at Safe Harbor, consisting 
of Safe Harbor’s CEO as well as two representatives of 
our parent company.

Responsible for all sustainability-related oversight 
at Safe Harbor and consists of executive and 
management-level Teammates representing multiple 
company departments, including: 

01 The VP of ESG is responsible for overseeing and 
advancing Safe Harbor Sustainability initiatives, 
annual reporting, and providing validated business-
unit specific data to Sun for portfolio-wide ESG 
reporting. Safe Harbor’s VP of ESG participated in 
regular meetings with Sun’s head of Sustainability to 
ensure alignment on reporting. She also served on 
Sun’s ESG Steering Committee, which consisted of 
representatives from Sun subsidiaries and promoted 
collaboration and resource sharing. 

The Committee is responsible for conducting the 
company’s annual ERM exercise, identifying business 
risks, and developing action plans for risk mitigation 
each year. Results of risk assessments are regularly 
shared between individual Safe Harbor and Sun 
departments and at the executive level. 

Provides oversight on all EHS programs and helps to 
advance improvements to our program and protocols.

02

03

04

05

2024 Sustainability Oversight3 Oversight
Structure

SAFE  H ARBOR ESG COUNCI L

EXECU TIVE  COM M ITTE E

SAFE  H ARBOR ESG D EPA RTME NT

SAFE  H ARBOR ENTERPRISE  R ISK  MANAGE ME NT
“ ERM ”  COM M ITTEE

SAFE  H ARBOR ENVIRON M ENT,  H EALTH &  SAFETY
“ EH S”  COM M ITTEE

01

02

03

04

05

3Please see Additional Information on page 76 for more information on 
anticipated changes to Safe Harbor ownership and governance in 2025.
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•	 Safe Harbor’s CEO
•	 Accounting
•	 Construction and Development
•	 Environment, Health, and Safety (EHS)
•	 Finance
•	 Human Resources
•	 Hospitality and Branding
•	 Information Technology
•	 Legal
•	 Marketing
•	 Procurement
•	 Risk
•	 Strategic Operations
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OUR CULTURE

Benefits

We believe each Teammate should have the opportunity 
to thrive, vocationally and personally, in their role at our 
company. To that end, we provide a comprehensive benefits 
package to full-time Teammates that includes a 401(k) plan 
with employer match; eight-weeks paid parental leave; 
medical, dental, and vision insurance; as well as paid time off 
allowances for all Teammates. We are constantly exploring 
ways to improve our benefits offerings where feasible using, 
among other things, data collected through our annual 
Teammate NPS survey. 

The skills, dedication, and enthusiasm of our Teammates, Members, 
and communities are among Safe Harbor’s greatest assets. When 
it comes to our team, we invest in people with the aim of watching 
them grow and thrive over the long term. Our team’s diversity, too, 
is one of our greatest strengths. Safe Harbor is able to adapt to 
modern business challenges because of the innovation that stems 
from dialogue between people of varied backgrounds, experiences, 
and perspectives. 

From benefits and training offerings to scholarships and 
professional development opportunities, we are constantly striving 
for excellence as an employer and to make Safe Harbor a workplace 
of opportunity, service, and respect for all. 

This section discusses our approach to recruiting, hiring, 
and investing in Teammates whose values and 

character align with and add to our culture of 
growth, inclusivity, and care for others.
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New hires

738

Veteran Teammates

102

Veteran Teammates hired in 2024

21
9,507

Total training hours

2,818
Teammates

Teammate Age

22% 22% 18% 19% 19%

Teammate Tenure5 Teammate Gender

<5

5–10

10–20

20+

24%

75%

Under 30 30–39 40–49 50–59 60+

(years)

FEMALE

MALE

5Safe Harbor honors Teammate tenure prior to a property being acquired.
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Safe Harbor Marinas: sustainability@shmarinas.com

Company Name

Headquarters

Description

Main Products 
& Services

Financial Reports

Reporting Contact

Safe Harbor Marinas, LLC

Dallas, Texas, United States

Our marinas offer wet slip and dry storage space leases, end-to-end 
service (such as routine maintenance, repair, and winterization), fuel 
sales, and other high-end amenities. These services and amenities offer 
convenience and resort-quality experiences to our Members and guests.

Safe Harbor’s 2024 financial reports are consolidated with Sun’s financial 
filings, which are publicly available at suninc.com/sec-filings.

12 This report reflects Safe Harbor governance for reporting year beginning January 1, 2024 through December 31, 2024. In April 2025, Blackstone Infrastructure 
completed its acquisition of Safe Harbor Marinas. Governance disclosures will be updated to reflect changes to ownership of, and sustainability governance 
within, Safe Harbor in 2025.
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As of December 31, 2024, Safe Harbor Marinas, LLC was a wholly owned 
subsidiary of Sun Communities, Inc.12 (NYSE: SUI) (“Sun”), and our network 
consisted of 138 marinas across the United States and Puerto Rico. The 
company currently serves over 39,000 Members. In April 2025, Safe 
Harbor was acquired by Blackstone Infrastructure (see footnote below).
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 1 
Contract Rezoning Agreement Amendment #3 through #8 

FRONT STREET SHIPYARD – CONTRACT REZONING AGREEMENT 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

   EXHIBIT A 
PLANNING BOARD’S  

CONDITIONS OF APPROVAL 

   

1.   CITY PERMIT APPROVAL    

 X  Apply to amend the Contract Rezoning Agreement, as amended, to propose to 
amend any terms. (Amendment #8) 

Applicant Ongoing  SHM 

2.   CHANGE IN APPLICANT    

  X Apply for change of ownership approval by the Planning Board and City 
Council for (a) new owner, or (b) change of controlling ownership. 
(Amendment #4) 

SHM Ongoing  SHM 

3.   NON-CITY (OTHER) PERMITS    

  X Provide the Code Enforcement Officer a copy of all permits that may be 
required and that it obtains from all parties other than the City. 
(Amendment #4) 

Applicant Presumably 
Completed   

SHM 

  X Obtain permits for improvements involved with the issuance of a City 
building prior to the issuance of a City permit, or the start of work authorized 
by a City permit. (Amendment #4) 

Applicant Ongoing  SHM 

  X Abide by terms of all state, federal and quasi-public agency (non-City) 
permits that are required for this project, and inform the City if any conditions 
or requirements imposed by said entities differ or conflict with requirements 
established by the City of these conflicts and shall work with the City to 
resolve the conflict. (Amendment #4) 

Applicant Ongoing  SHM 

  X Inform the 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. 
(Amendment #4) 

Applicant Ongoing  SHM 



 

 
 2 
Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

4.   USE OF BUILDINGS AND CONSTRUCTION SCHEDULE     

   Use:    

   Building #1:    

