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PORTSMOUTH, NEW HAMPSHIRE 

 
CONFERENCE ROOM A 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 
 

Members of the public also have the option to join the meeting over Zoom  
(See below for more details)* 

 
2:00 PM March 5, 2024 

 
AGENDA 

 
I. APPROVAL OF MINUTES 
 

A. Approval of minutes from the February 6, 2024 Site Plan Review Technical Advisory 
Committee Meeting.  

 
 
II. OLD BUSINESS 
 

A. The request of Atlas Commons LLC (Owner), for property located on 581 Lafayette 
Road requesting Site Plan review approval for two 4-story additions to the existing 
building that will total 72 residential units with associated site improvements including 
lighting, utilities, landscaping, and stormwater treatment/management. Said property is 
located on Assessor Map 229 Lot 8B and lies within the Gateway Corridor (G1) District. 
(LU-23-189) 

 
 
III. NEW BUSINESS  

 
A. The request of Jewell Court Properties LLC (Owner), for property located on 33 

Jewell Court, Suite 1 requesting a Conditional Use Permit in accordance with Section 
10.1112.14 of the Zoning Ordinance to provide 205 parking spaces where 242 are 
required. Said property is located on Assessor Map 155 Lot 5-S1 and lies within the 
Character District 4-W (CD4-W) and Historic District. (LU-23-205) 
 

B. The request of RIGZ Enterprises LLC (Owner), for property located at 822 Rt 1 
Bypass requesting Site Plan review approval to demolish the existing building and 
construct a new commercial building as well as associated paving, stormwater 
management, lighting, utilities and landscaping. Said property is located on Assessor 
Map 160 Lot 29 and lies within the Business (B) District. (LU-23-209) 

 
 
IV. ADJOURNMENT 

 
https://us06web.zoom.us/webinar/register/WN_poMGfs0SR-a9bZJYSve0-w   
  

https://us06web.zoom.us/webinar/register/WN_poMGfs0SR-a9bZJYSve0-w
https://us06web.zoom.us/webinar/register/WN_poMGfs0SR-a9bZJYSve0-w


 

SITE PLAN REVIEW TECHNICAL ADVISORY COMMITTEE 
PORTSMOUTH, NEW HAMPSHIRE 

 
CONFERENCE ROOM A 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 
 
 
 

2:00 PM February 6, 2024 
 

MINUTES 
 

MEMBERS PRESENT:                   
Peter Stith, Chairperson, Planning Manager; David 
Desfosses, Construction Technician Supervisor; Patrick 
Howe, Deputy Fire Chief; Shanti Wolph, Chief Building 
Inspector; Peter Britz, Director of Planning & 
Sustainability; Zachary Cronin, Assistant City Engineer, 
Eric Eby, Parking and Transportation Engineer; Mike 
Maloney; Deputy Police Chief, Vincent Hayes; Planner I – 
Development Compliance 

 
MEMBERS ABSENT:                        
 
ADDITIONAL 
STAFF PRESENT: Stefanie Casella, Planner II; Kate Homet, Associate 

Environmental Planner 
 

[1:45] Chairman Stith opened the meeting at 2:02 p.m. 
 

I. APPROVAL OF MINUTES 
 

A. Approval of minutes from the January 2, 2024 Site Plan Review Technical Advisory 
Committee Meeting.  

 
[2:06] E. Eby made a motion to accept the January minutes as presented. P. Howe seconded the 
motion. The motion passed unanimously. 
 
II. OLD BUSINESS 
 

A. The request of Atlas Commons LLC (Owner), for property located on 581 Lafayette 
Road requesting Site Plan review approval for two 4-story additions to the existing 
building that will total 72 residential units with associated site improvements including 
lighting, utilities, landscaping, and stormwater treatment/management. Said property is 
located on Assessor Map 229 Lot 8B and lies within the Gateway Corridor (G1) District. 
(LU-23-189) 
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[2:16] Chairman Stith introduced this application. 
 
John Chagnon of Haley Ward, came to present the application along with Mark McNabb 
(developer), Tracy Kozak (architect), Terrence Parker (landscape architect), and Marie Bodi 
(McNabb Properties). Mr. Chagnon noted that they had received staff comments from the 
previous day and he proceeded to hand out a sheet with their responses to the comments.  
 
[3:25] Mr. Chagnon proceeded to address each staff comment. 
 

1. Staff will require a document of support from Super Intendent to use the high school land 
for public realm improvements. 

Mr. Chagnon noted that this will be done prior to the Planning Board. Staff responded that they 
would like to see this all sorted out while in TAC and before the Planning Board. 

2. Staff would like the project to be completed by the applicant rather than a monetary 
contribution. 

They are in discussion with the School Department about this as there is an upcoming RFP they 
are publishing. 

3. Please connect the trail to existing infrastructure. 

They have revised the trail to now connect to Andrew Jarvis Drive. See Sheets C9 and C10. 

4. Please correct plan callouts to be fully visible (See C7 lower right corner). 

This label was cutoff and is visible on other pages but it is not really important to the calculation 
of open space. 

5. Space identified as “wide sidewalk: does not qualify as a wide sidewalk.  

Understood. 

6. Community space needs to meet the definition of community space. 

This has been updated on Sheet C8. There are three separate areas, wide pedestrian sidewalks, 
outdoor dining, and a pocket park. They will be asking for 6.4% community space where 10% is 
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required. This number will increase after inputting the feedback for the wide pedestrian 
sidewalk. Terrence Parker has updated landscape plans for the community space.  

[14:27] P. Britz asked for more specific information on the community space types, especially 
the wide pedestrian sidewalks and the blue-colored space. He noted that they would have to talk 
offline about considering the offsite work as community space and any work in the right-of-way. 
A discussion ensued about the different possible park connections and the community space’s 
purpose. 

7. Is the courtyard space open to the public? 

Yes, by deed as outdoor dining space. 

8. Landscape plan and community space plan have different sidewalk designs. 

The landscape plan will have a minor update to the current sidewalk.  

9. Please confirm that the ADA parking spaces in the covered parking meet the minimum 
width for ADA. Support columns look like they may inhibit access. 

The spaces on the right do have columns but there is five feet on either side for maneuvering 
outside of the columns. Updated parking plans have been passed out. The motorcycle spaces 
have been relocated and bicycle spaces have been added and offset the existing parking 
requirements. There are 65 bicycle spaces on site where 27 are required. The extra 38 bicycle 
spaces are being swapped for 3.5 required parking spaces for the new addition along with 2.2 
parking spaces that were required by the existing restaurant use. 

10. Please assign tandem parking spaces to units and confirm they conform to Section 
10.1114.33 

The tandem spaces will be assigned to the units during the final building permit process. A detail 
has been added to Note 10 on Sheet C3 and Note 5 on Sheet C4 to show this requirement. 

11. Please include all levels of parking (interior and exterior) in parking plan 

Please see Sheet C13 where everything has been included. 

12. Please include designated ADA spaces in parking calculation table. 

This is reflected in the updated plans, but it still needs to be updated on the chart. 
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13. See Site Plan Regulation 7.6.5 (1): In the maintenance plan for stormwater devices, 
remove “if required”. An annual inspection and maintenance report is required. Please 
submit to the Department of Public Works.  

A page has been attached in the report which strikes out that ‘if required’ note. 

14. Please move the proposed transformer from its current location in the landscaped island 
– this will interfere with the infiltration of stormwater into the landscaped island. 

This has been removed and the open space calculation has not changed. 

15. According to 10.5A44.41 in the Zoning Ordinance: you must provide 1 landscaped island 
for every 10 parking spaces (A). A landscaped island must be at least 325 s.f. in area (C) 
and be at least 9-ft wide (Site Plan Regulation 6.6-3). Please demonstrate your 
compliance with these requirements. 

The applicant would like to keep the parking as it is currently shown, without additional 
landscaped islands. Three are required but only two are being provided. They could lose a 
parking space if it is desired but are requesting a waiver from this regulation. 

16. “No Right Hand Turn” signs should be added to the detail sheet, and locations of signs 
shown on plan. 

See the new detail on Sheet D6. E. Eby would like to see this sign changed to an arrow with a 
circle through it and it updated on Sheet C3 with its location. 

17. Provide summary of accessible parking spaces required and provided. 

The plans will be updated. 

18. Show how new buildings sewer will connect to the proposed sewer service. 

These connections have been shown on the updated utility plans. 

19. What is the proposed water demand and proposed flows to the sewer from the new 
development? 

See Note 4 on Sheet C5 for the sewer flow calculations. 

20. Provide profile of sewer service. 
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The sewer service is internal with a short section outside the building. Photos have been included 
to show the profile. 

21. How will the sewer service be protected from cars and pedestrians? 

There will be bollards and shields, a note has been added to Sheet C4. 

22. Non buried sewer service subject to environmental conditions. May require expansion 
joints.  

Mr. Chagnon’s understanding is that the sewer in the basement would be at a pretty constant 
temperature. But the pipe type, joint type, and grout selection for the through connections for the 
final building plans will address that issue. 

23. SDR 35 pipe may not be suitable for non buried applications. 

The newly attached photo show that SDR. 

24. Need details on pipe hangers, cleanouts, and connections.  

This will be detailed on the Building Permit plans. 

25. What is the proposed flow rate of the pump station? 

The detail has been added to Sheet D6, it will be 500 gal/day with the pump running at 20 
gal/minute. 

26. What are the float elevations in the proposed pump station? 

All the elevations are now included in Sheet D6. 

27. Details on proposed pump station show 1 ½” discharge pipe and utility plan shows 2”. 
Confirm size and pipe materials. 

The detail has been revised to show 2” pipes only. 

28. Sheet C4 shows sewer service size as 6” and utility plan shows 8”. Correct.  

This will be 8”. 
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[43:10] E. Eby asked about the loading area and the five adjacent parking spaces on the Level 1 
parking plan and wondered how cars could get out if there was loading happening. 
 
Ms. Kozak responded that those parking spaces could be made into tandem spaces. 
 
[43:55] Z. Cronin asked about parking spot 41 and whether it cut into the corner. Ms.. Kozak 
responded that it does and they will adjust it. 
 
[44:30] S. Casella noted that the requirement for the tandem spaces is a 9’ width but the ones 
displayed on the parking plan are only 8.5’. Ms. Kozak responded that they could make those 
adjustments. 
 
[45:39] S. Casella asked E. Eby if handicap spots were allowed to be tandem. E. Eby did not 
know if there were requirements for that. Ms. Kozak responded that the tandem handicap space 
was a bonus, one more than they were required to provide. A discussion ensued about the 
requirements for assigned handicap spaces. Staff will look into this. 
 
[47:27] E. Eby asked about the bollards used to protect the sewer line, which would have to be 
placed in the parking space, cutting into the length on the space. Would more length be needed 
for the parking space? Z. Cronin noted that this was one of the reasons for wanting to see the 
sewer profile. Mr. Chagnon responded that they would be about 5’ off the floor. A discussion 
continued about potential dimensional requirements of bollards and how this would include 
bollards inside the parking spaces, not outside the spaces. Ms. Kozak noted that they had 2’ of 
extra space for each parking space that they could use and an extra 1’ of free space in front of 
each parking space which they could use to place the bollards in. 
 
[51:48] Z. Cronin noted that the photos provided show a pipe type that is not SDR-35.  
 
[52:35] P. Howe asked if the sprinkler system would all be 1’ for all three buildings. Mr. 
Chagnon responded that this was still early in the process for them and they were talking about a 
second system, but it may be better for them to be connected together. They would have internal 
systems at the sprinkler room at the existing location and again at the new proposed sprinkler 
room in the proposed Building B. P. Howe asked if there would still be a riser. Mr. Chagnon 
responded yes. P. Howe noted that the fire department connection there would no longer be very 
accessible to the department, but they could deal with this during the sprinkler planning. The 
issue is the location of the hydrant. He was wondering if any yard hydrants were proposed, 
which would be necessary. Mr. McNabb agreed that they could add a hydrant to the plans. D. 
Desfosses noted that they would need a hydrant maintenance agreement to go along with the 
installation of a new hydrant. The discussion continued about the best locations for a new 
hydrant. Mr. McNabb stated that a note will be added to the plans that a final location for the 
hydrant will be decided with the Fire Department’s input. 
 
[56:47] P. Britz raised the issue of the parking on the NH DOT right of way. He wanted to know 
how it currently exists. Mr. Chagnon responded that if this was to go to the Planning Board, he 
would compare this issue with Route 1A in Rye and how that stretch has a 100’ right of way that 
the public parks on. P. Britz asked if there was any information on the parking from the last 



Agenda, Site Plan Review Technical Advisory Committee Meeting on February 6, 2024         Page 2 
 
 

 
 

application for development of this site. Mr. McNabb responded that it had been there for 
decades and the encroachment was on the state’s plan, with no showing of it being taken out. He 
noted that they could condition it so that in any event, that is not the case with the state, there 
will be a violation that can be corrected. P. Britz said it would be nice to have the documentation 
to support this. Mr. McNabb noted that the documentation would be the state’s plan which Mr. 
Chagnon included in the latest packet in the supplemental materials. 
 
III. PUBLIC HEARING 
 
[59:50] Chairman Stith opened the public hearing. No one spoke. The hearing closed. 
 
IV. DISCUSSION AND DECISION OF THE BOARD 
 
[1:00:05] E. Eby asked if the five parallel spaces in the basement plans were 20’ long. Ms. 
Kozak responded they are 19’ x 8’ 6” in dimension. 
 
[1:01:04] S. Casella noted that the stall requirements are for 20’ in length. Ms. Kozak said they 
could adjust those. 
 
[1:01:29] E. Eby asked about the Level 1 floor plan and whether there was anything to prevent 
the eight vehicles pulling in from under the overhang from blocking the bicycles and scooters. 
Ms. Kozak and others agreed that a curb stop could do this. 
 
[1:01:56] Mr. McNabb mentioned that they could fix everything discussed and proceed onto the 
Planning Board. P. Britz responded that there are a lot of comments and edits, and they just had 
received revisions the day of and staff is not comfortable sending things onto the Planning Board 
before TAC members can wrap their heads around it. He did not feel this application was ready 
for the Planning Board with the bits and pieces they had and with missing calculations for 
community spaces, parking space details, waiver details, etc.  
 
[1:03:28] Mr. McNabb said that he did not agree with this but he did not have a vote. E. Eby 
agreed with P. Britz that he would like to have more time to review updates to the parking. Z. 
Cronin also agreed and noted that he needed more time to review the sewer details. 
 
[1:04:07] P. Britz made a motion to postpone the application to the next TAC meeting so that the 
applicants could address the issues raised. E. Eby seconded the motion. 
 
[1:04:32] P. Britz mentioned that he would like to see an easement plan before sending to the 
Planning Board. D. Desfosses noted that he would like to see a plan of where the landscaping is 
planned to be maintained, especially the off-property ones. He wanted the applicant to take care 
of the cross-section of sidewalk (the sidewalk going into the parking lot and the sidewalk on 
Ledgewood Drive) that goes where the road used to be because it is their landscaping from their 
property to that sidewalk. D. Desfosses also noted that the public realm improvements must be 
ADA compliant and this must be shown on the plan. Additionally, a fire hydrant maintenance 
agreement must be in place. P. Britz mentioned that he would talk to the Legal Department about 
the NHDOT issue with encroachment. 
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[1:08:02] Mr. Chagnon responded that they would like to set up two meetings to go over 
everything, with legal and on the other issues. 
 
[1:08:16] Ms. Bodi spoke to the letter from the Superintendent, saying that staff had 
communicated with the group saying that it would not be an issue if there was no agreement just 
yet. Ms. Bodi noted Mr. McNabb’s frustration and that of the team that there had been so many 
staff comments for the application that had not been previously brought up. The minutia of focus 
from the last month to the current month was different.  
 
P. Britz responded that this was a very complicated plan and they would not be sending anything 
to the Planning Board that was half-baked and had non-compliant parts. They would like to get a 
product to the Planning Board that staff feels comfortable with and the current application merits 
the amount of focus that staff is giving to it. 
 