 X  Use as boat storage and boat repair (first floor) and ancillary uses to its boat 
repair, boat storage, boat refitting and boat building operations (second floor), 
and may also be used for industrial uses; compacted gravel area on former 
Building #1 footprint may be used for outside boat storage and employee 
parking (Amendment #4) 

N/A N/A N/A 

  X Demolish existing building. (Amendment #3) Permittee Complete1 N/A 

  X Construct concrete retaining wall and regrade and compact all fill on site of 
former building. (Amendment #3 and #4) 

Permittee Presumably 
Complete2 

SHM 

 X  Construct new 2-story building, approximately 11,700 sq. ft. (Amendment #4) Permittee Presumably 
Complete3 

SHM 

   Building #2:    

 X  Any use directly related to its operation of a boat storage, boat repair, boat 
refitting and boat building facility (Amendment #8);  

N/A N/A N/A 

 X  Demolish existing building. Permittee Complete4 N/A 

 X  Construct new building, provided a plan and building design for the 
replacement structure was submitted. (Amendment #4) 

Permittee Not 
Completed5 

SHM 

 X  Reconstruct existing pile supported pier on which Building #2 is located, 
including the area that will be used for the Harbor Walk. (Amendment #4) 

Permittee Presumably 
Complete6 

SHM 

 
1 Completed in February 2011 per Amendment #4  
2 Required completion by October 1, 2011 
3 Required completion by October 1, 2012.  
4 Completed in June 2011 per Amendment #4 and Amendment #8 
5 Required plan submittal by October 1, 2017 and completion by October 1, 2018.  



 

 
 3 
Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

   Building #3:     

 X  Any use specifically associated with its operation of a boat repair, boat 
storage, boat refitting and boat building facility, including ancillary industrial 
uses (Amendment #8) 

N/A N/A N/A 

 X  Install new siding and new roof and make interior improvements. 
(Amendment #4) 

Permittee Presumably 
Complete7 

SHM 

   Building #4:    

 X  Any use specifically associated with its operation of a boat repair, boat 
storage, boat refitting and boat building facility, including ancillary industrial 
uses (Amendment #8) 

N/A N/A N/A 

  X Make exterior improvements to the building. (Amendment #4) Permittee Presumably 
Complete 

SHM 

   Building #4A:    

 X  Any use specifically associated with its operation of a boat repair, boat 
storage, boat refitting and boat building facility, including ancillary industrial 
uses (Amendment #4) 

N/A N/A N/A 

 X  Demolish existing building and loading dock. (Amendment #4) Permittee Presumably 
Complete 

N/A 

 X  Construct new building, approximately 10,891 sq. ft. (Amendment #4) Permittee Presumably 
Complete8 

SHM 

  X Replace existing storm drain culvert. (Amendment #4) City Presumably 
Complete9 

City 

 
6 Required completion by April 1, 2013.  
7 Required completion by December 31, 2011.  
8 Required completion by December 31, 2011.  
9 To be completed post-demolition of existing building and pre-construction of new building. 



 

 
 4 
Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

   Building #5:    

 X  Any use specifically associated with its operation of a boat repair, boat 
storage, boat refitting and boat building facility, including ancillary industrial 
uses (Amendment #8) 

N/A N/A N/A 

  X Demolish existing city-owned building. (Amendment #4) Permittee Presumably 
Complete 

N/A 

 X  Construct new building, approximately 22,400 sq. ft. (Amendment #4) Permittee Presumably 
Complete10 

SHM 

   Building #6:    

 X  Any use specifically associated with its operation of a boat repair, boat 
storage, boat refitting and boat building facility, including ancillary industrial 
uses (Amendment #8) 

N/A N/A N/A 

 X  Construct new building, approximately 25,800 sq. ft. in two phases 
(Amendment #8) 

Permittee / SHM Phase 1 
Complete  / 

Phase 2 
Pending11 

SHM 

   Out Buildings:    

 X  Construct new building for wood storage near Building #3. (Amendment #4 
and Amendment #8) 

Permittee Presumably 
Complete 

SHM 

 X  Construct new small building to be used by employees that manage dock-side 
operations near Building #4. (Amendment #4 and #8) 

Permittee Presumably 
Complete 

SHM 

 X  Construct building that was previously the shipyard’s temporary office near 
Building #2 (Amendment #8) 

Permittee Presumably 
Complete 

SHM 

 
10 Required completion by June 1, 2012.  
11 Required completion of Phase 1 (21,979 sq. ft. main building) by June 30, 2015 and Phase 2 (4,800 sq. ft. expansion) by June 30, 2025.  



 

 
 5 
Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

   Temporary Buildings:    

 X  Storage trailers to store equipment of vessel owners are allowed for up to one 
year in a location that does not interfere with use of the Harbor Walk or 
adversely affect appearance of functional use of the storage yard and facility. 
(Amendment #4 and #8) 

Permittee N/A SHM 

 X  Construct temporary enclosure around a vessel to facilitate work on such 
vessel. (Amendment #4 and #8) 

Permittee N/A SHM 

5.   FLOOD VARIANCE     

  X Comply with requirements of recorded variances in the construction of 
Building #4A, #5 and #6. (Amendment #4 and #8) 

Applicant Presumably 
Completed  

N/A 

  X Demonstrate to the satisfaction of the City Code Enforcement Officer that the 
construction of Building #4A, #5 and #6 satisfies requirements of Chapter 78, 
Floods, and City Building Code for construction within the floodplain. 
(Amendment #4 and #8) 

Applicant Presumably 
Completed  

N/A 

6.   BUILDING DESIGN    

  X Comply with elevation drawings A.4.1 and A.4.2 for Building #1, #2, #5 and 
#6. (Amendment #4, #6 and #8) 

Applicant Presumably 
Completed  

N/A 

  X Comply with elevation drawings A.4.1 for Building #3, #4 and #4A 
(Amendment #4) 

Applicant Presumably 
Completed  

N/A 

7.   SEWER    

  X Ensure that all buildings that will use public sewer are properly connected to 
public sewer. (Amendment #3 and #4) 

Applicant Presumably 
Completed  

N/A 

  X Work with appropriate City staff to obtain the inspection of each sewer 
connection. (Amendment #3 and #4) 

Applicant Presumably 
Completed  

N/A 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Present evidence to the Code Enforcement Officer that the overboard 
discharge for the former Stinson Seafoods processing plant has been 
disconnected and that it is no longer operable. (Amendment #3)  

Applicant Presumably 
Completed  

N/A 

  X Ensure that the existing sewer service to Building #1 has been properly 
disconnected. (Amendment #3)  