[1:09:52] Ms. Bodi asked about why the staff did not prefer a donation to public realm 
improvements. P. Britz responded that they could not represent the wishes of the superintendent 
and would prefer to wait to see what they say. Staff would prefer to see what is proposed being 
built and that it is viable. A discussion continued about public realm improvements and potential 
agreements. Ms. Bodi asked if there had been any communication between TAC members and 
the school department about this, staff responded that they had not. 
 
[1:11:50] The motion passed unanimously. 
 

V. ADJOURNMENT 
 

[1:11:58] Z. Cronin made a motion to adjourn. P. Howe seconded the motion. The motion passed 
unanimously. 
 
The meeting adjourned at 3:12 p.m. 
 
Respectfully submitted, 
 
Kate E. Homet 
Secretary for the Technical Advisory Committee 
 
 
 
 



 
200 Griffin Road, Unit 3, Portsmouth, NH 03801 

Phone (603) 430-9282 Fax 436-2315 
 
22 February, 2024 
 
Peter Stith, TAC Committee Chair 
City of Portsmouth  
1 Junkins Avenue 
Portsmouth, NH 03801 

RE: Submission for Conditional Use Permit and Site Plan Approval at 581 Lafayette 
Road; Mixed Use Development; Tax Map 229 Lot 8B 
Dear Mr. Stith and TAC Members: 

On behalf of Atlas Common, LLC (Owner) we submit the attached Plans and additional 
supporting material for the above-mentioned project. The revisions were based upon the 
comments from the February 6, 2024, Technical Advisory Committee meeting. The project 
consists of the addition of residential units (including 20% of the Units as Workforce 
Housing) at 581 Lafayette Road with two new building additions with the associated and 
required site improvements. The site is currently developed with two restaurants. The re-
development will include creating an additional car park below first floor building level. The 
project specifics are as follows: 

Project Summary 

The project is located at 581 Lafayette Road and is proposed additions to an existing 
building. The building was renovated when the site was changed from a Cinema to the 
Tuscan Restaurant – Tuscan Marketplace in 2016. The site is at the corner of Lafayette Road 
and Ledgewood Drive, and is known as Tax Map 229, Lot 8B. The lot is a 98,124 square foot 
parcel with frontage on both streets. The existing conditions plan shows the current site 
features. The Tuscan Restaurant moved to downtown Portsmouth, and that portion of the site 
was re-purposed to a restaurant with golf simulators, known as Tour. The Tuscan 
Marketplace closed, but recently the Tuscan Marketplace space was converted to another 
restaurant with some outside seating.  

The property is in the Gateway Neighborhood Mixed-Use District - G1. The purpose of the 
district is to support the goals of the cities Master Plan and Housing Policy. The aim of the 
policy is to encourage walkable, mixed-use development, and continued economic vitality in 
the cities primary gateway areas. The district seeks to ensure that new developments 
complement and enhance the surroundings and provide housing stock that is suitable for 
changing demographics and accommodate the housing needs of the city’s current and future 
workforce. This plan works towards that standard by adding to the existing structure and 
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creating a mixed-use building with 72 new dwelling units. The proposed uses; being 
restaurant use and dwelling units (multi-family residential) are both allowed uses in the 
district.  

Proposed Development 

The proposed building has been edited in footprint since the previous TAC submission, made 
smaller along the Ledgewood Road side of the development. Currently the project proposes 
additions that are set back 39 feet from Ledgewood Drive, 39 feet from Lafayette Road, 23 
feet from the southerly abutting property line, and 39 feet from the easterly abutting property 
line. The proposed building additions maintain the ability for the free flow of traffic around 
the proposed additions, as required by deed restrictions and easements on the property. The 
building height is intended to comply with section 10.5 B 22.10, with incentives as allowed 
under the section. Regarding the special 90-foot setback requirement on Lafayette Road, the 
project is in a location where there is a significant open space in front of the subject parcel. 
This open space was created when the Lafayette Road, Route 1 Bypass intersection was 
restructured around 2011. That relocation of the intersection created this large open space 
area in front of the lot, which meets the special setback requirement for this parcel. 

The submitted site plan shows the impervious surface calculations for the proposed 
development. When the site was redeveloped to the Tuscan Restaurant and Marketplace, the 
impervious surface coverage was allowed to increase under a Variance, up to coverage which 
maintained 16.5% open space. The submitted site plan proposes coverage of 80.1% with the 
reworking of some hardscape spaces to porous surfaces. The plan open space calculations 
show that when the proposed open space is adjusted for sidewalk percentage allowed to be 
included in open space, the proposed site open space is 21.8%, and is now conforming.  

Project Parking 

First floor parking spaces are accessed from driveways to the parking areas at first floor 
level, as shown on the site plan and parking plan. Underground parking is accessed from a 
driveway ramp on the north side of the proposed structure off Ledgewood Drive. The total 
parking provided meets the ordinance requirements of the city of Portsmouth.  
There is an existing encroachment of approximately 30 parking spaces (as adjusted to current 
code for landscape islands) in a small portion of land owned by the State of New Hampshire 
along Route 1. The encroachment results in parking spaces being approximately zero to 
seven feet onto property owned by the State of New Hampshire. The land area involved is 
approximately 1200 square feet. This parking encroachment has existed for many decades 
and the encroachment is shown on the State of New Hampshire plans for the widening of 
Route 1 which occurred when the overpass over Route 1 was eliminated in favor of the 
traffic lights and traffic lanes that exist today.  
 
This encroachment has been accurately identified on prior site plan(s) that were approved by 
the City of Portsmouth Planning Board in 2015 for the Tuscan Kitchen and Marketplace 
conversion of the movie theater, without any requirement to bring the encroachment into 
compliance. The applicant proposes no changes to those parking spaces (other than adding 
code compliant landscape islands and a space for a new transformer) and therefore requests 
they be left as is in their nonconforming use. 
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As support for leaving the parking encroachment as-is, the Applicant proposes to pay the cost 
and reconfigure that immediate area, when and if required by the State of New Hampshire, in 
accordance with the “Alternative Parking Layout” as shown on Sheet C4 of the plan set. The 
proposed site plan contains a total of 181 parking spaces. If that area is required to be vacated 
and parking spaces installed according to the Alternative Parking Layout, then a total of 7 
parking spaces would be lost. Any loss of parking spaces is easily provided for in the cross-
parking easement recorded in the Rockingham Registry of Deeds with the abutting property 
owner.  
Attached is a copy of the NHDOT Highway plans showing the relationship between the 
right-of-way line and the pavement at the time of the improvement project. In addition, the 
deeded right to shared parking is also included in the submission.  

Project Drainage 

The existing drainage consists of some roof drain connections as well as some parking lot 
connections to the drainage network, which flow off-site. The property drainage is divided 
into two watersheds, one that flows to the south along the front of the adjacent mall and the 
other flows to the south along the back of the adjacent mall and across the adjacent property. 
The intent of this design is to maintain those flow directions and re-purpose the drainage in 
accordance with the proposed site addition roof drains. The roof drains will replace the catch 
basins and direct the water in the same direction as the previous approved design, with the 
same contributing area. The plan calls for the addition of a Jellyfish Filter, which will 
provide more advanced treatment than the existing on-site mechanical separator. 

Proposed Public Realm 

Under Section 10.5B74.12 the development standards of that section require that there is a 
Public Realm Improvement associated with the development. The project proposes an off-
site sidewalk connection to Portsmouth High School and an improved basketball facility with 
seating at the end of Ledgewood Drive (all on city property) as this component. The 
development team is in ongoing discussions with the School Department regarding those 
improvements. Concept improvements are included in the plan set. As discussions are 
ongoing at this time the submission includes a Draft MOU. In the MOU the Developer would 
be responsible for planning and building the project. Since the design needs to be completed 
with the input of the stakeholders and detailed cost estimates developed, we hereby request 
that the project be moved along to the Planning Board with a condition that the completion of 
this process occur at a later date.  

Project Community Space 

The Community Space on the site consists of an Outdoor Dining Café and a Pocket Park. 
The Pocket Park includes a proposed public bike rack in close proximity to the existing bus 
stop. The Outdoor Dining Café provides an area of outside use for the public, as well as the 
building residents, which will be fitted with tables and chairs. The area includes an outdoor 
fireplace. The space dedicated to the existing restaurants for outdoor dining is not included in 
the Community Space Easement area. The required 10% of lot area as Community Space is 
not provided on site. The proposed total is 7.6%, therefore relief from the Ordinance, which 
is allowed to be granted by the Planning Board, will be requested. The Developer has met 



Submission Letter – 581 Lafayette Road 4 2/22/2024 

with city staff and has identified areas adjacent to the on-site Community Space that can be 
expanded and enhanced. Those spaces will be landscaped and maintained by the developer 
and the area of the space, and the proposed planting is identified in the plan set. 
 
Conditional Use Permit Development Standards 
 
The development is consistent with the Portsmouth Master Plan. The project has been 
designed under Article 5B Gateway Neighborhood Mixed Use Districts, Section 10.5B34.80, 
Mixed-Use Building and Section 10.5B42.20, Mixed-Use Development. The development 
standards of that section requires relief from the Planning Board for a Conditional Use Permit 
where development deviates from the strict standards.  
 
In the density section of the ordinance this development would be allowed up to 24 units per 
structure. This project proposes a Conditional Use Permit for a density bonus as allowed in 
section 10.5B72 for two buildings with 36 units in each building. This increased housing 
density is allowed with an incentive. In order to be eligible for the bonus incentive the 
development shall include workforce housing. The intent of this development is to provide 
workforce housing as defined by the Portsmouth Ordinance in the amount of 20% of the 
dwelling units, or 15 units. 
 
We believe that under section 10.5B74.30 the Planning Board is authorized to grant 
modifications to the standards of the section. Modifications to the Community Space 
requirement will be requested from the Planning Board in this application. We believe that 
the modifications to the strict ordinance interpretations are consistent with the purpose and 
intent set forth in the Gateway Neighborhood Mixed-Use District section. The site offers 
7.6% Community Space where 10% is required. 
 
Development Site Conditional Use Permit 
 
Under Section 10.5B41.10 Development Site Standards are allowed by Conditional Use 
Permit approval from the Planning Board. A development site is a development including 
more than one principal building or building type. As the proposed development includes 
more than one principal building and the proposed Public Realm improvements are proposed 
on a separate lot, a CUP to allow the use of the Development Site Standards is being 
requested for this proposed project. 
 
Conditional Use Permit Criteria 
 
Under Section 10.5B41.10 the following addresses how the Project warrants the granting of a 
Conditional Use Permit for a Development Site by satisfying the following four (4) criteria 
for approval in Section 10.5B43.10 of the Zoning Ordinance: 
 
1) The development project is consistent with the Portsmouth Master Plan. The Project is 
consistent with several goals identified in the Master Plan.  

 
Goal 1.2 is to encourage walkable mixed-use development along existing commercial 
corridors. The project will promote walking and bicycling by expanding the sidewalk 
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network and connecting, through the Public Realm off-site improvement, the 
Lafayette Road sidewalk network to the Portsmouth High School property.  
 
The plan also creates public community space consisting of a Pocket Park and an 
Outdoor Café. The plans identify public bicycle storage spaces in close proximity to a 
Coast Bus Stop. 
 
Goal 2.1 is to ensure that new development complements and enhances its 
surroundings. The proposed residential building additions will add residential use to 
the adjacent commercial development. This creates the Mixed-Use environment that 
the Master Plan identifies as essential to the maintenance of a vibrant neighborhood. 
Residential uses expand on the commercial retail and restaurant uses located in the 
Lafayette Plaza and surrounding parcels. The Gateway Corridor was identified as an 
area where residential expansion is encouraged. 
 

(2) The development project has been designed to allow uses that are appropriate for its 
context and consistent with the City’s planning goals and objectives for the area. The project 
provides much needed housing. 

 
The development will be complementary to the abutting uses. The proposed use is 
allowed within the zone. Creating a mixed-use environment will serve to ensure the 
maintenance of a vibrant neighborhood. The introduction of Workforce Housing 
provides much needed relief to the need for affordable housing. 
 

(3) The project includes measures to mitigate or eliminate anticipated impacts on traffic 
safety and circulation, demand on municipal services, stormwater runoff, natural resources, 
and adjacent neighborhood character. The project does not create excess demand for city 
services nor change the essential character of the neighborhood. 
 

The Project will generate peak traffic during different times than the surrounding 
commercial uses on Lafayette Road. The existing large traffic volumes will mask any 
impacts. The drainage design will increase treatment to stormwater runoff with the 
use of a more advanced stormwater filtration treatment practice. The addition of 
residential use will be complementary to the abutting commercial uses. City 
infrastructure is in place to accommodate the development. 
 

(4) The project is consistent with the purpose and intent set forth in Section 10.5B11. The 
project supports the Master Plan goals in a significant way by providing affordable 
housing and creating a mixed-use development. 

 
Section 10.5B11.10 states that the purpose of Article 5B is to implement and support 
the goals of the City’s Master Plan and Housing Policy to encourage walkable mixed-
use development and continued economic vitality in the City’s primary gateway 
areas, ensure that new development complements and enhances its surroundings, 
provide housing stock that is suited for changing demographics, and accommodate 
the housing needs of the City’s current and future workforce. Section 10.5B11.20 sets 
forth the intent of the standards. The project meets the standards and will create a 
mixed-use development that will help to create a vibrant neighborhood. The 
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introduction of Workforce Housing provides much needed relief to the need for 
affordable housing in an area outside of the downtown core, with easy access to 
abutting retail and public transportation. The project will be the other bookend from 
the recently approved residential development at the other end of this commercial 
strip. 

Project Site Details 

The complete development plan is shown on the attached Proposed Site Plans and the 
Supplemental material submitted herewith. 

Requested Approval 

We look forward to TAC review of this submission and the Committees feedback on the 
proposed design. We hereby request that the project be approved and allowed to move 
forward to the Planning Board. 

Sincerely, 

John Chagnon, PE; Ambit Engineering – Haley Ward 

P:\NH\5010156-McNabb_Properties\1397.03-Lafayette Rd., Portsmouth-JRC\2023 Site Plan 1397.03\Applications\Portsmouth Site 
Plan\581 Lafayette TAC Submission 2-22-24.doc 
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MEMORANDUM OF AGREEMENT 

  

THIS AGREEMENT (“Agreement”) is entered into this _____ day of, 2024, between the Atlas 

Commons, LLC, a New Hampshire limited liability company, with an address of 3 Pleasant Street, 

Suite 400, Portsmouth, NH 03801 (the “Developer”) and the City of Portsmouth [School Board?], a 

New Hampshire municipality, with an address of 1 Junkins Avenue, Portsmouth, NH 03801 (the “City”).  

The Developer and the City may be collectively referred to herein as the “Parties.” 

 

WITNESSETH: 

 

WHEREAS, the Developer is the owner of certain real property located at 581 Lafayette Road 

in the City of Portsmouth, located at Tax Map/Lot 229/8B (the “Atlas Property”); and 

 

WHEREAS, the City is the owner of certain adjacent real property located at 50 Andrew Jarvis 

Drive in the City of Portsmouth, located at Tax Map/Lot 229/3, which property currently serves at 

Portsmouth High School and which property contains a certain right of way abutting the Atlas Property 

known as Ledgewood Drive and associated cul-de-sac (the “School Property”); and 

 

WHEREAS, the Developer has obtained certain approvals from the City’s land use boards to 

construct a 5-story mixed-use building with associated on-site and off-site improvements (see generally 

City permit number LU-23-189) (the “Developer’s Project”); and 

 

WHEREAS, the Developer is seeking a density incentive bonus pursuant to Section 10.5B73 of 

the Portsmouth Zoning Ordinance (the “Ordinance”), and, as such, the Parties have entered into this 

Agreement to satisfy the requirements of Section 10.5B73.20 of the Ordinance and the Parties recognize 

the public benefit to be derived from creating greater pedestrian connectivity from Ledgewood Drive 

through and to the School Property; and 

 

WHEREAS, the Parties desire for the Developer, at its sole cost, to design, engineer and 

construct certain public realm improvements within the School Property (collectively, and as further 

defined herein, the “Public Realm Improvements”). 

 

NOW, THEREFORE, the Parties agree as follows:  

 

Section I: The Developer’s Obligations. 

 

A. The Public Realm Improvements 

 

The Developer shall, at its sole cost and obligation design, engineer and install the following and 

other minimal Public Realm Improvements shown on the plan set entitled, “Public Realm Plan,” dated 

January 4, 2024, as revised, prepared by Haley Ward and attached as Exhibit A within the School 

Property: 

 

1. Install an 8 foot gravel path with lighting and benches that extends from the 

existing sidewalk on Ledgewood Drive over and across the School Property. 
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2. Install public benches, a bike rack, a picnic table, basketball court markings, and 

other minor infrastructure within the School Property. 

 

3. All Public Realm Improvements made by the Developer on the School Property 

shall be compliant with the Americans with Disabilities Act (ADA),.  

 

4. All changes to the Public Realm Improvements from what is depicted in Exhibit 

A shall be submitted to the City Manager in writing and reviewed and approved by the Director of Public 

Works.  

 

B. Construction Obligations 

 

The Developer shall complete at its sole cost and obligation the following tasks to secure the 

construction of the infrastructure described in Section I, A: 

 

1. Prior to commencing any construction, the Developer shall submit construction 

plans to the City (the “Construction Plans”). The construction plans must be reviewed and approved by 

the Director of Public Works for consistency with City standards. The City may, at its sole discretion 

and cost, employ a third-party engineer to conduct a peer review of the construction plans. 

 

2. The Developer shall secure the construction of the items above via a security 

instrument, such as a bond or letter of credit, in a form acceptable to the City Attorney. The value of the 

security instrument shall be estimated by the Developer and set by the Director of Public Works.  

 

3. The Developer shall enter into a Construction Management Mitigation Agreement 

(CMMP) with the City sufficient to describe the Developer’s construction plan for the Public Realm 

Improvements and the Developer’s Project. 

 

4. As a part of the CMMP, the Developer shall designate a Project Manager, who 

shall serve as the point of contact for all public inquiries regarding the Public Realm Improvements, the 

Developer’s Project, and the related impacts on vehicular travel. This point of contact shall be available 

to respond to public inquiries and respond to requests within 24 hours.  

 

5. The Developer shall provide the City with proof of insurance at the City’s 

customary levels for the period of construction of the Public Realm Improvements. The proof of 

insurance shall list the City as an additional insured.  

 

Section II: The City’s Obligations 

 

1. The City shall employ a third-party engineer to oversee the construction of the 

Public Realm Improvements. The cost of the third-party engineer shall be paid by the City. 
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2. The City hereby waives all fees applicable to the construction of the Public Realm 

Improvements. This provision shall not apply to any permit fees required pursuant to the Developer’s 

Project.  

 

3. The City shall designate a Project Manager for the Public Realm Improvements. 

All communications regarding the Public Realm Improvements from the Developer shall be addressed 

to the Project Manager, with a copy to the City Attorney.  

 

4. Following approval of the Public Realm Improvements by the City’s third-party 

engineer and the Director of Public Works, the City shall accept ownership in writing of all Public Realm 

Improvements. If review by the City’s third-party engineer or the City’s Public Works Department reveal 

the Public Realm Improvements are not constructed to City standards or the Construction Plans, the 

Developer shall cause the insufficiencies to be remedied to the City’s satisfaction.  

 

Section III: Miscellaneous 

 

1. Compliance with other laws: The Developer acknowledges that their obligations 

under this contract are subject to full compliance with all applicable state, federal, and local laws, and 

failure to adhere to such laws shall constitute a material breach of this contract. 

 

2. Costs: Following acceptance of the Public Realm Improvements by the City, the 

City shall assume maintenance of the Public Realm Improvements. The City’s maintenance obligations 

shall not exceed the ordinary maintenance responsibilities for any property in the City. 

 

3. Entire Agreement.  This Agreement and the attachments hereto, each of which is 

hereby incorporated herein, sets forth all the agreements, promises, covenants conditions and 

undertakings between the parties with respect to the subject matter hereof, and supersedes all prior and 

contemporaneous agreements and understandings, inducements, or conditions, express or implied, oral 

or written. 

 

4. Amendment.  No waiver or modification of any of the terms of this Agreement 

shall be valid unless in writing and signed by each of the parties hereto. Failure by any party to enforce 

any rights under this Agreement shall not be construed as a waiver of such rights, and a waiver by any 

party of a default hereunder in one or more instances shall not be construed as constituting a continuing 

waiver or as a waiver of other instances of default. 

 

5. Waiver of Breach: The failure of either party to enforce any provision of this 

contract shall not be construed as a waiver of subsequent breaches or as a relinquishment of the right to 

enforce such provisions. No waiver by either party of any breach of this contract shall be deemed to be 

a waiver of any other or subsequent breach. 

 

6. Governing Law.  The construction and effect of the terms of this Agreement shall 

be determined in accordance with the laws of the State of New Hampshire.   
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As authorized by vote of the Portsmouth City Council taken on ____________, during its 

meeting that commenced _______________________. 

 

 

Atlas Commons, LLC 

 

 

         By:  _____________________________ 

      Mark. A. McNabb 

      Its Manager 

 

 

STATE OF NEW HAMPSHIRE 

COUNTY OF ROCKINGHAM 

 

On this _____ day of __________, 2024, before: me, the undersigned notary public, personally 

appeared Mark A. McNabb, Manager of Atlas Commons, LLC, proved to me through satisfactory 

evidence of identification, which was a valid driver's license, to be the person whose name is signed 

on the preceding or attached document, and acknowledged to me that he signed it in his capacity as 

stated therein and voluntarily for its stated purpose. 

 

 

              

      Notary Public 

      My Commission expires: 

 

 

City of Portsmouth, New Hampshire 

 

 

By:        

Karen S. Conard, City Manager 

 

STATE OF NEW HAMPSHIRE  

COUNTY OF ROCKINGHAM 

 

On this _____ day of __________, 2024, before: me, the undersigned notary public, personally 

appeared Karen S. Conard, City Manager of the City of Portsmouth New Hampshire, proved to me 

through satisfactory evidence of identification, which was a valid driver's license, to be the person 

whose name is signed on the preceding or attached document, and acknowledged to me that she 

signed it in her capacity as stated therein and voluntarily for its stated purpose. 

 

 

       

Notary Public:  

My Commission Expires:  



Level Room No. # bedrooms Area (sf) spaces/unit Workforce Accessible

LEVEL 5 B504 STUDIO 369 0.50 Car Parking Spaces Required per Unit Size
LEVEL 5 A505 STUDIO 424 0.50 0‐500 0.5

LEVEL 5 A507 STUDIO 424 0.50 500‐750 1.0

LEVEL 5 A503 STUDIO 425 0.50 751‐1900 1.3

LEVEL 5 A504 STUDIO 425 0.50

LEVEL 5 A509 STUDIO 425 0.50 Bicycle Parking Required
LEVEL 4 B406 STUDIO 425 0.50 use spaces required per use total required

LEVEL 3 B306 STUDIO 426 0.50 multifamily 1 bicycle for every 5 dwelling units 15

LEVEL 5 B503 STUDIO 434 0.50 restaurant/rec 1 bicycle for each 10 car parking spaces 12

LEVEL 5 A511 STUDIO 457 0.50 TOTAL Required 27

LEVEL 4 B411 STUDIO‐ ACCESSIBLE 494 0.50 Fully Accessible‐1 Total  Provided (in building, basement + 1st floor) 80

LEVEL 5 A508 STUDIO 499 0.50 Total Provided (outside) 8

LEVEL 3 B303 1BR 499 0.50 Total  Provided, inside & outside 88

LEVEL 3 B311 1BR 499 0.50 Excess  Provided (beyond required) 61 CAR SPACES DEDUCTED @ 1:6

LEVEL 4 B403 1BR 499 0.50 Excess  applied to New Additions (housing) (18.0) (3)

LEVEL 3 B304 1BR 524 1.00 Excess  applied to existing building  (36.0) (6)

LEVEL 4 B404 1BR 531 1.00 Net leftover excess bicycle parking  7 (9)

LEVEL 5 B505 1BR 532 1.00 Scooter parking provided  (none required) 7

LEVEL 5 B506 1BR 532 1.00 Motorcycle parking provided  (none required) 2

LEVEL 5 B502 1BR 541 1.00

LEVEL 2 B207 1BR 542 1.00 Apartment Types ‐ Unit Mix & Locations
LEVEL 3 B309 1BR 572 1.00

LEVEL 4 B409 1BR 572 1.00 level S 1 2 3 Total

LEVEL 4 A407 STUDIO‐ ACCESSIBLE 580 1.00 Fully Accessible‐2 5 9 5 2 1 17

LEVEL 4 B410 1BR 599 1.00 4 3 10 2 4 19

LEVEL 4 A408 1BR 620 1.00 3 1 13 3 3 20

LEVEL 3 B310 1BR 621 1.00 2 0 8 2 6 16

LEVEL 3 B307 1BR‐ ACCESSIBLE 644 1.00 Fully Accessible‐3 total 13 36 9 14 72

LEVEL 4 B408 1BR 645 1.00 Total bedrooms 13 36 18 42 109

LEVEL 2 B206 1BR 651 1.00

LEVEL 3 B308 1BR 652 1.00

LEVEL 4 B407 1BR 659 1.00

LEVEL 2 A205 1BR 660 1.00

LEVEL 3 A305 1BR 660 1.00

LEVEL 4 B401 1BR 667 1.00

LEVEL 5 A502 1BR 672 1.00 Apartment Types ‐ Unit Distribution per Building
LEVEL 3 A309 1BR 682 1.00 Level Building A Building B TOTAL

LEVEL 3 A307 1BR 694 1.00 5 10 7 17

LEVEL 2 A207 1BR 698 1.00 4 8 11 19

LEVEL 3 A308 1BR 699 1.00 3 9 11 20

LEVEL 4 A405 1BR 702 1.00 2 9 7 16

LEVEL 3 B301 1BR 703 1.00 total units 36 36 72

LEVEL 4 B402 2BR 708 1.00

LEVEL 2 A209 1BR 709 1.00

LEVEL 2 A208 1BR 723 1.00

LEVEL 5 B507 2BR‐ ACCESSIBLE 733 1.00 Fully Accessible‐4

LEVEL 4 A406 1BR 749 1.00

LEVEL 3 B305 2BR 749 1.00

LEVEL 4 B405 2BR 749 1.00

LEVEL 3 B302 2BR 780 1.30

LEVEL 2 B202 2BR 782 1.30

LEVEL 2 A206 1BR 786 1.30

LEVEL 3 A306 1BR 823 1.30

LEVEL 2 B201 2BR‐WORKFORCE 872 1.30

LEVEL 2 A203 1BR‐ ACCESSIBLE‐ WF 886 1.30 Workforce 1 Fully Accessible‐5

LEVEL 5 A506 1BR‐ ACCESSIBLE‐ WF 910 1.30 Workforce 2 Fully Accessible‐6

LEVEL 3 A303 2BR‐ WF 988 1.30 Workforce 3

LEVEL 5 B501 2BR‐WORKFORCE 1007 1.30 Workforce 4

LEVEL 2 B203 3BR‐WORKFORCE 1146 1.30 Workforce 5

LEVEL 4 A402 3BR‐WORKFORCE 1365 1.30 Workforce 6

LEVEL 2 B204 3BR‐ WF 1456 1.30 Workforce 7

LEVEL 2 B205 3BR‐WORKFORCE‐ ACCESSIBL 1497 1.30 Workforce 8 Fully Accessible‐7

LEVEL 3 A302 3BR‐WORKFORCE 1504 1.30 Workforce 9

LEVEL 2 A202 3BR‐WORKFORCE 1535 1.30 Workforce 10

LEVEL 5 A510 3BR‐ WF 1535 1.30 Workforce 11

LEVEL 4 A403 3BR‐ WF 1726 1.30 Workforce 12

LEVEL 4 A401 3BR‐WORKFORCE 2034 1.30 Workforce 13

LEVEL 3 A301 3BR‐WORKFORCE 2056 1.30 Workforce 14

LEVEL 2 A204 3BR 2144 1.30 Workforce 15

LEVEL 4 A404 3BR 2153 1.30

LEVEL 3 A304 3BR‐ACCESSIBLE 2172 1.30 Fully Accessible‐8

LEVEL 2 A201 3BR 2200 1.30

Total Units Parking Req. workforce housing

Total Units:   72 71.40 20% of units average unit size

Visitor Parking ‐ 1 space per every 5 dwellings 14.40 14.4 848

Residential automobile parking required (base, unadjusted) 85.80 86.00 ROUNDED UP

581 Lafayette Road

Unit/Parking Analysis

February 22, 2024

number of bedrooms per apartment



Apartments Parking Required
with gateway deduct 

‐20%

subtotal base parking spaces required 86.00

Gateway deduct ‐20% (17.20)

Subtotal parking required 68.80

# excess bike spaces %       # car spaces deducted

(18.0) 3.50% (3.0) 65.80

max 5% allowed = 3.44 spaces

Apartment Parking Required (adjusted for Gateway‐1 & bikes) Rounded Up 66.00

Restaurant/Recreation Parking Required spaces/gfa gfa or occ spaces (rounded up)

subtotal 

w/20% 

gateway 

deduct

restaurant    1/100 13,982.00 140 112

mezzanine office 1/350 1,060.00 4 4

recreation (golf) 1per 4 occ. 20.00 5 4

subtotal  149 bicycle deduct 5% total

Gateway deduct ‐20% ‐29.8 (6.00) 106.0

Subtotal restaurant/recreation parking required 120 120 0.00 4.0

# excess bike spaces % # car spaces round down 0.00 4.0

42.0 ‐5.00% (6.0) (6.00)

max 5% allowed = 6.00 spaces

Restaurant/Recreation Parking Required (adjusted for Gateway‐1 & bikes) 114

TOTAL parking required all uses (adjusted for gateway & bikes) 180.0

Shared Parking  10.1112.60

Land Use

daytime 

(8am‐5pm)

spaces 

required

evening

 (6‐12pm)

spaces 

required

daytime 

(8am‐5pm)

spaces 

required

evening

 (6‐midnight)

spaces 

required (midnight‐6am)

spaces 

required

Apartments 60% 39.6 100% 66.0 80% 52.8 100% 66.0 100% 66.0

restaurant    70% 74.2 100% 106.0 80% 84.8 100% 106.0 10% 10.6

Office 100% 4.0 20% 0.8 10% 0.4 5% 0.2 5% 0.2

entertainment (golf) 40% 1.6 100% 4.0 80% 3.2 100% 4.0 10% 0.4

ADJUSTED TOTAL Required, all uses, shared 119.4 176.80 141.2 176.2 77.2 177

Total Parking Proposed   

In‐building, level 1 + basement 151

Open air, on site  30

Off‐site parking per deeded easement 0

Total parking proposed 181

Excess (Defecit) 4
Existing total available‐today 154

23Proposed Net Increase (reduction) in parking

Nighttime

Maximum TOTAL 

Required

Weekday Weekend

Bicycle parking deduction ‐ 1 space for 6 bikes, max 5%

Bicycle parking deduction 1 space for 6 bikes, max 5%:
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PLEASE NOTE: THIS SHEET IS SCALED FOR 22 BY 34 PAPER, DO NOT REDUCE OR ENLARGE. 