Applicant Presumably 
Completed  

N/A 

 X  Construct the proposed marine wash bay in the general location identified on 
the approved site plan, which requires Applicant to submit a final plan for 
construction of the marine wash basin to the Code Enforcement Officer and 
Superintendent of the Wastewater Treatment Plant for their review and 
approval. (Amendment #3) 

   

  X Present evidence to the City that the wash bay complies with all state and 
federal requirements. (Amendment #3) 

Applicant Presumably 
Completed  

N/A 

  X Install the sewer line and treatment system that is approved for this 
improvement. (Amendment #3) 

Applicant Presumably 
Completed  

N/A 

  X Monitor wastes from this facility pursuant to requirements identified by the 
Belfast Wastewater Treatment plant, including performing at least 2 tests at 
one month intervals to report such results to the Wastewater Treatment Plant. 
The parameters for said tests are on file at the Department of Planning and 
Community Development. (Amendment #3) 

Applicant Ongoing  SHM 

  X Obtain the required road opening permit from the Department of Public 
Works for any work that may occur within a City street and provide the 
accompanying performance guarantee that may be required for such work in 
the City street. (Amendment #3 and #4) 

Applicant Presumably 
Completed  

N/A 

8.   WATER SERVICE    

  X Present evidence to the City Code Enforcement Officer that the Belfast Water 
District has approved of the proposed method to provide public water to the 
respective buildings and marine floats that will be connected to the public 
water supply, and the manner in which such buildings were connected to the 
public water service. (Amendment #3 and 4) 

Applicant Presumably 
Completed  

N/A 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X The City and Applicant shall work cooperatively to allow the potential 
extension of the Applicant's water service improvements (reference site plan) 
to serve the 'commercial fishermen's dock and Thompson's Wharf area.. 
(Amendment #3) 

Applicant / City Presumably 
Completed  

N/A 

  X Obtain the required road opening permit from the Department of Public 
Works and provide the accompanying performance guarantee that may be 
required for any work involved with the provision of water service that may 
impact an existing City street. (Amendment #4) 

Applicant Presumably 
Completed  

N/A 

9.   UTILITY SERVICE    

  X Install all utilities in accordance with specifications identified on the approved 
site plan, and complete the installation of said utilities prior to issuance of an 
occupancy permit for any respective building.  (Amendment #4 and #8) 

Applicant Presumably 
Completed  

N/A 

  X Coordinate replacement of the existing overhead utility service on Front 
Street and installation of the new underground utilities with the Department of 
Public Works. (Amendment #4) 

Applicant Presumably 
Completed  

N/A 

  X Obtain the required road opening permit from the Department of Public 
Works and provide the accompanying performance guarantee that may be 
required for any work involved with the provision of utility services that may 
occur within an existing City street. (Amendment #4) 

Applicant Presumably 
Completed  

N/A 

  X The City and Applicant shall work cooperatively to allow the potential 
extension of the Applicant's electric service improvements (reference site 
plan) to serve the 'commercial fishermen's dock' and Thompson's Wharf area. 
(Amendment #4)  

Applicant / City Presumably 
Completed  

N/A 

10.   SOLID WASTE DISPOSAL AND LITTER    



 

 
 8 
Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

 X  Install the number of dumpsters needed on the site and in locations identified 
by the Applicant to assist in the collection and disposal of solid wastes and 
recyclable materials. Dumpsters and other solid waste and recycling 
containers may be located within an enclosed building or in an outside 
location on the site and no specific screening is required for any solid waste or 
recycling container located outside a building, however their location shall not 
cause a nuisance situation with public use of the Harbor Walk or Front Street, 
or any abutting property owner. (Amendment #8) 

Applicant Ongoing  SHM 

  X Ensure that all wastes are routinely collected and disposed of in a sanitary 
manner so that offensive odors are controlled, and so that waste and litter does 
not become a public nuisance, and that the site is free of litter by regularly 
removing litter from the site. (Amendment #8) 

Applicant Ongoing  SHM 

11.   HAZARDOUS WASTE    

  X Arrange for the collection and disposal of all hazardous waste that may be 
generated on the site or found on the site during project construction, and 
shall comply with all state and federal requirements which may govern such 
collection and disposal. (Amendment #4) 

Applicant Presumably 
Completed  

N/A 

  X Boat repair, boat storage, boat refitting and boat building operations shall 
comply with all state and federal regulations regarding the proper handling 
and disposal of hazardous materials and in the Applicant's use of such 
materials in servicing or building boats. (Amendment #4)  

Applicant Ongoing  SHM 

  X Provide, if request by the City, evidence to the Code Enforcement Officer that 
all wastes classified as hazardous that are involved in the boat repair, boat 
refitting, boat storage and boat building operations are being handled 
properly. (Amendment #4)  

Applicant Ongoing  SHM 

  X Ensure that all operations that occur in marine waters comply with all state 
and federal requirements for the proper handling of any hazardous or special 
waste. (Amendment #4) 

Applicant Ongoing  SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Comply with all applicable state and federal requirements for all project 
construction on the property on which Building #5 was constructed, and on 
the parking lot on which Building #6 is to be constructed . (Amendment #8) 

Applicant Presumably 
Completed 

SHM 

  X Comply with terms of the Phase 2 Assessment and the Voluntary Response 
Action Program (VRAP) permit granted by the Department of Environmental 
Protection in 2013 for construction of Building #6, all construction activities 
shall. (Amendment #8) 

Applicant Presumably 
Completed 

SHM 

  X Provide evidence to the Code Enforcement Officer that any and all 
contaminated soils excavated or disturbed in the construction of Building #6 
were properly handled and disposed of in accordance with VRAP 
requirements. (Amendment #8) 

Applicant Presumably 
Completed 

SHM 

12.   STORMWATER MANAGEMENT     

  X Construct the stormwater improvements identified on the approved site plan, 
any identified for the storage yard and parking areas shall be completed in 
concert with grading work that is completed, and any associated with specific 
buildings shall be completed as the respective buildings are constructed. 
(Amendment #4) 

Applicant Presumably 
Completed  

SHM 

  X Replace and/or repair the existing public stormwater culvert that exists under 
Building #4A and potentially to make improvements to public stormwater 
facilities at other locations on the Applicant property. (Amendment #4) 

Applicant / City  Presumably 
Completed  

SHM / City 

  X Coordinate construction of stormwater improvements with the Department of 
Public Works. (Amendment #4) 

Applicant Presumably 
Completed 

SHM 

  X Obtain a road opening permit and post any performance guarantee in the 
amount specified by the Superintendent of Public Works that may be required 
for any work that may impact Front Street or other City property. 
(Amendment #4) 

Applicant Presumably 
Completed 

SHM 

  X Ensure, in managing the use of the storage yard and its respective buildings, 
that stormwater is effectively managed to avoid adversely impacting the 
public's use of the Belfast Harbor Walk. (Amendment #8) 

Applicant Ongoing  SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Work with the City in managing stormwater generated on their property when 
the City reconstructs Front Street. (Amendment #8) 

Applicant  Presumably 
Completed 

SHM 

13.   EROSION AND SEDIMENTATION CONTROL    

  X Ensure that project construction and demolition activities do not adversely 
effect water quality or result in sedimentation of the Passagassawaukeag 
River. (Amendment #4) 

Applicant Ongoing  SHM 

  X Use appropriate erosion and sedimentation control measures to prevent such 
adverse effects. (Amendment #4) 

Applicant Ongoing  SHM 

  X All construction activities also shall conform to State Department of 
Environmental Protection and Anny Corps of Engineer requirements, 
including any restrictions that may apply to when construction activities can 
occur. (Amendment #4) 

Applicant Ongoing  SHM 

14.   PARKING    

  X Manage City-owned parking lot (Map 11, Lot 136) so that no parked vehicles 
interfere with the public's and vehicular use of Front Street, public use of the 
Harbor Walk and Dept of Public Works can effectively maintain Front Street, 
particularly snow maintenance. (Amendment #8) 

Applicant  Ongoing  SHM 

  X Provide the Code Enforcement Officer evidence that it has secured the use of 
adjacent property (Map 11, Lot 158) for 15 parking spaces by a lease 
agreement and provide the City a copy of the executed lease. 

Applicant  Ongoing  SHM 

  X Inform the Code Enforcement Officer of having 130 or more employees  Applicant  Ongoing  SHM 

  X Complete construction of parking area, using either a gravel or an asphalt 
surface, (Map 11, Lot 158) within 3 months of informing the Code 
Enforcement Officer.  

Applicant  Ongoing  SHM 

  X Ensure that all stormwater generated from this parking area is effectively 
managed. 

Applicant  Ongoing  SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Manage the areas in which employees and visitors park in accordance with 
the above identified parking plan. 

Applicant  Ongoing  SHM 

  X Maintain all parking areas in good condition and shall ensure that snow is 
regularly removed from their on-site parking areas, and if needed, from their 
property.  

Applicant  Ongoing  SHM 

  X Provide a minimum of 6 handicap spaces, which shall always be maintained 
and identified by appropriate signage. 

Applicant  Ongoing  SHM 

  X Ensure all employees and most visitors park in the designated parking areas.  Applicant  Ongoing  SHM 

  X Manage the numbers of employees who park in the Front Street parking lot so 
that there are a minimum of 15 spaces available for public use at all times. 

Applicant  Ongoing  SHM 

  X Provide the Code Enforcement Officer information regarding the number of 
full-time, part-time and contractual employees on or about July 1st each year. 

Applicant  Ongoing  SHM 

  X Report to the City having more than 160 employees and identify proposal to 
provide additional parking. 

Applicant  Ongoing  SHM 

  X Provide the Code Enforcement Officer a minimum of 30 days’ written notice 
of any change in the amount of parking available to the Shipyard through 
either lease and measures the Applicant proposes to implement to address the 
loss of either or both parking areas.  

Applicant  Ongoing  SHM 

15.   CONSTRUCTION OF STORAGE YARD AND YARD 
MAINTENANCE 

   

  X Construct all areas that will be used for outside boat storage to standards 
identified on the Final Site Plan, and shall maintain such areas in good 
working condition. (Amendment #4) 

Applicant Presumably 
Completed  

SHM 

  X Maintain areas that will be used for outside boat storage in good working 
condition. (Amendment #4) 

Applicant Ongoing  SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Ensure that in maintaining its storage yard, stormwater and snow storage does 
not adversely affect the public's use of the Harbor Walk or the City's ability to 
maintain such for year-round use. (Amendment #8) 

Applicant Ongoing  SHM 

16.   FRONT STREET AND FRONT STREET/PIERCE STREET 
INTERSECTION (OFF-SITE IMPROVEMENTS) 

   

  X Use caution and to employ appropriate safety measures when moving boats 
on Front Street, and to consult with the Department of Public Works and City 
Police Department regarding how best to address concerns regarding public 
safety. (Amendment #4) 

Applicant Ongoing  SHM 

17.   MARINE/WATERFRONT CONSTRUCTION    

  X Comply with the terms and conditions of the Belfast Harbor Committee (see 
below). (Amendment #7) 

Applicant Ongoing  SHM 

  X Submit any change in the use or construction of the project’s marine facilities 
for review of the Belfast Harbor Committee. (Amendment #7) 

Applicant Ongoing  SHM 

18.   LANDSCAPING    

 X  Plant landscaping or grass in areas where Applicant finds appropriate. 
(Amendment #8) 

Applicant Ongoing  SHM 

  X Ensure its operations do not adversely affecting plantings of the City along 
the water side of the Harbor Walk adjacent to Building #3, Building #4 and 
Building #4A or in the area located northeasterly of the marine travel-lift pier. 
(Amendment #8) 

Applicant Ongoing  SHM 

19.   EXTERIOR LIGHTING    

  X Install, as building improvements occur, the exterior lighting identified on the 
approved site plan, which mostly consists of wall-packs mounted on 
buildings, and all shall be down-directed and shielded with appropriate cut-
offs, shall not cause glare on a public street, an adjacent property or adversely  
impact navigation in Belfast Harbor. (Amendment #6) 

Applicant Presumably 
Completed  

SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Install lighting associated with the Harbor Walk on certain buildings and 
facilities owned and operated by the Shipyard. (Amendment #6) 

City Presumably 
Completed  

City 

20.   PUBLIC ACCESS AND IMPROVEMENTS    

20.1  X Construct and maintain the portion of the Harbor Walk that is located on the 
pile supported dock/pier (the equivalent of a boardwalk) located on the marine 
(northeasterly) side of Building #1 and Building #2 (which has been 
demolished). (Amendment #8) 

Applicant Completed  SHM 

  X Construct a wooden deck (a boardwalk) that is at least 14 feet in width and 
railings with a cap that satisfy all building code requirements. (Amendment 
#8) 

Applicant Presumably 
Completed  

SHM 

  X Install additional bracing, pilings and similar improvements to fortify 
construction of the pile supported dock/pier. (Amendment #8) 

Applicant Presumably 
Completed12  

SHM 

  X Construct 15’ wide handicap accessible wooden ramp to provide access 
between the Applicant 'boardwalk' and the Armistice Bridge. 
(Amendment #8) 

City Completed13 City 

  X Construct Harbor Walk and install 3 permanent lights located on the 
northeasterly wall of Building # 1 and two temporary lights (near future 
Building #2) on the Applicant 'boardwalk'. (Amendment #8) 

City Completed City 

 X  Temporarily close, from time to time, public access to the above section of the 
Harbor Walk if operations conducted in this area cause concerns regarding 
public safety. (Amendment #8) 