Plant List - Perennials
ID Qty Botanical Name Common Name Scheduled Size

ABI 14 Amsonia 'Blue Ice' Blue Star Flower 2 QT
ACT 12 Actaea racemosa Bugbane 1 Gal.
AJR 170 Ajuga reptans 'Mahogany' Bugleweed 2 QT
AMH 24 Amsonia hubrichtii Arkansas Blue Star 1 Gal.
AMT 19 Amsonia tabernaemontana Eastern Blue Star 1 Gal.
ANA 27 Aster novae-angliae New England Aster 2 QT
AND 126 Andropogon ger. ‘Blackhawks’ Big Bluestem Plugs
AOS 70 Aster oblongifolius 'October Skies' Aromatic Aster 2 QT
ARU 2 Aruncus dioicus Goat's Beard 2 QT
BAP 6 Baptisia australis 'Screaming Yellow' False Indigo 2 QT
CARY 25 Caryopteris clandonensis 'First Choice' First Choice Bluebeard 2 QT
CE 61 Carex eburnea Seersucker Sedge 2 QT
CV 22 Coreopsis verticillata 'Moonbeam' Threadleaf Coreopsis 2 QT
DES 18 Deschampsia cespitosa Tussock Grass 1 Gal.
EP 32 Epimedium x rubrum 'Sweetheart' Barrenwort 1 QT
ERA 114 Eragrostis spectabilis Purple Lovegrass 2 QT
EUP 3 Eupatorium maculatum 'Gateway' Joe Pye Weed 2 QT
GMB 55 Geranium macrorrhizum ‘Bevan's’ Cranesbill 2 QT
HEL 11 Helianthus salicifolius Willowleaf Sunflower 2 QT
HEU 27 Heuchera villosa 'Autumn Bride' Autumn Bride Coral Bells 2 QT
HSE 8 Helenium 'Sahin's Early Flowerer' Sahin's Early Flowerer Sneezeweed 2 QT
PVS 20 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 2 Gal.
PX 91 Polystichum acrostichoides Christmas Fern 2 QT
RF 5 Rudbeckia fulgida 'Goldstrum' Goldstrum Black-Eyed Susan 2 QT
SH 71 Sporobolus heterolepsis Prairie Dropseed 1 Gal.
SO 6 Stachys officinalis Bishop's Wort 2 QT
TC 22 Thermopsis caroliniana Carolina Lupine 2 QT
VER 42 Vernonia lettermannii 'Iron Butterfly' Iron Butterfly Ironweed 2 QT
WAL 62 Waldsteinia ternata Siberian Barren Strawberry 2 QT
XAN 88 Xanthorhiza simplicissima Yellowroot 2 QT

Plant List - Trees and Shrubs
ID Qty Botanical Name Common Name Scheduled Size

AAB 2 Amelanchier grandiflora 'Autumn Brilliance' Autumn Brilliance Serviceberry 2 1/1" Cal.
BBG 27 Buxus microphylla 'Baby Gem' Baby Gem Boxwood 4-4 1/2'
BDI 3 Buddlea 'Davidii' Butterfly Bush 4-5'
CFF 21 Carpinus betulus 'Frans Fontaine' Frans Fontaine Hornbeam 1 1/2-2" Cal.
CVI 1 Chionanthus virginicus Fringe Tree 7-8'
HAL 3 Halesia carolina 'Jersey Belle' Jersey Belle Carolina Silverbelle 1 1/2" Cal.
HPG 3 Hydrangea paniculata 'Grandiflora' PeeGee Panicle Hydrangea 5 Gal.
HYP 16 Hypercum 'Hidcote' St. Johnswort 5 Gal.
JBD 13 Juniperus communis depressa 'AmiDak' Blueberry Delight Juniper 2 Gal.
JPN 15 Juniperus procumbens 'Nana' Dwarf Japanese Garden Juniper 3 Gal.
LT 1 Liriodendron tulipifera Tulip Tree 2 1/2" Cal.
MD 35 Microbiota decussata Russian Arborvitae 2 G
MG 22 Myrica gale Sweetgale 2 Gal.
OV 1 Ostrya virginiana American Hophornbeam 2-2.5" Cal.
PHC 1 Pinus sylvestris 'Hillside Creeper' Hillside Creeper Scotch Pine 3 Gal.
PSM 6 Pinus strobus 'Minuta' Minuta White Pine 3'
RGL 45 Rhus aromatica 'Grow Low' Grow Low Sumac 18"+ Ht.
SMK 11 Syringa patula 'Miss Kim' Miss Kim Lilac 3-4' Ht.
TCG 2 Tilia cordata 'Greenspire' Greenspire Littleleaf Linden 2 1/2" Cal.
TJR 18 Thuja plicata 'Junior Giant' Junior Giant Arborvitae 8-10'
TOS 19 Thuja occidentalis 'Smaragd' American Arborvitae 8-10'
VCC 5 Viburnum carlesi 'Cayuga' Cayuga Koreanspice Viburnum 4-5'
VOC 7 Viburnum opulus 'Compactum' European Cranberrybush 4-5'
VTC 3 Viburnum trilobum 'Compacta' Compact American Cranberry Viburnum 4-5'

NOTE: IRRIGATION IN THE FORM OF SPRINKLER 
HEADS IN THE LAWN AREAS AND DRIP IRRIGATION IN 
PLANTING BEDS SHALL BE SOURCED FROM THE CITY 
OF PORTSMOUTH'S MUNICIPAL WATER, AND SHALL 
INCLUDE A BACK FLOW PREVENTION.
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NOTE: IRRIGATION IN THE FORM OF SPRINKLER 
HEADS IN THE LAWN AREAS AND DRIP IRRIGATION IN 
PLANTING BEDS SHALL BE SOURCED FROM THE CITY 
OF PORTSMOUTH'S MUNICIPAL WATER, AND SHALL 
INCLUDE A BACK FLOW PREVENTION.

Plant List - Off-Site Trees + Shrubs
ID Qty Botanical Name Common Name Scheduled Size

CK 3 Cladrastis kentukea Yellowwood 2 1/2" Cal.
CR 20 Cornus racemosa Grey Dogwood 5 Gal.
HAL 2 Halesia carolina 'Jersey Belle' Jersey Belle Carolina Silverbelle 1 1/2" Cal.
HYP 12 Hypercum 'Hidcote' St. Johnswort 5 Gal.
JBD 25 Juniperus communis depressa 'AmiDak' Blueberry Delight Juniper 2 Gal.
JES 6 Juniperus virginiana 'Emerald Sentinel' Emerald Sentinel Red Cedar 3" Cal.
MG 31 Myrica gale Sweetgale 2 Gal.
MP 26 Myrica pensylvanica Northern Bayberry 2 Gal.
NS 4 Nyssa sylvetica Black Tupelo 3" Cal.
OV 2 Ostrya virginiana American Hophornbeam 2-2.5" Cal.
RGL 187 Rhus aromatica 'Grow Low' Grow Low Sumac 18"+ Ht.
RYC 5 Rhododendron yaku. 'Crete' Yaku Crete Rhododendron 3-4'
SA 6 Sassafras albidum Sassafras 3 1/2" Cal.
VTC 3 Viburnum trilobum 'Compacta' Compact American Cranberry Viburnum 4-5'

Plant List - Off-Site Perennials
ID Qty Botanical Name Common Name Scheduled Size

AND 925 Andropogon ger. ‘Blackhawks’ Big Bluestem Plugs
BAP 15 Baptisia australis 'Screaming Yellow' False Indigo 2 QT
DES 43 Deschampsia cespitosa Tussock Grass 1 Gal.
ERA 30 Eragrostis spectabilis Purple Lovegrass 2 QT
GMB 16 Geranium macrorrhizum ‘Bevan's’ Cranesbill 2 QT
LIA 363 Liatris spicata Gayfeather 2 QT
PVS 63 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 2 Gal.
RF 13 Rudbeckia fulgida 'Goldstrum' Goldstrum Black-Eyed Susan 2 QT
SH 45 Sporobolus heterolepsis Prairie Dropseed 1 Gal.
XAN 2 Xanthorhiza simplicissima Yellowroot 2 QT
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STAGGER PLANTS

                               

                               

                               

SPACE

ATYPICAL SPACING AT END ROW

ATYPICAL SPACING IN CORNERS

NOTES:

1. PLACE PLANTS IN BED AS SHOWN, SPACING AS SPECIFIED IN PLANT SCHEDULE.
2. GROUNDCOVER SHALL BE TRIANGULAR SPACED IN ROWS PARALLEL TO STRAIGHT EDGES

AND SHALL BE EVENLY SPACED IN ROWS PARALLEL TO CURVE EDGES.

 

SCALE: NTS
GROUND COVER SPACING DETAIL4

L-2

APPLY 3" MIN. BARK MULCH

REMOVE BURLAP

1 PKG. PER  3'  + SHRUB) OR EQUAL.
(1/2 PKG. PER UP TO 3' SHRUB

ADD BONE MEAL TO SOIL MIX

ADD MYCOR TREE W/ TERA SORB

BACKFILL WITH SOIL DUG FROM 
HOLE. BACKFILL IN THREE LIFTS, 
WATER THOROUGHLY BETWEEN 
LIFTS. ROOTBALL TO SIT DIRECTLY 
ON UNDISTURBED SOIL. NO MORE 
THAN 20% COMPOST TO BE USED IN 
BACKFILL.

2-3 TIMES ROOT BALL

SCALE: NTS
B&B SHRUB PLANTING3

L-2

SCALE: NTS
TREE PLANTING - 2"+ CAL.1

3" SHREDDED UNTREATED
BARK MULCH PLACED

ABOVE FINISH GRADE OVER
PLANTING HOLE

6' MIN. DIA. PLANT SAUCER

REMOVE ALL WIRE & BURLAP FROM ROOT 
BALL AND PLANTING HOLE

DO NOT FILL SOIL OVER TOP OF ROOT BALL
(ROOT COLLAR SHOULD BE 2-3" ABOVE FINISH GRADE)

MIN. 3 TIMES ROOT BALL (ALL SIDES)

BACKFILL WITH SOIL DUG FROM HOLE. 
BACKFILL IN THREE LIFTS, WATER 
THOROUGHLY BETWEEN LIFTS. NO 
MORE THAN 20% COMPOST TO BE USED 
IN BACKFILL.

1 PKG. PER  3'  + SHRUB) OR EQUAL.
(1/2 PKG. PER UP TO 3' SHRUB
ADD MYCOR TREE W/ TERA SORB
NOTE:

L-2

ROOT BALL TO SIT
DIRECTLY ON

UNDISTURBED SOIL

2'

4"
 M

IN
.

& 2' BEYOND SHRUB SPREAD
SAUCERS TO BE 4" HIGH 

1 PKG. PER  3'  + SHRUB) OR EQUAL.
(1/2 PKG. PER UP TO 3' SHRUB
ADD MYCOR TREE W/ TERA SORB

NOTE:

SCALE: NTS
PYRAMIDAL EVERGREEN TREE PLANTING2

L-2

3" SHREDDED UNTREATED BARK MULCH PLACED 
ABOVE FINISH GRADE OVER PLANTING HOLE

REMOVE ALL WIRE & BURLAP FROM ROOT 
BALL AND PLANTING HOLE

DO NOT FILL SOIL OVER TOP OF ROOT BALL
(ROOT COLLAR SHOULD BE 2-3" ABOVE FINISH GRADE)

MIN. 3 TIMES ROOT BALL (ALL SIDES)

BACKFILL WITH SOIL DUG FROM HOLE. BACKFILL IN THREE 
LIFTS, WATER THOROUGHLY BETWEEN LIFTS. NO MORE 
THAN 20% COMPOST TO BE USED IN BACKFILL. ROOT BALL 
TO SIT DIRECTLY ON UNDISTURBED SOIL.

NOTE: SHRUBS SHALL BE PLANTED A MINIMUM OF 1" & NO MORE THAN 2" ABOVE FINISH
GRADE, DEPENDING UPON SITE CONDITIONS.

COMPACTED SOIL TO PREVENT SETTLING

EXISTING SUBGRADE

FINISH GRADE

3"  MULCH

RECEIVING HOLE SHALL BE APPROXIMATELY
2 TIMES LARGER THAN THE ROOT BALL

BACKFILL PLANTING PITS WITH NATIVE SOIL

SCALE: NTS
SHRUB/GROUND COVER PLANTING DETAIL5

L-2

LANDSCAPE NOTES:

1. THE CONTRACTOR SHALL LOCATE AND VERIFY THE EXISTENCE OF ALL UTILITIES PRIOR TO STARTING WORK.
2. THE CONTRACTOR SHALL SUPPLY ALL PLANT MATERIALS IN QUANTITIES SUFFICIENT TO COMPLETE THE 
PLANTINGS SHOWN ON THE DRAWINGS.
3. ALL MATERIAL SHALL CONFORM TO THE GUIDELINES ESTABLISHED BY THE CURRENT AMERICAN STANDARD 
FOR NURSERY STOCK PUBLISHED BY THE AMERICAN ASSOCIATION OF NURSERYMEN. 
4. ALL PLANT SUBSTITUTIONS MUST BE APPROVED BY THE LANDSCAPE ARCHITECT. 
5. ALL PLANT MATERIALS SHALL BE EXACTLY AS SPECIFIED BY THE LANDSCAPE ARCHITECT.  IF PLANT SPECIES 
CULTIVARS ARE FOUND TO VARY FROM THAT SPECIFIED AT ANY TIME DURING THE GUARANTEE PERIOD, THE 
LANDSCAPE ARCHITECT RESERVES THE RIGHT TO HAVE THE CONTRACTOR REPLACE THAT PLANT MATERIAL. 
THE LANDSCAPE ARCHITECT RESERVES THE RIGHT TO REJECT ANY PLANT DELIVERED TO THE SITE FOR 
AESTHETIC REASONS BEFORE PLANTING. THE LANDSCAPE CONTRACTOR IS RESPONSIBLE FOR THE QUALITY 
FOR ALL THE PLANTS.
6. PLANTS SHALL BE SUBJECT TO INSPECTION AND APPROVAL AT THE PLACE OF GROWTH, UPON DELIVERY OR 
AT THE JOB SITE WHILE WORK IS ON-GOING TO CONFORMITY TO SPECIFIED QUALITY, SIZE AND VARIETY.
7. PLANTS FURNISHED IN CONTAINERS SHALL HAVE THE ROOTS WELL ESTABLISHED IN THE SOIL MASS AND 
SHALL HAVE AT LEAST ONE (1) GROWING SEASON.  ROOT-BOUND PLANTS OR INADEQUATELY SIZED CONTAINERS 
TO SUPPORT THE PLANT MAY BE DEEMED UNACCEPTABLE.
8. NO PLANT SHALL BE PUT IN THE GROUND BEFORE GRADING HAS BEEN FINISHED AND APPROVED BY THE 
LANDSCAPE ARCHITECT.
9. ALL PLANTS SHALL BE INSTALLED AND DETAILED PER PROJECT SPECIFICATIONS.
10. ALL PLANTS SHALL BE WATERED THOROUGHLY TWICE DURING THE FIRST 24-HOUR PERIOD AFTER PLANTING.  
ALL PLANTS SHALL BE WATERED WEEKLY, OR MORE OFTEN IF NECESSARY, DURING THE FIRST GROWING 
SEASON.
11. ALL PLANTS SHALL BE GUARANTEED BY THE CONTRACTOR FOR NOT LESS THAN ONE FULL YEAR FROM THE 
TIME OF PROVISIONAL ACCEPTANCE.  DURING THIS TIME, THE OWNER SHALL MAINTAIN ALL PLANT MATERIALS IN 
THE ABOVE MANNER.  IT IS THE CONTRACTOR'S RESPONSIBILITY TO INSPECT THE PLANTS TO ENSURE PROPER 
CARE.  IF THE CONTRACTOR IS DISSATISFIED WITH THE CARE GIVEN, HE SHALL IMMEDIATELY, AND IN 
SUFFICIENT TIME TO PERMIT THE CONDITION TO BE RECTIFIED, NOTIFY THE LANDSCAPE ARCHITECT IN WRITING 
OR OTHERWISE FORFEIT HIS CLAIM. LANDSCAPE CONTRACTOR SHALL PRUNE PLANTINGS OF DEAD LIMBS OR 
TWIGS DURING THE FIRST YEAR OF GROWTH.
12. FINAL ACCEPTANCE BY THE LANDSCAPE ARCHITECT WILL BE MADE UPON THE CONTRACTOR'S REQUEST 
AFTER ALL CORRECTIVE WORK HAS BEEN COMPLETED.
13. LANDSCAPE CONTRACTOR SHOULD REPLACE DEAD PLANTINGS IMMEDIATELY UPON OWNER DIRECTION 
WITHIN THE WARRANTY PERIOD AND AGAIN AT THE END OF THE GUARANTEE PERIOD, THE CONTRACTOR SHALL 
HAVE REPLACED ANY PLANT MATERIAL THAT IS MISSING, NOT TRUE TO SIZE AS SPECIFIED, THAT HAVE DIED, 
THAT HAVE LOST THEIR NATURAL SHAPE DUE TO DEAD BRANCHES, EXCESSIVE PRUNING OR INADEQUATE OR 
IMPROPER CARE, OR THAT ARE, IN THE OPINION OF THE LANDSCAPE ARCHITECT, IN UNHEALTHY OR UNSIGHTLY 
CONDITION. 
14. ALL LANDSCAPE AREAS TO BE GRASS COMMON TO REGION EXCEPT FOR INTERIOR LANDSCAPED ISLANDS OR 
WHERE OTHER PLANT MATERIAL IS CALLED FOR.
15. ALL TREES AND SHRUBS TO BE PLANTED IN MULCH BEDS WITH DEFINED AND CUT EDGES TO SEPARATE TURF 
GRASS AREAS.
16. FOR ANY LANDSCAPE AREA SO DESIGNATED TO REMAIN, WHETHER ON OR OFF-SITE, REMOVE WEEDS, 
ROCKS, CONSTRUCTION ITEMS, ETC., THEN APPLY GRASS SEED OR PINE BARK MULCH AS DEPICTED ON PLANS.
17. LANDSCAPE CONTRACTOR SHALL FEED AND PRUNE EX. TREES, ON OR JUST OFF SITE, THAT HAVE 
EXPERIENCED ROOT BASE INTRUSION OR DAMAGE DURING CONSTRUCTION IMMEDIATELY AND FOR THE 
DURATION OF THE WARRANTY PERIOD AT THE DIRECTION OF THE LANDSCAPE ARCHITECT.
18. EXISTING TREES TO REMAIN SHALL BE PROTECTED WITH TEMPORARY SNOW FENCING AT THE EDGE OF THE 
EX. TREE CANOPY THE CONTRACTOR SHALL NOT STORE VEHICLES OR MATERIALS WITHIN THE LANDSCAPED 
AREAS.  ANY DAMAGE TO EXISTING TREES, SHRUBS OR LAWN SHALL BE REPAIRED BY THE CONTRACTOR AT NO 
ADDITIONAL COST TO THE OWNER.
19. ALL MULCH AREAS SHALL RECEIVE A 2-3" LAYER OF SHREDDED PINE BARK MULCH.
20. ALL WORK SHALL BE DONE IN STRICT ACCORDANCE WITH PROJECT SPECIFICATIONS.
21. ALL PLANTING HOLES TO BE HAND-DUG, EXCEPT IN NEW CONSTRUCTION WITH NEW PLANTING PITS, 
PLANTING NEAR CURBS, OR AREAS WHERE SILVA CELLS WILL BE USED. IF HOLES ARE MACHINE-DUG, BOTTOM 
OF HOLES NEED TO BE THE APPROPRIATE HEIGHT, AND FIRMED BY THE MACHINE TO CREATE STABILITY FOR 
THE PLANT MATERIAL.
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AMBIT ENGINEERING, INC. 
,.._...,. A DIVISION OF HALEY WARD, INC.-~ 