Applicant Ongoing SHM 

  X Erect barricades to close access and erect signage directing the public to 
alternative pedestrian amenities. (Amendment #8) 

Applicant Ongoing SHM 

 
12 Required completion by December 31, 2013 and to provide the City a letter from a licensed structural engineer certifying that the structural improvements to the pier address structural requirements by January 31, 2014. 
13 Completed on or about November 1, 2013 per Amendment #8 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

20.2  X Construct a 10 foot wide asphalt path in the area that extends from the 
Thompson Wharf area to the 'boardwalk' section (identified above). 
(Amendment #8) 

City Completed City 

 X  Construct a marine wash basin to serve a 165 ton travel-lift. (Amendment #8) Applicant Completed14 SHM 

 X  Construct a marine wash basin to serve a 485 ton marine travel-lift. 
(Amendment #8) 

Applicant Completed15 SHM 

  X Install informational signage that informs the public of provisions that apply 
to public use of the wash basins for the Harbor Walk, including policies that 
apply when the Shipyard is actively using the wash basin area to haul and/or 
wash down one or more marine vessels. (Amendment #8) 

City Presumably 
Completed 

City 

 X  Temporarily close, from time to time, public access to the above section of the 
Harbor Walk if operations conducted in this area, particularly the marine 
wash basin area, cause concerns regarding public safety. (Amendment #8) 

Applicant Ongoing SHM 

  X Erect barricades to close access and erect signage directing the public to 
alternative pedestrian amenities. (Amendment #8) 

Applicant Ongoing SHM 

  X Comply with all closure provisions identified in the operational policies each 
time that the Applicant deems it necessary to temporarily close the Harbor 
Walk. (Amendment #8) 

Applicant Ongoing SHM 

  X Avoid, to the greatest extent practical, any vehicular crossings of the Harbor 
Walk. (Amendment #8) 

Applicant Ongoing SHM 

  X Will not store or park any materials, equipment or boats on this section of the 
Harbor Walk. (Amendment #8) 

Applicant Ongoing SHM 

20.3  X Construct one 5’ wide relief walkway and three 8’ wide relief walkways to 
allow public access to the Harbor Walk and to lessen concern regarding 
public safety during said temporary closings. (Amendment #8) 

City Presumably 
Complete 

City  

 
14 Completed in 2011 per Amendment #8 
15 Completed in 2013 per Amendment #8 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Ensure access to the relief walkway is maintained at all times, employ 
reasonable measures to keep this walkway clear of equipment and materials 
which would hinder public use, including use of trellises or protective covers 
for power cables from Building 6 that serve boats in the storage yard, and  
elicit the cooperation of its employees to recognize the purpose of the relief 
walkway and to foster public use of the area. (Amendment #8) 

Applicant  Ongoing SHM 

  X Install informational signage to direct persons to use the relief walkways 
when the Harbor Walk is temporarily closed. 

City Presumably 
Completed 

City 

  X Comply with provisions in the operational policies to direct persons to the 
relief walkway. (Amendment #8) 

Applicant Ongoing SHM 

  X Constructed a 5’ wide asphalt shoulder immediately adjacent to the 
southwesterly side of a portion of Front Street that is located in front of 
Building #1 to provide a wider paved area along Front Street which both 
pedestrians, bicyclists and vehicles can use to travel in this area. 
(Amendment #8) 

City Completed16  SHM 

21.   FUEL AND PROPANE STORAGE    

 X  Construct propane storage tanks in the areas shown on the approved site plan. 
(Amendment #4 and #8) 

Permittee Ongoing  SHM 

  X Comply with all state and federal requirements for fuel and propane storage 
facilities. (Amendment #4 and #8) 

Permittee Ongoing  SHM 

22.   PERFORMANCE GUARANTEE    

  X Comply with the conditions of approval in Attachments A and B to the 
Contract Rezoning Agreement, as amended. (Amendment #3) 

Permittee Ongoing  SHM 

  X Comply with the project construction schedule. (Amendment #4 and #8) Permittee Ongoing  SHM 

 
16 Completed on November 1, 2013 per Amendment #8. 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Comply with the terms of the option to lease agreement for Building #6. 
(Amendment #8) 

Permittee N/A17  SHM 

  X Obtain an occupancy permit for Building #6. (Amendment #8) Permittee Presumably 
Complete  

SHM 

23.   CONDOMINIUM ASSOCIATION18    

24.   EVIDENCE OF PROJECT OWNERSHIP19    

25.   APPLICANT/CITY USE/LEASE AGREEMENTS20    

26.   SIGNS    

  X Comply with approved-sign plan for on-building signs. (Amendment #8) Permittee Ongoing  SHM 

 X  Install on-building signage to inform customers and visitors of Shipyard 
operations that occur in the respective buildings, and other signage on the site 
to direct customers and visitors to areas on the site. (Amendment #8) 

Permittee Ongoing  SHM 

 X  Install exterior lighting on signage, but no signage may be internally 
illuminated. (Amendment #8) 

Permittee Ongoing  SHM 

27.   CITY BUILDING PERMITS    

  X Obtain building permits prior to commencing construction and comply with 
requirements of such permits. (Amendment #3, #4 and #7) 

Permittee Ongoing  SHM 

  X Submit building construction plans to Code Enforcement Officer, which plans 
identifies (i) how all applicable city, State and federal requirements are 
satisfied, and (ii) how construction will comply with Chapter 78, flood 
requirements,. (Amendment #4 and #8) 

Permittee Ongoing  SHM 

 
17 Lease terminated by merger upon Applicant’s ownership of the underlying property.  
18 No outstanding or ongoing construction, completion or submittal requirements set forth in this Section, as condominium provisions were eliminated by Section 16 of the Comprehensive Master Agreement. 
19 No outstanding or ongoing construction, completion or submittal requirements set forth in this Section.  
20 No outstanding or ongoing construction, completion or submittal requirements set forth in this Section. See Comprehensive Master Agreement Matrix 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

28.   AS-BUILTS    

  X Provide Code Enforcement Officer an as-built of all site improvements 
constructed. (Amendment #4) 

Permittee Presumably 
Complete21 

SHM 

  X Provide City Property and Facilities an as-built of any changes and 
improvements to City property and facilities. (Amendment #3 and #4) 

Permittee Presumably 
Complete22 

SHM 

  X Provide Code Enforcement Officer plans for construction of the marine wash 
basin and marine travel lift piers and identify any changes made during 
construction in an as-built or memorandum. (Amendment #7) 

Permittee Presumably 
Complete  

N/A 

  X Provide Code Enforcement Officer an as-built of all site improvements 
associated with Building #6 (Amendment #8) 

Permittee / SHM Presumably 
Complete23 

N/A 

   EXHIBIT B 
HARBOR COMMITTEE’S  

SPECIFIC CONDITIONS OF APPROVAL 

   

1.   SITE PLAN APPROVAL AND IMPROVEMENTS PERIOD    

 X  Construct the marine travel-lift pier and accompanying float system 
(Amendment #3) 

Permittee Presumably 
Completed  

SHM 

 X  Construct wash bay facility (Amendment #3) Permittee Presumably 
Completed  

SHM 

 X  Construct a new gangway and float for the existing pier adjacent to Building 
#1, a total of 8 floats, provided none of the floats intrude into the 25 foot 
setback area from the City channel or the setback area from the littoral line 
between the applicant property and the City owned Armistice Bridge. 
(Amendment #4) 

Permittee Presumably 
Completed  

SHM 

 
21 Required that they be provided by August 1, 2012. 
22 Required that they be provided by August 1, 2012. 
23 Required to be provided within 3 months of completion of Building #6.  
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

 X  Construct a new dock adjacent to Building #2. (Amendment #4)    

 X  Construct a boardwalk/dock along the water side of Buildings # I and #2 that 
the City may use for the coastal walkway, and which the applicant can use to 
support its marine operations. (Amendment #4) 

Permittee Presumably 
Completed  

SHM 

 X  Complete alterations to configuration of the marine boat wash area. 
(Amendment #4) 

Permittee Presumably 
Completed  

SHM 

 X  Install a marine pump-out facility at the travel-lift pier. (Amendment #4) Permittee Presumably 
Completed  

SHM 

 X  Construct 46 marine floats and accompanying pilings and gangways 
(Amendment #5) 

Permittee Presumably 
Completed  

SHM 

 X  Construct two new piers for the new travel-lift (Amendment #7) Permittee Presumably 
Completed  

SHM 

 X  Reconfigure the layout of floats located southerly of the travel-lift pier 
(Amendment #7) 

Permittee Presumably 
Completed  

SHM 

 X  Expand the size of the on-shore marine wash basin (Amendment #7) Permittee Presumably 
Completed  

SHM 

 X  Reconfigure the shape and size of the turning radius in the inner 
(Amendment #7) 

Permittee Presumably 
Completed  

SHM 

 X  Reconfigure the layout of several floats located adjacent to the dock on the 
Shipyard property located south of the Armistice Bridge (Amendment #7) 

Permittee Presumably 
Completed  

SHM 

2.   ADDITIONAL USE OF MARINE WATERS    

  X  Reconfigure several floats connected to the dock on the Shipyard property 
located south of the Armistice Bridge (Amendment #7) 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

3.   LOCATION AND CONSTRUCTION OF COMMERCIAL 
FISHERMAN’S DOCK24 

   

4.   ON-SHORE SUPPORT FACILITIES FOR COMMERCIAL 
FISHERMAN’S DOCK25 

   

5.   APPLICANT TEMPORARY USE OF RESERVE AREA FOR 
COMMERCIAL FISHERMAN’S DOCK26 

   

6.   CITY USE OF COMMERCIAL FISHERMAN’S DOCK27    

7.   LITTORAL LINES AND CONSTRUCTION LIMITATIONS    

 
24 This condition was eliminated by Amendment #7 and 8. 
25 This condition was eliminated by Amendment #8. 
26 This condition was eliminated by Amendment #8. 
27 This condition was eliminated by Amendment #8. 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X For all project construction,  

(a) observe the littoral lines identified on the Site Plan approved for 
Amendment #3,  

(b) on the southerly end, ensure all structures are setback a minimum of 20’ 
from the littoral line and the navigable area between the Applicant facilities 
and the City Thompson Wharf facilities shall be a minimum of 40’ in width,  

(c) along the northerly property line (area adjacent to Armistice Bridge), 
ensure all structures, at a minimum, shall be setback 25’ from the Applicant's 
property line, as such is shown on the Site Plan approved for Amendment #3, 
and  

(d) do not endanger the integrity of the City's buried sewer line located on the 
southerly side of the Armistice Bridge, and project infrastructure shall respect 
an adequate setback to allow the City to maintain its sewer line, as identified 
by the Sewer Treatment Plant and Public Works Department. (Amendment 
#7) 

Permittee Presumably 
Completed  

SHM 

  X No anchors within 75 feet of the southerly face of the Armistice Bridge may 
be dropped by Applicant and Applicant cannot grant permission to any person 
using its facilities to do so. (Amendment #7) 

Permittee Ongoing   SHM 

8.   CHANNEL SETBACK    

  X Ensure that all floats constructed by Applicant are located a minimum of 25’ 
from the City’s navigable channel. (Amendment #7) 

Permittee Presumably 
Completed   

SHM 

  X Ensure that no vessels that use any of Applicant’s floats or piers for berthing 
or hauling encroach into any portion of the navigable channel. 
(Amendment #7) 

Permittee Ongoing  SHM 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

  X Contact the Harbor Master, if operations at the Shipyard will likely result in a 
vessel encroaching into the navigable channel, to inform them of the name of 
the vessel, estimated amount of encroachment, and estimated time the vessel 
will encroach into the channel. (Amendment #7) 

Permittee Ongoing  SHM 

  X Reconfigure the floats near the Armistice Bridge to comply with the float 
array identified on Plan Sheet C-1.  

Permittee Presumably 
Completed28   

SHM 

9.   PROJECT LIGHTING    

  X Ensure that none of the lighting installed on the marine improvements cause 
any glare that would adversely affect navigation in the harbor. 
(Amendment #7) 

Permittee Presumably 
Completed   

SHM 

10.   RECOGNITION OF WHARF LINE LIMIT AND FUTURE 
CONSTRUCTION ACTIVITY 

   

 X  If any wharf, float or dock facilities, which are constructed in the marine 
waters more than 100’ from the shore, are removed or abandoned for no less 
than 5 years, any rights granted by the city to construct such structure beyond 
the 100’ wharf line limit are forfeited and any new or replacement structure 
must respect the 100’ wharf line limit, unless the City allows an amendment 
to the Contract Rezoning Agreement requiring review by the Harbor 
Committee and action by the City Council/  (Amendment #7) 

Permittee Ongoing  SHM 

11.   PLAN AMENDMENTS    

  X Submit for review and approval by the Harbor Committee any change or 
amendment to the terms of the Contract Rezoning Agreement, as amended, 
and the approved Site Plan. (Amendment #7) 

Permittee Ongoing  SHM 

 
28 Required completion by January 1, 2014. 
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Contract Rezoning Agreement Amendment #3 through #8 

No. Authorized Required Condition Responsible 
Party  

for Completion 
/ Submittal 

Status of 
Completion / 

Submittal   

Responsible 
Party  

(Post-Closing)  