WWW.HALEYWARD.COM 

200 Griffin Road, Unit 3 
Portsmo.uth, NH 0;)801 
601.430.9282 

NOTES: 
1) THE CONTRACTOR SHALL NOTIFY DIG SAFE AT 
1-888-DIG-SAFE (1-888-344-7233) AT LEAST 72 
HOURS PRIOR TO COMMENCING ANY EXCAVATION ON 
PUBLIC OR PRIVATE PROPERTY WITHIN 100 FEET OF 
UNDERGROUND UTILITIES. THE EXCAVATOR IS RESPONSIBLE 
TO MAINTAIN MARKS. DIG SAFE TICKETS EXPIRE IN THIRTY 
DAYS. 

2) UNDERGROUND UTILITY LOCATIONS ARE BASED UPON 
BEST AVAILABLE EVIDENCE AND ARE NOT FIELD VERIFIED. 
LOCATING AND PROTECTING ANY ABOVEGROUND OR 
UNDERGROUND UTILITIES IS THE SOLE RESPONSIBILITY OF 

THE CONTRACTOR AND/OR THE OWNER. UTILITY CONFLICTS 
SHOULD BE REPORTED AT ONCE TO THE DESIGN ENGINEER. 

3) CONTRACTOR SHALL INSTALL AND MAINTAIN EROSION 

CONTROL MEASURES IN ACCORDANCE WiTH THE "NEW 
HAMPSHIRE STORMWATER MANUAL, VOLUME 3, EROSION 

AND SEDIMENT CONTROLS DURING CONSTRUCTION. (NHDES 

DECEMBER 2008). 
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John K. Bosen 
Admitted in NH & MA 

 
Christopher P. Mulligan 

Admitted in NH & ME 
  

 Molly C. Ferrara 
Admitted in NH & ME 

 
Austin Mikolaities 

Admitted in NH 
 

Bernard W. Pelech 
1949 - 2021 

 
 

 

February 16, 2024 

 

  

Mr. Peter Stith, Chair 

Technical Advisory Committee 

City of Portsmouth 

1 Junkins Avenue 

Portsmouth, NH  03801 

 

RE: 33 Jewell Court, Tax Map 155, Lot 5-S1 

  REQUEST FOR PARKING CONDITIONAL USE PERMIT 

 

Dear Mr. Stith: 

 

 This office represents 33 Jewell Court, LLC, the owner of the above referenced 

property.  The property presently consists of a single, stand-alone building within a 

condominium association.  It has 9500 square feet of office space.  The applicant’s 

principal, Ms. Jessica Kaiser, is the principal of Hawthorne Creative, which provides 

marketing and support services for the wedding and event industry.  Hawthorne 

Creative’s offices previously occupied the second floor of this space, and had 45 

employees in the space at its peak.  As a result of the pandemic, Hawthorne Creative 

moved to a remote office model, in April of 2020.  They were able to secure a new tenant 

in 2021, however, that tenant is now moving out and despite extensive efforts to market 

the space since August, it has not received any interest.  

 

Ms. Kaiser is seeking to leverage her twenty plus years in the wedding and event 

planning industry by converting the second floor into event space.  A special exception 

for that purpose was obtained from the Board of Adjustment on January 23, 2024  (Case 

no. LU-23-25).  A copy of that approval is attached.   The applicant intends to rent the 

space out for events and to contractually require clients to employ shuttle or valet 

services.  It is anticipated that the facility will host 25-35 events per year.  Overflow 

parking, if necessary, is available at a number of nearby businesses on Islington Street, 

whose hours of operation will not conflict with the primarily weekend events to be hosted 

in the space. 

 

 The applicant requires a Conditional Use Permit pursuant to 10.1112.14 to 

provide less than the minimum number of off-street parking spaces otherwise required 

under Section 10.1112.30 relative to the proposed partial change in use at the above 



 
 
 

location.  The  proposed change of use will be the conversion of 3,800 square feet of 

office space into event space.  Based upon discussions with planning department staff, it 

is the applicant’s understanding that the parking requirement applies only to the actual 

event space itself, not accessory storage, mechanical space and bathrooms.   

  

 Submitted herewith are site plan, floor plan, and parking calculation.    

 

 The parking configuration on site as it presently exists consists of 205 spaces.  For 

the combined uses on the site, should this use be approved, the ordinance would 

otherwise require 242 spaces.  The property received a special exception and variance in 

1996 to allow 205 spaces where 244 would have otherwise been required under the 

zoning then in effect.   The condominium association of which 33 Jewell Court is a part 

has allocated 28 spaces to this building.  Parking has never been a problem at this 

location.  To the extent patrons of the proposed event space require utilization of more 

spaces than those allocated to 33 Jewell Court, they will be contractually obligated to use 

the aforementioned shuttle or valet services. 

 

 The applicant maintains that the approval criteria set forth in Section 10.1112.14 

are met: 

 

 10.1112.141.      The number of off-street parking spaces supplied at this site is 

sufficient for this use.   Brian Slovenski, President of Atlantic Parking Services, a valet 

parking company in Portsmouth NH, states:  A host can expect to park a maximum of 

50% of cars to attendees at any given event.  Most guests will carpool or Uber to an 

event.  

 

10.1112.142.  The applicant’s operation involves no staff on site and clients 

utilizing the facility will be contractually required to utilize shuttle or valet service over 

and above the spaces that the condominium association has allocated to 33 Jewell Court.  

In addition, parking for this site is within the regulatory purview the condominium 

association, which would have the authority to establish appropriate rules and regulations 

in the unlikely event parking becomes problematic as a result of this use.       

 

10.1112.143.  The number of spaces is adequate and appropriate for the proposed 

use of the property given the factors enumerated above.   

  

 Thank you for your attention.   

 

 

      Sincerely, 

 

      John K. Bosen 
      John K. Bosen 
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A) PARKING CALC – 33 JEWELL COURT  (Includes entire Schultz Brew Yard Condominium Association *) 
 
City 
Use # Type          Use / SF       spaces / SF required 
 
 COOPER HOUSE 
13.10 Wholesale:            2,500 SF       1/2000  2 
5.10 Office:                  2,500 SF       1/350  8 
 
 SCALD HOUSE (33 Jewell Court) 
20.10 Storage/Facilities:         2,241 SF       N/A  0 
9.10 Function Room:         3,800 SF       1/100  38 
5.10 Office:          3,459 SF       1/350  10                          
 
 KILN/MALT aka BREW HOUSE 
  Residential              52 Units       1.3/Unit 68 ** 
 
 REFRIGERATION/FERMENTATION 
9.10 Restaurant:         3,000 SF          1/100  30 
 Kitchen (per special exception in 1996)      1,500 SF       1/1000  2 
5.10 Office:             17,052 SF       1/350  49  
  Residential         16 Units       1.3/Unit 21 ** 
 
**   Residential Visitor Parking                      68 Units       1/5 Units 14       
 
 TOTAL PARKIING REQUIREMENT                   242 
 
*Variance was obtained in 1996 to permit 205 spaces where 245 were required under the then current ordinance.   
 
 













Ross Engineering, LLC 
Civil / Structural Engineering 

909 Islington Street  603-433-7560 
Portsmouth, NH 03801  alexross@comcast.net 

822 US Route 1 Bypass 
Project Description 

 
February 16, 2024 
 

This site review application is for improvements to an existing fully developed site. Tax 
Map 160, Lot 29 is a 0.68 Acre parcel with access from Burkitt Street, and the northbound side 
of the Route 1 by-pass.  The existing lot includes a vacant gas station building. Per the town 
files, the existing building was built in 1969. Just this past summer the gas pumps, and tanks 
were properly removed.  The gas pump island roof has been removed, and the building will be 
removed in the near future. 

 
 If you recall we were recently before TAC for the City Tobacco improvements next door 

on Lot 43.  The existing City Tobacco store is limited to the small building on Lot 43, so the 
owner would like to build a larger building on Lot 29, and move the City Tobacco store to the 
larger building.    The owner has a successful chain of stores in many locations, including, 
Seabrook, Portsmouth, Rochester, Plaistow, and Sanford Maine. A new 6,010 sf retail building is 
planned for a “City Tobacco and Beverage” store.  A new 6’ wide sidewalk will be installed at 
the front of the building. Adequate parking will be provided on site. A portion of the existing 
asphalt driveway will be replaced with landscaping. As a result, there is a decrease in impervious 
surface.   Also a storm drainage filtration jellyfish will be installed to improve water runoff 
quality. 

 
The storm drainage catch basins and lines are located in an odd configuration with piping 

going directly under both buildings.  We have been working closely with DPW to locate the 
existing lines and come up with the best solution to install new lines.  A utility plan has been 
prepared to ensure that proper drainage, sewer, water, and electrical connections will be 
installed.   The end result of all the improvements will be a code compliant site that will provide 
an upgrade to the site utilities including storm drainage/water/sewer/gas/electrical, while also 
improving landscaping, stormwater runoff, parking, and traffic safety. 

 
In October 20, 2023 we went to TAC work session for this site.  Then in January 2024 we 

obtained the necessary ZBA variances for parking.  
 
 
 
 
 
Sincerely, 

 
 
 

Alex Ross, P.E. 



 



Ross Engineering, LLC 

Civil / Structural Engineering 
909 Islington Street  603-433-7560 

Portsmouth, NH 03801  alexross@comcast.net 
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822 Rte 1 Bypass 

 

Proposed new Building for City Tobacco 

806 Rte 1 Bypass  

 

City Tobacco 

Photo 2: Front view 822 & 806 Rte 1 Bypass 
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Photo 3: View of site from Rte 1 Bypass looking to the southeast 
 

 
 

Photo 4: View lot looking to the southwest 
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Photo 5: Site view from Burkitt St. 

 

 
 

Photo 6: View from Rte 1 Bypass 
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February 16, 2024                   

  

Planning Department   

City of Portsmouth   

1 Junkins Ave  

Portsmouth, NH 03801  

Waiver Request Letter  

  

Re: Waiver Request Letter 

       822 US Route 1 Bypass  

        Portsmouth, NH 03801  

        Tax Map 160, Lot 29  

                

Technical Advisor Committee Members, we are requesting waivers from the following regulations:  

 

• Section 3.2.1-2 “A traffic impact analysis shall be prepared by a professional engineer licensed in 

New Hampshire and experienced and qualified in traffic engineering”  
 

The existing site was previously a gas station for many years. The existing site does 

not have adequate parking or signage. The proposed site will provide adequate 

parking and signage that will provide a safer site than existing. The existing access 

roads will not be impacted and there is no need for a traffic analysis. 
  

• Section 7.4 “The applicant shall submit a Stormwater Management and Erosion Control Plan”  

This site is fully developed and does not meet open space requirements. The proposed 

plan will include landscaping beds that will reduce the impervious surface. A Jellyfish 

filter will be added into to the end of the drainage network, treating runoff. 
  

• Section 2.5.3.2B “Exhibits, data, reports or studies that may have been required as part of the 
approval process, including but not limited to…..”   

This site has been fully developed for many decades. Adequate parking will be 

provided as per the City Zoning Ordinance, signage will be installed that will provide 

safe travel, landscaping will be added reducing the impervious surface on site 

improving stormwater runoff, and a jellyfish filter will be installed treating runoff 

that is currently untreated. 
 

Sincerely,  

 

Alex Ross, P.E.  
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List of Abutters 
 

February 16, 2024 

 

Applicant & Land Owner’s Name: 

Rigz Enterprises LLC 

18 Dixon Ln 

Derry, NH 03038 

 

Location of Land: 

822 Route 1 Bypass 

Portsmouth, NH 03801 

Tax Map 160, Lot 29 

 

Abutters: 

Peter & Judi Paradis 

481 Dennett St 

Portsmouth, NH 03801 

Tax Map 160, Lot 27 

Zone: GRA 

 

Penguin Portsmouth, LLC 

856 US Route 1 BYP 

Portsmouth, NH 03801 

Tax Map 160, Lot 30 

Zone: B 

 

Yoko & Junichi Fukuda 

421 Dennett St 

Portsmouth, NH 03801 

Tax Map 160, Lot 31-1 

Zone: GRA 

 

Rigz Enterprises, LLC 

18 Dixon Ln 

Derry, NH 03038 

Tax Map 161, Lot 43 

Zone: B 

 

 

 

Civil Engineer & Surveyor 

Alex Ross 

Ross Engineering 

Certified Professional Engineer 

Licensed Land Surveyor 

909 Islington Street 

Portsmouth, NH 03801 
David B. Platt Revocable Trust 

 Tuyen Lang Revocable Trust 

475 Dennett St  

Portsmouth, NH 03801 

Tax Map 160, Lot 28 

Zone: GRA 

 

Solano Group LLC 

419 Dennet St 

Portsmouth, NH 03801 

Tax Map 160, Lot 31 

Zone: GRA 

 

Matthew Landry 

419 Dennet St 

Portsmouth, NH 03801 

Tax Map 160, Lot 31-2 

Zone: GRA 

 

Lindsay Floryan & Brian Collier 

493 Dennett St 

Portsmouth, NH 03801 

Tax Map 161, Lot 45 

Zone: GRA 

 

City of Portsmouth 

New Franklin School 

PO Box 628 

Portsmouth, NH 03802 

Tax Map 220, Lot 2 

Zone: M 
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822 US Route 1 Bypass 

Low Impact Design & Green Building Description 
 

 

February 16, 2024 

 

 

 The following Low Impact Design and Green Building Design practices are proposed to 

be implemented. 

 

• A jelly fish filtration system will be added to the drainage network in the 

southwest of the site. This will collect the stormwater from the other catch basins 

on #806 & #822 US Route 1 Bypass as well as catch basins in the US Route 1 

Bypass.  

• Landscaping around the whole parcel that will include native plantings. 

• LED energy efficient lighting for the site and building interior. 

• Dark sky compliant lighting. 

• Low flow plumbing fixutres. 

  

 

 

 

 

Sincerely, 

 

 

 

Alex Ross, P.E. 
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STORMWATER MANAGEMENT OPERATION & 

MAINTENANCE  

822 US Route 1 Bypass, Portsmouth, NH 
 

The proposed stormwater structures and improvements will result in a massive upgrade 

for stormwater runoff control and treatment.   For all of these elements to work correctly 

in the future it is imperative to keep up with proper operation and maintenance.  

 

Inspection and Maintenance of Facilities and Property 
 

A. Maintenance of Common Facilities or Property 

 

1. Future owners or assigns are responsible for maintenance of all stormwater 

infrastructure associated with the facility and the property. This includes the 

landscaped areas, drain lines, and Contech treatment structure.  

 

 

B. General Inspection and Maintenance Requirements 

 

1. Permanent stormwater and sediment and erosion control facilities to be 

maintained on the site include but are not limited to the following: 

 

a. Parking areas 

b. Landscaped areas 

c. Culverts & Drain lines 

d. Contech jellyfish  

 

2.   Maintenance of permanent measures shall follow the following schedule: 

 

a. Parking Areas:  

Inspection at the end of every winter, prior to the start of the spring rain 

season.  Sweeping shall be done once in early fall and then after spring 

snowmelt.  Sand/debris that has collected off the driveway and parking lot 

should be removed off-site and disposed of properly. 

 

b. Landscaped Areas:   

Annual inspection of site’s vegetation and landscaping. Any areas that are 

bare shall be reseeded and mulched with hay or, if the case is extreme, 

loamed and seeded or sodded to ensure adequate vegetative cover. 

Landscape specimens shall be replaced in-kind, if they are found to be 

dead or dying.  

 



Ross Engineering 
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c. Drain Lines: 

Inspect twice a year, more often if needed.  Inspect for accumulation of 

debris.   Remove material from inlet/outlet as necessary, dispose of offsite. 

 

d. Contech jellyfish treatment structure: 

See attached Jellyfish Maintenance Guide. 

 

 

C. Owners shall provide a report on activities performed throughout the year.  Report 

shall include documentation that inspection and maintenance is accomplished per 

this document and a certification that the systems continue to function as 

designed.  
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Annual Operations and Maintenance Report 
 

 

Activity 

 

Date of 

Inspection 

Who 

Inspected 

Satisfactory: 

Yes, No, N/A 

Maintenance 

Needed 

Implemented date of 

corrective action 

 

Findings of Inspector 

 

 

Parking Areas 

 

 
 

 

 

      

Landscaped 

Areas 

 
 

 

 
 

      

Culverts & Drain 

lines 

 
  

      

Contech Jellyfish       
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or per the approved project 

stormwater quality documents (if applicable), whichever is more 

frequent

Note: Separator Skirt not shown

Inspection Utilizing Sediment Probe
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Caution: Dropping objects onto the cartridge deck may 

cause damage

Caution: Should a snag occur, do 

not force the cartridge upward as damage to the tentacles 

may result. Wet cartridges typically weigh between 100 and 

125 lbs

Caution: Do not use a high pressure sprayer 

or focused stream of water on the membrane. Excessive 

water pressure may damage the membrane

Cartridge Removal & Lifting Device
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Caution: Do not force the cartridge 

downward; damage may occur.

Caution: If a chemical spill has been captured, do not attempt 

maintenance. Immediately contact the local hazard response 

agency and contact Contech. 

Vacuuming Sump Through MAW

Vacuuming Sump Through MAW



6

1

2

9

3

7

8

5

4

CARTRIDGE LID: ORIFICE
DIAMETER PER PROJECT
DRAWING

O-RING: INSTALLED
WITH EACH MEMBRANE
FILTRATION TENTACLE

CARTRIDGE RECEPTACLE:
SECURED TO CARTRIDGE DECK

SEE NOTE FOR
LUBRICATION DETAILS

SCREW, BUTTON HEAD CAP
REQUIRES 5MM HEX WRENCH

ENSURE EYE BOLTS ARE ALIGNED
TO FACILITATE LIFTING DEVICE

      

PART NO. MFR DESCRIPTION

78713 LA-CO LUBRI-JOINT

40501 HERCULES DUCK BUTTER

30600 OATEY PIPE LUBRICANT

PSLUBXL1Q PROSELECT PIPE JOINT LUBRICANT

ITEM NO. DESCRIPTION

1 JF HEAD PLATE

2 JF TENTACLE

3 JF O-RING

4
JF HEAD PLATE

GASKET

5 JF CARTRIDGE EYELET

6 JF 14IN COVER

7 JF RECEPTACLE

8
BUTTON HEAD CAP

SCREW M6X14MM SS

9 JF CARTRIDGE NUT

TABLE 1: BOM

6

TABLE 2: APPROVED GASKET LUBRICANTS

1

2

9

3

7

8

5

4

      

NOTES:    
Head Plate Gasket Installation:
Install Head Plate Gasket (Item 4) onto the Head Plate (Item 1) 

and liberally apply a lubricant from Table 2: Approved Gasket

Lubricants onto the gasket where it contacts the Receptacle

(Item 7) and Cartridge Lide (ITem 6). Follow Lubricant 

manufacturer’s instructions.

Lid Assembly:

Rotate Cartridge Lid counter-clockwise until both male threads

drop down and properly seat. Then rotate Cartridge Lid

clock-wise approximately one-third of a full rotation until

Cartridge Lid is firmly secured, creating a watertight seal.
1

7

8

5

4
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  1 -   

Landscape Plan
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Utility Plan

Existing Drain Profile
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Erosion Control Plan  12 -   
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1) BEDDING: BEDDING FOR PIPES SHALL CONSIST OF PREPARING THE BOTTOM OF THE BEDDING: BEDDING FOR PIPES SHALL CONSIST OF PREPARING THE BOTTOM OF THE : BEDDING FOR PIPES SHALL CONSIST OF PREPARING THE BOTTOM OF THE TRENCH TO SUPPORT THE ENTIRE LENGTH OF THE PIPE AT A UNIFORM SLOPE AND ALIGNMENT. CRUSHED STONE SHALL BE USED TO BED THE PIPE TO THE ELEVATION SHOWN ON THE DRAWINGS. NORMAL PIPE BEDDING IS CRUSHED STONE TO THE HAUNCH OF THE PIPE AND SAND BEDDING 6" ABOVE THE CROWN. IF THE TOP OF THE PIPE IS LESS THAN 30" FROM FINISH GRADE, BED PIPE COMPLETELY IN STONE UP TO 6" ABOVE PIPE CROWN. UNDERDRAIN TO HAVE 4" MIN' OF STONE OVER PIPE OR AS NECESSARY TO BE IN CONTACT WITH GRAVEL LAYER OF SELECTS ABOVE.FILTER FABRIC TO BE PLACED IN BETWEEN ALL STONE BEDDING MATERIAL AND SUBSEQUENT LAYERS OF FILL MATERIAL. 2) COMPACTION: ALL BACKFILL SHALL BE COMPACTED AT OR NEAR OPTIMUM MOISTURE COMPACTION: ALL BACKFILL SHALL BE COMPACTED AT OR NEAR OPTIMUM MOISTURE : ALL BACKFILL SHALL BE COMPACTED AT OR NEAR OPTIMUM MOISTURE CONTENT BY PNEUMATIC TAMPERS, VIBRATORY COMPACTORS OR OTHER APPROVED MEANS. BACKFILL BENEATH PAVED SURFACES SHALL BE COZMPACTED TO NOT LESS THAN 95 PERCENT OF AASHTO T99, METHOD C.  3) SUITABLE MATERIAL: IN ROADS, ROAD SHOULDERS, WALKWAYS AND TRAVELED WAYS, SUITABLE MATERIAL: IN ROADS, ROAD SHOULDERS, WALKWAYS AND TRAVELED WAYS, : IN ROADS, ROAD SHOULDERS, WALKWAYS AND TRAVELED WAYS, SUITABLE MATERIAL FOR TRENCH BACKFILL SHALL BE THE NATURAL MATERIAL EXCAVATED DURING THE COURSE OF CONSTRUCTION, BUT SHALL EXCLUDE DEBRIS; PIECES OF PAVEMENT; ORGANIC MATTER; TOP SOIL; ALL WET OR SOFT MUCK, PEAT, OR CLAY; ALL EXCAVATED LEDGE MATERIAL; ROCKS OVER 6 INCHES IN LARGEST DIMENSION; FROZEN EARTH AND ANY MATERIAL WHICH, AS DETERMINED BY THE ENGINEER, WILL NOT PROVIDE SUFFICIENT SUPPORT OR MAINTAIN THE COMPLETED CONSTRUCTION IN A STABLE CONDITION. IN SEEDED AREAS, SUITABLE MATERIAL SHALL BE AS DESCRIBED ABOVE,   EXCEPT THAT THE ENGINEER MAY PERMIT THE USE OF TOP SOIL, LOAD, ROCKS  UNDER 12", FROZEN EARTH OR CLAY, IF HE/SHE IS SATISFIED THAT THE   COMPLETED CONSTRUCTION WILL BE ENTIRELY STABLE AND PROVIDED THAT EAST  ACCESS TO THE PIPE WILL BE PRESERVED. 4) BASE COURSE AND PAVEMENT: SHALL MEET THE REQUIREMENTS OF THE NEW BASE COURSE AND PAVEMENT: SHALL MEET THE REQUIREMENTS OF THE NEW : SHALL MEET THE REQUIREMENTS OF THE NEW HAMPSHIRE DEPARTMENT OF TRANSPORTATION'S LATEST EDITION OF THE STANDARD SPECIFICATIONS FOR HIGHWAYS AND BRIDGES - DIVISIONS 300 AND 400 RESPECTIVELY.  5) DRAINAGE PIPE: PIPE MATERIALS SHALL BE POLYETHYLENE (SEE SPECIFICATIONS). DRAINAGE PIPE: PIPE MATERIALS SHALL BE POLYETHYLENE (SEE SPECIFICATIONS). : PIPE MATERIALS SHALL BE POLYETHYLENE (SEE SPECIFICATIONS). 6) W=MAXIMUM ALLOWABLE TRENCH WIDTH: W SHALL BE THE MAXIMUM PAYMENT WIDTH W=MAXIMUM ALLOWABLE TRENCH WIDTH: W SHALL BE THE MAXIMUM PAYMENT WIDTH : W SHALL BE THE MAXIMUM PAYMENT WIDTH FOR ROCK EXCAVATION (TRENCH) AND FOR ORDERED EXCAVATION BELOW GRADE.
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A. MAINTENANCE OF COMMON FACILITIES OR PROPERTY

1. FUTURE OWNERS OR ASSIGNS ARE RESPONSIBLE FOR MAINTENANCE OF ALL
STORMWATER INFRASTRUCTURE ASSOCIATED WITH THE FACILITY AND THE
PROPERTY. THIS INCLUDES THE ROOF DRAINAGE SYSTEM, CISTERN,
STORMWATER POND, PERVIOUS PAVERS, STORM TECH CHAMBERS, LANDSCAPED
AREAS, PERVIOUS ASPHALT AND CONTECH TREATMENT STRUCTURE.

B. GENERAL INSPECTION AND MAINTENANCE REQUIREMENTS

1. PERMANENT STORMWATER AND SEDIMENT AND EROSION CONTROL FACILITIES
TO BE MAINTAINED ON THE SITE INCLUDE BUT ARE NOT LIMITED TO THE
FOLLOWING:

a. PARKING AREAS
b. LANDSCAPED AREAS
c. DRAIN LINES
d. CONTECH JELLYFISH

2.   MAINTENANCE OF PERMANENT MEASURES SHALL FOLLOW THE FOLLOWING
SCHEDULE:

a. PARKING AREAS, DRIVEWAY:
INSPECTION AT THE END OF EVERY WINTER, PRIOR TO THE START OF THE
SPRING RAIN SEASON.  SWEEPING SHALL BE DONE ONCE IN EARLY FALL AND
THEN AFTER SPRING SNOWMELT.  SAND/DEBRIS THAT HAS COLLECTED OFF
THE DRIVEWAY AND PARKING LOT SHOULD BE REMOVED OFF-SITE AND
DISPOSED OF PROPERLY.

b. LANDSCAPED AREAS:
ANNUAL INSPECTION OF SITE'S VEGETATION AND LANDSCAPING. ANY AREAS
THAT ARE BARE SHALL BE RESEEDED AND MULCHED WITH HAY OR, IF THE
CASE IS EXTREME, LOAMED AND SEEDED OR SODDED TO ENSURE ADEQUATE
VEGETATIVE COVER. LANDSCAPE SPECIMENS SHALL BE REPLACED IN-KIND,
IF THEY ARE FOUND TO BE DEAD OR DYING.

c. DRAIN LINES:
INSPECT TWICE A YEAR, MORE OFTEN IF NEEDED.  INSPECT FOR
ACCUMULATION OF DEBRIS.   REMOVE MATERIAL FROM INLET/OUTLET AS
NECESSARY, DISPOSE OF OFFSITE.

d. CONTECH JELLYFISH TREATMENT STRUCTURE:
SEE ATTACHED JELLYFISH MAINTENANCE GUIDE.