12.   AUTHORITY OF BELFAST HARBORMASTER    

  X Recognize that the Belfast Harbormaster, pursuant to authority granted by 
MRS Title 30-A and the City Code of Ordinances, Chapter 30, Marine 
Activities is solely responsible for all issues related to operations, safety and 
navigation in the marine waters of Belfast Bay and harbor and has the 
authority to enforce provisions of State law and City Code of Ordinances. 
(Amendment #7) 

Permittee Ongoing  SHM 

13.   COOPERATIVE WORKING RELATIONSHIP    

  X Work cooperatively with the recreational fisherman to ensure their use of the 
river for fishing is preserved. (Amendment #7) 

Permittee Ongoing  SHM 

14.   HARBOR COMMITTEE REQUEST TO CITY COUNCIL29    

15.   CITY AND DUBBA JANUARY 2011 MEMORANDUM OF 
AGREEMENT30 

   

16.   LAY-OUT OF TURNING RADIUS FOR TRAVEL-LIFT PIER, THE 
IMPACT ON EXISTING FLOATS AND MOORINGS, AND USE OF 
THE TRAVEL-LIFT 

   

   Applicant shall work with Harbormaster and the owners of float #17 and float 
#77 to relocate (Amendment #7) 

   

 

 
29 This condition was eliminated by Amendment #8. 
30 This condition was eliminated by Amendment #7. 
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Seller are to be terminated pursuant to the terms of Section 6 below, all of which Seller shall 
terminate as of the Closing Date at Seller’s sole cost and expense;  

(h) all intangible personal property owned, licensed or otherwise used by 
Seller in connection with the ownership, use, or operation of the Real Property, the 
Improvements or the Tangible Personal Property, including, without limitation, (i) to the extent 
in Seller’s possession or control, all guest or customer profiles, contact information (e.g., 
addresses, phone numbers, facsimile numbers and email addresses), histories, preferences and 
any other guest or customer information obtained or collected by Seller or its property manager 
in the ordinary course of business or otherwise relating to such guests’ slip rentals or other 
activities at the Property and maintained and stored at the Property or in the property 
management system for the Property; (ii) the name “Front Street Shipyard” and any variations 
thereof and all websites, domain names, email addresses, social media accounts, trade names, 
fictitious names (e.g., d/b/a’s), trademarks, service marks, logos, signage rights, post office 
boxes, telephone numbers and facsimile numbers, goodwill, Intellectual Property (as hereinafter 
defined), intangible property rights, and privileges related thereto; (iii) documents, records, 
manuals, warranties, construction reports, surveys, environmental reports, plans and 
specifications, and warranties and guaranties used in connection with the operation of the 
Improvements or the Real Property; and (iv) certificates of occupancy, approvals, permits, or 
authorizations from governmental agencies affecting or used in connection with the operation of 
the Improvements and the Real Property (together with the Contracts, collectively, the 
“Intangible Property”);  

(i) all of Seller’s right, title and interest, as landlord, sublandlord, owner, 
licensor, or sublicensor, in and to each of the leases, rental agreements, billboard leases, cellular 
antenna licenses, license agreements, and occupancy agreements affecting any portion of the 
Real Property or Improvements, including those identified on the rent roll (the “Rent Roll”) 
attached to this Agreement as Schedule 2, as such Rent Roll may be amended or modified from 
time to time in accordance with the terms of this Agreement (collectively, the “Commercial 
Leases”), including, without limitation, any unapplied security deposits (whether in the form of 
cash or letter of credit) held thereunder and any guarantees or other instruments that secure or 
guarantee the performance of the obligations of each tenant, licensee, or occupant under any such 
Commercial Lease (each, a “Commercial Tenant”), but expressly excluding the Slip Rental 
Contracts (as defined below); 

(j) all of Seller’s right, title and interest, as landlord, sublandlord, owner, 
licensor, or sublicensor in and to each of the marina slip, dockage, vessel storage and other such 
marina contracts, leases, rental agreements, license agreements, and occupancy agreements 
affecting any portion of the Real Property or Improvements, including those identified on the slip 
rent roll (the “Slip Rent Roll”) attached to this Agreement as Schedule 3, as such Slip Rent Roll 
may be amended or modified from time to time in accordance with the terms of this Agreement 
(collectively, the “Slip Rental Contracts”), including, without limitation, any unapplied security 
deposits (whether in the form of cash or letter of credit) held thereunder and any guarantees or 
other instruments that secure or guarantee the performance of the obligations of each tenant, 
licensee, or occupant under any such Slip Rental Contract (each, a “Slip User”), but expressly 
excluding any Commercial Leases; and 











 

 

 
Exhibit A-2 

Site Plan of Fee Real Property 
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1)  THIS IS NOT A BOUNDARY SURVEY. PROPERTY LINES ARE BASED ON PLAN REFERENCED
#1
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BELFAST CITY COUNCIL 

DRAFT FINDING OF FACTS AND CONDITIONS OF APPROVAL 

SHM FRONT STREET, LLC 

CONTRACT REZONING AMENDMENT #9 - CHANGE OF OWNERSHIP 

101, 65 and 45 FRONT STREET MAP 11, LOTS 136, 136-A, 136-B and 132 

 

1. Applicant:   SHM Front Street, LLC 

    14785 Preston Road, Suite 975 

Dallas, TX 75254 

 

 

 

2. Description of Project:  

 

SHM Front Street, LLC is proposing a change of ownership of the Front Street Shipyard 

properties located at 101, 65, and 45 Front Street , Map 11 Lots 136, 136-A, 136-B and 132.  The 

existing development is approximately 6 acres in size and located on the Belfast Waterfront with 

road frontage on Front Street. The development is subject to a Contract Rezoning Agreement 

between the property owners and the City of Belfast, most recently amended in 2014 with 

Amendment #8. Amendment #9 consists of proposed property ownership transfer from DUBBA, 

LLC and Building 6, LLC to SHM Front Street, LLC. There are no substantive changes in 

approved uses and/or operations for the Shipyard at this time; therefore, this review addresses 

only the financial and technical capacity of SHM Front Street, LLC.  

 

3. Planning Board Actions:  

 

The Belfast Planning Board, pursuant to requirements of the City Code of Ordinances, Chapter 

102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use 1 and Waterfront 

Mixed Use 2 zoning districts and Waterfront Development shoreland district, was responsible for 

preparing a Contract Rezoning Agreement for presentation to the City Council as a proposed 

Contract Rezoning Ordinance amendment. Said Agreement must define specific terms that the 

Applicant must satisfy, including but not limited to the uses permitted for the site, permitted 

structures, required site plan improvements, a schedule for the construction of public and private 

improvements, and a list of all conditions that apply to this application. 