C. OWNERS SHALL PROVIDE A REPORT ON ACTIVITIES PERFORMED THROUGHOUT
THE YEAR. REPORT SHALL INCLUDE DOCUMENTATION THAT INSPECTION AND
MAINTENANCE IS ACCOMPLISHED PER THIS DOCUMENT AND A CERTIFICATION
THAT THE SYSTEMS CONTINUE TO FUNCTION AS DESIGNED.
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INSTALL SILTSACK TO CATCH BASINS 3, 4 & 5 PRIOR TO CONSTRUCTION & TO CATCH BASINS A, B, & C DURING CONSTRUCTION. DO NOT REMOVE SILTSACK UNTIL CONSTRUCTION IS COMPLETE AND DRAINAGE LINE IS FULLY OPERATIONAL (SEE SHEET 4)
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SHORT TERM SEEDING *WELL TO MODERATELY WELL DRAINED SOILS FOR CUT AND FILL AREA AND FOR WATERWAYS AND CHANNELS SEEDING MIXTURE C #/ACRE #/1000SF #/1000SF FOR APRIL 1 - AUGUST 15  ANNUAL RYE GRASS 40 1 40 1 1 FOR FALL SEEDING    WINTER RYE 112 2.5 112 2.5 2.5 LIME:  AT 1 TON PER ACRE OR 100 LBS PER 1,000 S.F. FERTILIZER:  10 10 10 (NITROGEN, PHOSPHATE, POTASH AT 500# PER ACRE. MULCH:  HAY OR CLEAN STRAW; 2 TONS/ACRE OR 2 BALES/1000 S.F. GRADING  AND SHAPING: SLOPES SHALL NOT BE STEEPER THAN 2 TO 1.  3 TO 1 OR FLATTER  SLOPES ARE PREFERRED. SEEDBED PREPARATION: SURFACE AND SEEPAGE WATER SHOULD BE DRAINED OR DIVERTED FROM THE SITE TO PREVENT DROWNING OR WINTER KILLING OF THE PLANTS. STONES LARGER THAN FOUR INCHES AND TRASH SHOULD BE REMOVED. SOD SHOULD BE TILLED TO A DEPTH OF FOUR INCHES TO PREPARE  SEEDBED.  FERTILIZER & LIME SHOULD BE MIXED INTO THE SOIL. THE SEEDBED SHOULD BE LEFT IN A REASONABLY FIRM AND SMOOTH  CONDITION. THE LAST TILLAGE OPERATION SHOULD BE PERFORMED  ACROSS THE  SLOPE WHEREVER PRACTICAL. SLOPE WHEREVER PRACTICAL. * FROM: STORMWATER MANAGEMENT AND EROSION AND SEDIMENTATION CONTROL STORMWATER MANAGEMENT AND EROSION AND SEDIMENTATION CONTROL HANDBOOK FOR URBAN AND DEVELOPING AREAS IN NEW HAMPSHIRE, DECEMBER , DECEMBER 2008. WHEN PROPOSED FOR ALTERATION DURING CONSTRUCTION AS BEING INFESTED WITH INVASIVE SPECIES SHALL BE MANAGED APPROPRIATELY USING THE DISPOSAL PRACTICES IDENTIFIED IN "NHDOT - BEST MANAGEMENT PRACTICES FOR ROADSIDE INVASIVE PLANTS -2008" AND "METHODS FOR DISPOSING NON-NATIVE INVASIVE PLANTS - UNH COOPERATIVE EXTENSION - 2010" SEED MIXES SHALL NOT CONTAIN ANY SPECIES IDENTIFIED BY THE NEW HAMPSHIRE PROHIBITED INVASIVE PLANT SPECIES LIST.
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SEEDING AND STABILIZATION FOR LOAMED SITE: FOR TEMPORARY & LONG TERM SEEDINGS USE AGWAY'S SOIL CONSERVATION GRASS SEED OR EQUAL COMPONENTS: ANNUAL RYE GRASS, PERENNIAL RYE GRASS, WHITE CLOVER, 2 FESCUES, SEED AT A RATE OF 100 POUNDS PER ACRE,  FERTILIZER & LIME: NITROGEN (N) 50 LBS/ACRE, PHOSPHATE (P205) 100 LBS/ACRE, POTASH (K20) 100 LBS/ACRE, LIME 2000 LBS/ACRE MULCH: HAY OR STRAW 1.5-2 TONS/ACRE A) GRADING AND SHAPING   1) SLOPES SHALL NOT BE STEEPER THAN 2:1; 3:1 SLOPES OR FLATTER ARE PREFERRED. WHERE MOWING WILL BE DONE, 3:1 SLOPES OR FLATTER ARE RECOMMENDED. B) SEED BED PREPARATION   1) SURFACE AND SEEPAGE WATER SHOULD BE DRAINED OR DIVERTED FROM THE SITE TO PREVENT DROWNING OR WINTER KILLING OF THE PLANTS.   2) STONES LARGER THAN 4 INCHES AND TRASH SHOULD BE REMOVED BECAUSE THEY INTERFERE WITH SEEDING AND FUTURE MAINTENANCE OF THE AREA. WHERE FEASIBLE, THE SOIL SHOULD BE TILLED TO A DEPTH OF ABOUT 4 INCHES TO PREPARE A SEEDBED AND MIX FERTILIZER AND LIME INTO THE SOIL. THE SEEDBED SHOULD BE LEFT IN A REASONABLY FIRM AND SMOOTH CONDITION. THE LAST TILLAGE OPERATION SHOULD BE PERFORMED ACROSS THE SLOPE WHEREVER PRACTICAL.
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EROSION AND SEDIMENTATION CONTROL CONSTRICTION PHASING AND SEQUENCING 1. SEE "EROSION AND SEDIMENTATION CONTROL GENERAL NOTES" WHICH ARE SEE "EROSION AND SEDIMENTATION CONTROL GENERAL NOTES" WHICH ARE TO BE AN INTEGRAL PART OF THIS PROCESS. 2. INSTALL SILTSOXX FENCING AS PER DETAILS AND AT SEDIMENT MIGRATION. INSTALL SILTSOXX FENCING AS PER DETAILS AND AT SEDIMENT MIGRATION. 3. CONSTRUCT TREATMENT SWALES , LEVEL SPREADERS AND DETENTION CONSTRUCT TREATMENT SWALES , LEVEL SPREADERS AND DETENTION STRUCTURES AS DEPICTED ON DRAWINGS. 4. STRIP AND STOCKPILE TOPSOIL. STABILIZE PILES OF SOIL CONSTRUCTION STRIP AND STOCKPILE TOPSOIL. STABILIZE PILES OF SOIL CONSTRUCTION MATERIAL & COVER WHERE PRACTICABLE. 5. MINIMIZE DUST THROUGH APPROPRIATE APPLICATION OF WATER OR OTHER MINIMIZE DUST THROUGH APPROPRIATE APPLICATION OF WATER OR OTHER DUST SUPPRESSION TECHNIQUES ON SITE. 6. ROUGH GRADE SITE. INSTALL CULVERTS AND ROAD DITCHES. ROUGH GRADE SITE. INSTALL CULVERTS AND ROAD DITCHES. 7. FINISH GRADE AND COMPACT SITE. FINISH GRADE AND COMPACT SITE. 8. RE-SPREAD AND ADD TOPSOIL TO ALL ROADSIDE SLOPES.  TOTAL RE-SPREAD AND ADD TOPSOIL TO ALL ROADSIDE SLOPES.  TOTAL TOPSOIL THICKNESS TO BE A MINIMUM OF FOUR TO SIX INCHES. 9. STABILIZE ALL AREAS OF BARE SOIL WITH MULCH AND SEEDING. STABILIZE ALL AREAS OF BARE SOIL WITH MULCH AND SEEDING. 10. RE-SEED PER EROSION AND SEDIMENTATION CONTROL GENERAL NOTES. RE-SEED PER EROSION AND SEDIMENTATION CONTROL GENERAL NOTES. 11. SILT SOXX FENCING TO REMAIN AND BE MAINTAINED FOR TWENTY FOUR SILT SOXX FENCING TO REMAIN AND BE MAINTAINED FOR TWENTY FOUR MONTHS AFTER CONSTRUCTION TO ENSURE ESTABLISHMENT OF ADEQUATE SOIL STABILIZATION AND VEGETATIVE COVER. ALL SILT SOXX FENCING ARE THEN TO BE REMOVED FROM THE SITE AND PROPERLY DISPOSED OF. 12. PERIMETER CONTROLS SHALL BE INSTALLED PRIOR TO EARTH MOVING PERIMETER CONTROLS SHALL BE INSTALLED PRIOR TO EARTH MOVING OPERATIONS.  13. ALL TEMPORARY WATER DIVERSION (SWALES, BASINS, ETC. MUST BE USED ALL TEMPORARY WATER DIVERSION (SWALES, BASINS, ETC. MUST BE USED AS NECESSARY UNTIL AREAS ARE STABILIZED. 14. PONDS AND SWALES SHALL BE INSTALLED EARLY ON IN THE CONSTRUCTION PONDS AND SWALES SHALL BE INSTALLED EARLY ON IN THE CONSTRUCTION SEQUENCE - BEFORE ROUGH GRADING THE SITE.  15. ALL DITCHES AND SWALES SHALL BE STABILIZED PRIOR TO DIRECTING ALL DITCHES AND SWALES SHALL BE STABILIZED PRIOR TO DIRECTING RUNOFF TO THEM 16. ALL ROADWAYS AND PARKING LOTS SHALL BE STABILIZED WITHIN 72 HOURS ALL ROADWAYS AND PARKING LOTS SHALL BE STABILIZED WITHIN 72 HOURS OF ACHIEVING FINISHED GRADE.  17. ALL CUT AND FILL SLOPES SHALL BE SEEDED/LOAMED WITHIN 72 HOURS OF ALL CUT AND FILL SLOPES SHALL BE SEEDED/LOAMED WITHIN 72 HOURS OF ACHIEVING FINISH GRADE.  18. ALL EROSION CONTROLS SHALL BE INSPECTED WEEKLY AND AFTER EVERY ALL EROSION CONTROLS SHALL BE INSPECTED WEEKLY AND AFTER EVERY HALF-INCH OF RAINFALL.  19. THE SMALLEST PRACTICAL AREA SHALL BE DISTURBED DURING THE SMALLEST PRACTICAL AREA SHALL BE DISTURBED DURING CONSTRUCTION, BUT IN NO CASE SHALL EXCEED 5 ACRES AT ANY ONE TIME BEFORE DISTURBED AREAS ARE STABILIZED. 20. LOT DISTURBANCE, OTHER THAN THAT SHOWN ON THE APPROVED PLANS, LOT DISTURBANCE, OTHER THAN THAT SHOWN ON THE APPROVED PLANS, SHALL NOT COMMENCE UNTIL AFTER THE ROADWAY HAS THE BASE COURSE TO DESIGN ELEVATION AND THE ASSOCIATED DRAINAGE IS COMPLETE AND STABLE.
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EROSION AND SEDIMENTATION CONTROL  GENERAL NOTES 1. CONDUCT ALL CONSTRUCTION IN A MANNER AND SEQUENCE THAT CAUSES CONDUCT ALL CONSTRUCTION IN A MANNER AND SEQUENCE THAT CAUSES THE LEAST PRACTICAL DISTURBANCE OF THE PHYSICAL ENVIRONMENT, BUT IN NO BUT IN NO CASE SHALL EXCEED 2 ACRES AT ANY ONE TIME BEFORE DISTURBED AREAS ARE STABILIZED.  .  2. ALL AREAS SHALL BE STABILIZED WITHIN 45 DAYS OF INITIAL ALL AREAS SHALL BE STABILIZED WITHIN 45 DAYS OF INITIAL DISTURBANCE.  3. ALL DITCHES, SWALES AND PONDS MUST BE STABILIZED PRIOR TO ALL DITCHES, SWALES AND PONDS MUST BE STABILIZED PRIOR TO DIRECTING FLOW TO THEM. 4. ALL GROUND AREAS OPENED UP FOR CONSTRUCTION WILL BE STABILIZED ALL GROUND AREAS OPENED UP FOR CONSTRUCTION WILL BE STABILIZED WITHIN 24 HOURS OF EARTH-DISTURBING ACTIVITIES BEING CEASED, AND WILL BE FULLY STABILIZED NO LONGER THAN 14 DAYS AFTER INITIATION,  (SEE NOTE 11 FOR DEFINITION OF STABLE).  ALL SOILS FINISH GRADED MUST BE STABILIZED WITHIN SEVENTY TWO HOURS OF DISTURBANCE. ALL TEMPORARY OR LONG TERM SEEDING MUST BE APPLIED TO COMPLY WITH "WINTER CONSTRUCTION NOTES" (SEE WINTER CONSTRUCTION NOTES). EMPLOY TEMPORARY EROSION AND SEDIMENTATION CONTROL DEVICES AS DETAILED ON THIS PLAN AS NECESSARY UNTIL ADEQUATE STABILIZATION HAS BEEN ASSURED (SEE NOTE 11 FOR DEFINITION OF STABLE). 5. TEMPORARY & LONG TERM SEEDING: USE SEED MIXTURES, FERTILIZER, LIME TEMPORARY & LONG TERM SEEDING: USE SEED MIXTURES, FERTILIZER, LIME AND MULCHING AS RECOMMENDED (SEE  SEEDING AND STABILIZATION NOTES). 6. SILTSOXX FENCING TO BE SECURELY EMBEDDED AND STAKED AS DETAILED. SILTSOXX FENCING TO BE SECURELY EMBEDDED AND STAKED AS DETAILED. WHEREVER POSSIBLE A VEGETATED STRIP OF AT LEAST TWENTY FIVE FEET IS TO BE KEPT BETWEEN SILTSOXX AND ANY EDGE OF WET AREA. 7. SEEDED AREAS WILL BE FERTILIZED AND RE-SEEDED AS NECESSARY TO SEEDED AREAS WILL BE FERTILIZED AND RE-SEEDED AS NECESSARY TO ENSURE VEGETATIVE ESTABLISHMENT. 8. SEDIMENT BASIN(S), IF REQUIRED, TO BE CHECKED AFTER EACH SIGNIFICANT SEDIMENT BASIN(S), IF REQUIRED, TO BE CHECKED AFTER EACH SIGNIFICANT RAINFALL AND CLEANED AS NEEDED TO RETAIN DESIGN CAPACITY. 9. SILTSOXX FENCING WILL BE CHECKED REGULARLY AND AFTER EACH SILTSOXX FENCING WILL BE CHECKED REGULARLY AND AFTER EACH SIGNIFICANT RAINFALL. NECESSARY REPAIRS WILL BE MADE TO CORRECT UNDERMINING OR DETERIORATION OF THE BARRIER AS WELL AS CLEANING, REMOVAL AND PROPER DISPOSAL OF TRAPPED SEDIMENT. 10. TREATMENT SWALES WILL BE CHECKED WEEKLY AND REPAIRED WHEN TREATMENT SWALES WILL BE CHECKED WEEKLY AND REPAIRED WHEN NECESSARY UNTIL ADEQUATE VEGETATIVE COVER HAS BEEN ESTABLISHED.  11. AN AREA SHALL BE CONSIDERED FULLY STABLE IF ONE OF THE FOLLOWING AN AREA SHALL BE CONSIDERED FULLY STABLE IF ONE OF THE FOLLOWING HAS OCCURRED: BASE COURSE GRAVELS HAVE BEEN INSTALLED IN AREAS TO BE PAVED A MINIMUM OF 85% VEGETATED GROWTH HAS BEEN ESTABLISHED A MINIMUM OF 3" OF NON-EROSIVE MATERIAL SUCH AS STONE OR RIP RAP HAS BEEN INSTALLED. EROSION CONTROL BLANKETS HAVE BEEN PROPERLY INSTALLED. 11. ALL EROSION AND SEDIMENTATION CONTROL MEASURES IN THE PLAN SHALL ALL EROSION AND SEDIMENTATION CONTROL MEASURES IN THE PLAN SHALL MEET THE DESIGN BASED ON STANDARDS AND SPECIFICATIONS SET FORTH IN THE STORM WATER MANAGEMENT AND EROSION AND SEDIMENTATION CONTROL HANDBOOK FOR URBAN AND DEVELOPING AREAS IN NEW HAMPSHIRE (DECEMBER 2008 OR LATEST) PREPARED BY ROCKINGHAM COUNTY CONSERVATION DISTRICT, N.H. DES AND NRCS.
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Keystone Technologies Lighting Layout
2750 Morris Road
Lansdale, PA 19446

Email: LightingLayouts@keystonetech.com
Phone 1-800-464-2680

City Tabacco
KT-ALED210-L2-3
KT-WPLED55PS
KT-RDLED18PS
MH- 8', 15', 20'

There are a total of 2 poles onsite.
1 of the poles have 2 fixtures (1x2 = 2).
1 of the poles have 1 fixtures (1x1 = 1).
2 Wall Packs and 6 Downlights
The total quantity is 11 fixtures.

Luminaire Schedule
Symbol Qty Label Arrangement

Luminaire Location Summary
LumNo Label X Y

Total Lamp Lumens

Mount Height Orient Tilt
1 KT-ALED210-L2-OSA-NM-850-VDIM 204 227.5

LLF Description

20 224.49 15

Calculation Summary

2 KT-ALED210-L2-OSA-NM-850-VDIM_1 73.3 194.1 20 319.086 15
3

6 KT-RDLED18PS-6A-9CSE-VDIM  (1 Single N.A. 0.900

Label

6 in Round Downlight 18.5w 

KT-RDLED18PS-6A-9CSE-VDIM  (1 141 153.4 8 288.435 0

CalcType

4 KT-RDLED18PS-6A-9CSE-VDIM  (1 126.3 139.9 8 288.435 0
5 KT-RDLED18PS-6A-9CSE-VDIM  (1 111.7 126.4

Units

8 288.435 0
6 KT-RDLED18PS-6A-9CSE-VDIM  (1 97.5 112.7 8

Avg Max Min Avg/Min Max/Min

288.435 0

Workplane Height
CalcPts_1 Illuminance Fc 2.55 19 0

2 KT-WPLED55PS-M4-8CSB-VDIM Single 7562.5 0.900 Wall Pack 55w 
1 KT-ALED210-L2-OSA-NM-850-VDIM_1 2 @ 90 degrees 31509.1 0.900 2@90 Area Light 210w Type 3
1 KT-ALED210-L2-OSA-NM-850-VDIM Single 31509.1 0.900 Single Area Light 210w Type 3

7 KT-RDLED18PS-6A-9CSE-VDIM  (1 83 99.2 8 288.435 0
8 KT-RDLED18PS-6A-9CSE-VDIM  (1 68.1 86.1 8 288.435 0
9 KT-WPLED55PS-M4-8CSB-VDIM 186.8 161.25 15 47.757 0
10 KT-WPLED55PS-M4-8CSB-VDIM 80.8 58.3 15 219.136 0

N.A. N.A. 0.25
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Keystone Technologies Lighting Layout
2750 Morris Road
Lansdale, PA 19446

Email: LightingLayouts@keystonetech.com
Phone 1-800-464-2680

City Tabacco
KT-ALED210-L2-3
Red = 8+ FC's Green = 4 FC
Blue = 2 FC Violet = 1 FC

View of point by point
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Keystone Technologies Lighting Layout
2750 Morris Road
Lansdale, PA 19446

Email: LightingLayouts@keystonetech.com
Phone 1-800-464-2680

The customer is responsible for verifying dimensional accuracy along with compliance with any
applicable electrical, lighting, or energy code. In no event will Keystone Technologies be held
responsible for any loss resulting from any use of this lighting design.