 

The Planning Board, at its meeting on November 19, 2025, determined that the materials for 

their review were complete for the Board to proceed. The Board acknowledged that Contract 

Rezoning Amendment #9 for the Shipyard properties is limited to a change in ownership. Thus, 

the project’s uses, structures, site plan improvements, and construction were not within the 

Board’s purview at this time. 

 

The Planning Board, pursuant to requirements of Chapter 102, Zoning, Article X, Contract 

Rezoning, Division 4, at its meeting of November 19, 2025, adopted Conditions of Approval 

which it is recommending the Belfast City Council adopt as provisions of Amendment #9. The 

Planning Board recommends that the Council require the Applicant to satisfy the Conditions of 

Approval as requirements of Amendment #9 to the adopted Contract Rezoning Agreement. It is 



 

expected that the Applicant must comply with these Conditions to obtain all necessary permits 

for project development and operation. Planning Board review and approval includes its review 

and approval of  letters from the Applicant to the Planning Board, a summary of the proposed 

new ownership structure and company, a responsibility matrix for ongoing operational 

considerations, and a redacted purchase and sale agreement submitted by the Regional Vice 

President of Safe Harbor Marinas, Greg Glavin. 

 

The Board also noted that the Planning and Codes Department provided notification to abutters 

within 250 feet of the project and notified the public of the hearing date in the Midcoast Villager.  

 

4. Financial and Technical Ability: The Belfast Planning Board found that SHM Front Street, 

LLC, a subsidiary of Blackstone, Inc. has the financial and technical ability to comply with all 

requirements of the Contract Rezoning Agreement including all amendments. The Board found 

that the company provided information regarding its 138 properties across the US serving more 

than 39,000 clients, as well as its ability to fund annual operating costs for the project.  The 

Board found that the Contract Rezoning Agreement including all amendments shall require any 

proposed new owners moving forward to be subject to the same review. 

 

5. Specific Findings: Pursuant to section Sec. 102-1454. Minimum goals that the applicant shall 

satisfy and that the City shall address in establishing conditions for a contract rezoning request, 

the Board found that the Applicant proposes a change in ownership only and proposes no 

changes that invoke any of the standards set forth in Section 102-1454.  

 

6. Planning Board Decision and Recommendation: The Belfast Planning Board found that the 

Applicant's request for a change in ownership satisfies all requirements of the approved Contract 

Rezoning Agreement Amendment and all applicable amendments, specifically Amendment #4 

approved June 21, 2011, including:  

 

• Condition #2 regarding a change in ownership and the new owner’s demonstration that 

they have the financial and technical ability to successfully operate the approved project.   

 

This finding of the Board is subject to Applicant compliance with all other conditions of 

approval established by subsequent Contract Rezoning Agreements and all applicable 

amendments.  

 

The Belfast Planning Board, pursuant to requirements of the City Code of Ordinances, Chapter 

102, Zoning, Article X, Contract Rezoning, Division 4, Waterfront Mixed Use 1 and Waterfront 

Mixed Use 2 zoning districts and Waterfront Development shoreland district, is responsible for 

preparing a Contract Rezoning Agreement for presentation to the City Council as a proposed 

Contract Rezoning Amendment. Said Agreement must define specific terms that the Applicant 

must satisfy, including but not limited to the uses permitted for the site, permitted structures, 

required site plan improvements, a schedule for the construction of public and private 

improvements, and a list of all conditions that apply to this application.  The Applicant here 

seeks only a change in ownership and does not request any change to the substance of the 

Contract Zoning Agreement as last amended.  

 



 

Based on these findings of fact, the Board recommends the following Amendment #9 to the 

Contract Zoning Agreement, subject to City Council approval: 

 

 

AMENDMENT #9 

APPROVING CHANGE IN OWNERSHIP 

CONTRACT REZONING AGREEMENT 

FRONT STREET SHIPYARD PROJECT 

MAP 11, LOT 132 
 

The Belfast Planning Board and City Council find that SHM Front Street, LLC, a subsidiary of 

Blackstone, Inc. has the financial and technical ability to comply with all requirements of the 

Contract Rezoning Agreement including all amendments. The Board finds that the company has 

provided information regarding its 138 properties across the US serving more than 39,000 

clients, as well as its ability to fund annual operating costs for the project.   
 

SHM Front Street, LLC is hereby substituted as the approved Applicant and project owner for all 

purposes of the Contract Rezoning Agreement and amendments thereto, and subject to all 

obligations of the project owner (Applicant) as set forth in said Agreement and amendments. 
 

This Amendment incorporates by reference previous Conditions of Approval adopted by the City 

Council. The terms of this Amendment #9, in conjunction with the terms of Amendment #3 

through Amendment #8, shall constitute the terms of the Contract Rezoning Agreement that shall 

apply to the Front Street Shipyard project.  The Applicant must comply with the Agreement and 

all Amendments and conditions to obtain any subsequent building or occupancy permits for 

project development or any further amendment to previously approved Site Plans for the Front 

Street Shipyard prepared by Gartley & Dorsky Engineers. 
 

Any subsequent change in the controlling ownership shall require review and approval by the 

Planning Board and City Council to ensure that the new owner has the financial and technical 

ability to successfully operate the approved project.  This Condition of Approval, along with 

Conditions unchanged by this amendment in the Contract Rezoning Agreement, shall be binding 

on the Applicant and any and all future owners of this property. 

 

 

 

 

7. City Council Action: The Belfast City Council, at its meeting of December 2, 2025, held a 

First Reading of the above proposed Amendment #9 to the Contract Rezoning Agreement 

between the City and SHM Front Street LLC for the Front Street Shipyard project.  

 

On (DATE TBD), the City Council held a public hearing and Second Reading of Amendment #9 

to the Contract Rezoning Agreement between the City and SHM Front Street LLC for the Front 

Street Shipyard project. The Council, in adopting Amendment #9 to the Contract Rezoning 

Agreement, voted to require that the Applicant comply with Conditions of Approval 

recommended by the Planning Board at its meeting of November 19, 2025. All terms for 



 

Amendment #9, Conditions of Approval as adopted by the City Council are contained in the 

adopted Amendment #9 to the Contract Rezoning Agreement.  

 

This Amendment incorporates by reference previous Conditions of Approval adopted by the City 

Council. The terms of this Amendment #9, in conjunction with the terms of Amendment #3 

through Amendment #8, shall constitute the terms of the Contract Rezoning Agreement that shall 

apply to the Front Street Shipyard project.  The Applicant must comply with the Agreement and 

all Amendments and conditions to obtain any subsequent building or occupancy permits for 

project development or any further amendment to previously approved Site Plans for the Front 

Street Shipyard prepared by Gartley & Dorsky Engineers. 
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