Thank you for allowing Keystone Technologies the opportunity to create and provide this
Lighting Layout report.

Illumination results shown on this lighting design are based on project parametrics provided to
Keystone used in conjunction with luminaire photometric testing conducted under laboratory
conditions. Actual project conditions differing from these design parameters may affect field
results, such as (but not limited to) windows, furnishings, floor/ceiling/wall surface texture
reflectivity, site cleanliness, and lighting component tolerances. Illumination results shown
have not been field verified by Keystone and therefore the actual measured results may vary
from actual field conditions.

City Tabacco
KT-ALED210-L2-3
KT-WPLED55PS
KT-RDLED18PS
MH- 8', 15', 20'
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Keystone Technologies • Philadelphia, PA • Phone (800) 464-2680 • www.keystonetech.com
Specifications subject to change. Last revised on 02.14.23

KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

DESCRIPTION
290W Power and Color Select Optic Swap LED Area 
Light | 120-277V Input | Bronze Housing | Slip Fitter 
Mount Kit Included

APPLICATION
Pole-mount or structure-mount outdoor illumination 
needs (including parking lots, auto dealerships, 
pathways, roadways, recreational venues, and other 
general area lighting requirements)

PRODUCT SPECIFICATIONS

Catalog No. Wattage CCT Lumens Efficacy Input 
Voltage Dimming CRI Distribution 

Pattern
Photocell 
Included

Housing 
Color

Legacy 
Equivalent

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P

290

3000K 36320 125 lm/W

120-
277V 0-10V >80

Type III 
Installed, 

Types IV and V 
Included

Yes Bronze 1000W 
MH

4000K 42770 147 lm/W

5000K 38700 133 lm/W

210

3000K 27300 130 lm/W

4000K 31710 151 lm/W

5000K 28980 138 lm/W

185

3000K 22970 124 lm/W

4000K 27060 146 lm/W

5000K 24440 132 lm/W

* Fixtures with Type 2 (II) and Type 4 (IV) optics are available and assembled to order. Lead times may apply.  
Please see catalog number breakdown for full ordering code details.

** Fixtures (and mounts) with alternate housing colors are available and made to order. Extended lead times apply.  
Please see catalog number breakdown for full ordering code details.

PRODUCT FEATURES
• Keystone Power Select technology (290/210/185W)
• Keystone Color Select technology (3000/4000/5000K)
• Innovative optic swap capability under door frame and latch 

design for quick lens change
• Three lenses in the box: Type III installed, Types IV and V 

included
• Type II lens sold separately. See below for details
• Heavy duty die cast aluminum housing with ample heat 

sinking
• Low-profile design delivers high-performance illumination and 

improves application site aesthetics
• True U0 design for Dark Sky friendly performance that 

eliminates undesirable sky glow

• Integrated NEMA/ANSI C136.10 7-pin twist-lock receptacle with 
3-pin photocell and shorting cap. Standard on all fixtures, simplifies 
ordering requirements for photo control needs

• Comes with a pre-installed slip fitter mount kit for easy and quick 
mounting to square or round poles

• Keystone 0-10V dimming driver
• Ambient operating temperature: −40°C/−40°F to 50°C/122F
• UL Certified, IP65 rated
• Power factor: > 0.95
• THD: < 20%
• LED chip lifetime: L70 > 100,000 hrs @ 25C°/77°F ambient fixture 

temperature
• Meets FCC Part 15, Part B, Class A standards for conducted and 

radiated emissions
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KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

PHYSICAL SPECIFICATIONS
SLIPPFITTER-MOUNT LED AREA LIGHT FIXTURE

WIRING DIAGRAM
• This fixture comes pre-wired with 

a 7-pin twist-lock receptacle with 
shorting cap.  
Make input connections as 
needed and ensure connections 
are protected from exposure to the 
elements.

• Input voltage rating: 120–277V

• Ensure that input voltage on site 
matches the fixture you intend  
to install.

Dim+: Purple

Live: Black
Neutral: White

Dim–: Pink

Ground: Green

PACKAGING

Carton Quantity 1 piece

Carton Dimensions 5.63"H × 15.95"W × 26.18"L

Carton Weight 17.53 lbs

19.72"

29.55"

3.01"

13.97"

3.15"



Page 3 of 7

Keystone Technologies • Philadelphia, PA • Phone (800) 464-2680 • www.keystonetech.com
Specifications subject to change. Last revised on 02.14.23

KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

POWER SELECT ADJUSTMENT DIAL
Set switch to adjust wattage between 
290W, 210W, and 185W.  
Fixture comes preset at 290W.

COLOR SELECT ADJUSTMENT SWITCH
Set switch to adjust CCT between 
3000K, 4000K, and 5000K.  
Fixture comes preset at 5000K.

POWER SELECT (WATTAGE) AND COLOR SELECT (CCT) ADJUSTMENT
This fixture is equipped with field-adjustable Keystone Power Select and Color Select technology.
 1. Ensure power is off to the fixture.
 2. Open the driver compartment located on the underside of the fixture.
 2. Adjust switches to desired settings.
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KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE
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ISOCANDELA PLOT LUMINOUS INTENSITY DISTRIBUTION
PHOTOMETRIC SPECIFICATIONS (TYPE IV [4])
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290W Type III at 35' Mounting Height
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LIGHT DISTRIBUTION PATTERN
Photometric layouts for general reference only. All fixtures are pole mounted at 35ft. Each square is 10 ft x 10 ft

290W Type IV at 35' Mounting Height
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KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

EPA SPECIFICATIONS

LARGE-SIZE FIXTURE HOUSING

• Conditions: Horizontal winds only for calculations. Worst case total projected area used for calculations.
• All drag coefficients are set as worst case 1.2.
• For details on exact EPA calculations and assumptions, please contact productsupport@keystonetech.com

EPA Calcs (1.2*ft^2 | View) Single Fixture 2 Fixtures  
at 90º

2 Fixtures  
at 180º

3 Fixtures  
at 90º

3 Fixtures  
at 120º

4 Fixtures  
at 90º

2 Fixtures 
Side-by-Side

3 Fixtures 
Side-by-Side

4 Fixtures 
Side-by-Side

Mounting 
Application

Fixture 
Position

Slip Fitter  
Mount

Horizontal 0.60 sq. ft. 0.98 sq. ft. 1.20 sq. ft. 1.53 sq. ft. 1.57 sq. ft. 1.53 sq. ft. 0.86 sq. ft. 1.30 sq. ft. 1.73 sq. ft.

Slip Fitter  
Mount

45º 1.92 sq. ft. 2.51 sq. ft. 1.92 sq. ft. 3.09 sq. ft. 4.39 sq. ft. 3.09 sq. ft. 3.84 sq. ft. 5.76 sq. ft. 7.68 sq. ft.

Slip Fitter  
Mount

Vertical 2.59 sq. ft. 3.19 sq. ft. 2.59 sq. ft. 3.80 sq. ft. 4.07 sq. ft. 3.80 sq. ft. 5.18 sq. ft. 7.77 sq. ft. 10.35 sq. ft.
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KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

ACCESSORIES (SOLD SEPARATELY)

Remote Control
KTS-MW3-REMOTECONTROL

Field-Installable / Field-Use ONLY (purchased separately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KTS-MW3-REMOTECONTROL Remote Control for KTS-MW3-12V-XX Sensors, Sets/adjusts all sensor 
performance parameters 843654132020 XSR-61

LENSES

Field-Installable / Field-Use ONLY (purchased separately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KT-ALED-LENS-L2-2CS-KIT Type II Optics Lens for Color Select, Large Size Housing, Series 2 Area Lights 843654153858 HXC-12

Lenses
KT-ALED-LENS-L2-2CS-KIT

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

SENSORS

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/MW3 KTS-MW3-12V-PKO 12V Microwave Occupancy Sensor 843654130637 TRM-32

/FC3 KTSL-FC3-12V-PKO-PIR Bluetooth mesh wireless Smart Port LED controller for SmartLoop system with integrated 
daylight and PIR motion sensor. 843654138862 OCW-60

/FC4 KTSL-FC4-12V-PKO Bluetooth mesh wireless screw-in low voltage fixture controller for SmartLoop system 843654149066 RUN-10

Microwave Occupancy Sensor
KTS-MW3-12V-PKO Smart Port LED Controller

KTSL-FC3-12V-PKO-PIR
Screw-In Fixture Controller

KTSL-FC4-12V-PKO
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ORDERING INFORMATION
ORDER CODE PACK QTY. UPC Easy Code

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P 1 843654153148 IYG-25

CATALOG NUMBER BREAKDOWN

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P

KT-ALED290PS -L2- OSB-SF-8CSB-VDIM-P
SLIPFITTER-MOUNT LED AREA LIGHT PREMIUM PACKAGE

ORDERING EXAMPLES

*  When ordering more then one factory-installed accessory, use multiple suffixes as shown in the ordering examples above. 
Note: All accessories can also be ordered separately for field installation using just their regular Catalog Number, UPC, or Easy Code.

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P /7PRS
FIXTURE WITH SINGLE FACTORY-INSTALLED ACCESSORY

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P
FIXTURE WITH NO FACTORY-INSTALLED ACCESSORIES

KEYSTONE FIXTURE
CATALOG NUMBER

KT-ALED290PS-L2-OSB-SF-8CSB-VDIM-P

1 2 3 5 1264 7 98 10 11 13 14

 1 Keystone Technologies
 2 Fixture Type
 3 LED Technology
 4 Max Wattage
 5 Power Select
 6 Size / Shape
 7 Style / Design Designation
 8 Optic Swap

 9 Optic Swap Designation
 10 Slip Fitter Mount
 11 80 CRI
 12 Color Select
 13 Color Select Designation
14  0-10V Dimming
 15 Stock Package

15

13 Color Select Designation
B 3000/4000/5000K

9 Optic Swap Designation
B Type III lens installed, Type IV and V lens included

MOUNTS AND BRACKETS

Field-Installable / Field-Use ONLY (purchased seprately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KT-ALED-GS-L2-KIT Reversible Glare Shield for Large Size Housing, Series 2 Area Lights, Bronze 843654153810 RDW-18

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

Glare Shield
KT-ALED-GS-L1-KIT

ACCESSORIES CONTINUED (SOLD SEPARATELY)

SENSORS

P SUFFIX CATALOG NUMBER

P  /7PRS KT-RSC-7PN
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE

DESCRIPTION
290W Power and Color Select Optic Swap LED 
Area Light | 120-277V Input | Bronze Housing | 
Adjustable Pole Mount Kit Included

APPLICATION

Pole-mount or structure-mount outdoor illumination 
needs (including parking lots, auto dealerships, 
pathways, roadways, recreational venues, and other 
general area lighting requirements)

PRODUCT SPECIFICATIONS

Catalog No. Wattage CCT Lumens Efficacy Input 
Voltage Dimming CRI Distribution 

Pattern
Photocell 
Included

Housing 
Color

Legacy 
Equivalent

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P

290W

3000K 36320 125 lm/W

120-
277V 0-10V >80

Type III 
Installed, 

Types IV and V 
Included

Yes Bronze 1000W 
MH

4000K 42770 147 lm/W

5000K 38700 133 lm/W

210W

3000K 27300 130 lm/W

4000K 31710 151 lm/W

5000K 28980 138 lm/W

185W

3000K 22970 124 lm/W

4000K 27060 146 lm/W

5000K 24440 132 lm/W

* Fixtures with Type 2 (II) and Type 4 (IV) optics are available and assembled to order. Lead times may apply.  
Type II (2) lenses are sold separately. For more information, see accessories page below or contact Keystone with questions.

** Fixtures (and mounts) with alternate housing colors are available and made to order. Extended lead times apply.  
Please see catalog number breakdown for full ordering code details.

PRODUCT FEATURES
• Keystone Power Select technology (290/210/185W)
• Keystone Color Select technology (3000/4000/5000K)
• Innovative optic swap capability under door frame and latch 

design for quick lens change
• Three lenses in the box: Type III installed, Types IV and V 

included
• Type II lens sold separately. See below for details
• Heavy duty die cast aluminum housing with ample heat 

sinking
• Low-profile design delivers high-performance illumination and 

improves application site aesthetics
• True U0 design for Dark Sky friendly performance that 

eliminates undesirable sky glow

• Integrated NEMA/ANSI C136.10 7-pin twist-lock receptacle with 
3-pin photocell and shorting cap. Standard on all fixtures, simplifies 
ordering requirements for photo control needs

• Comes with a pre-installed adjustable pole mount kit for easy and 
quick mounting to square or round poles

• Keystone 0-10V dimming driver
• Ambient operating temperature: −40°C/−40°F to 50°C/122F
• UL Certified, IP65 rated
• Power factor: > 0.95
• THD: < 20%
• LED chip lifetime: L70 > 100,000 hrs @ 25C°/77°F ambient fixture 

temperature
• Meets FCC Part 15, Part B, Class A standards for conducted and 

radiated emissions
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE

PHYSICAL SPECIFICATIONS
POLE-MOUNT LED AREA LIGHT FIXTURE

ADJUSTABLE POLE MOUNT KIT DRILLING HOLES

2.63"

6.69"5.50"

3.19"

1.75"
1.13"

2.31"

Ø 0.38"

Ø 0.69"

Ø 0.38"

2.25"

6.69"

PACKAGING

Carton Quantity 1 piece

Carton Dimensions 5.63"H × 15.95"W × 26.18"L

Carton Weight 17.53 lbs

19.72"

28.80"

13.97"

3.01"

6.67"
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE

POWER SELECT ADJUSTMENT DIAL
Set switch to adjust wattage between 
290W, 210W, and 185W.  
Fixture comes preset at 290W.

COLOR SELECT ADJUSTMENT SWITCH
Set switch to adjust CCT between 
3000K, 4000K, and 5000K.  
Fixture comes preset at 5000K.

WIRING DIAGRAM
• This fixture comes pre-wired with 

a 7-pin twist-lock receptacle with 
shorting cap.  
Make input connections as 
needed and ensure connections 
are protected from exposure to the 
elements.

• Input voltage rating: 120–277V

• Ensure that input voltage on site 
matches the fixture you intend  
to install.

POWER SELECT (WATTAGE) AND COLOR SELECT (CCT) ADJUSTMENT
This fixture is equipped with field-adjustable Keystone Power Select and Color Select technology.
 1. Ensure power is off to the fixture.
 2. Open the driver compartment located on the underside of the fixture.
 3. Adjust switches to desired settings.

Dim+: Purple

Live: Black
Neutral: White

Dim–: Pink

Ground: Green
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE
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PHOTOMETRIC SPECIFICATIONS (TYPE IV [4])
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290W Type III at 35' Mounting Height
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290W Type V at 35' Mounting Height

TYPE III (3) TYPE V (5)TYPE IV (4)

0.1fc
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140W Type III at 30' Mounting Height

LIGHT DISTRIBUTION PATTERN
Photometric layouts for general reference only. All fixtures are pole mounted at 35ft. Each square is 10 ft x 10 ft

290W Type IV at 35' Mounting Height
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE
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EPA SPECIFICATIONS

LARGE-SIZE FIXTURE HOUSING

• Conditions: Horizontal winds only for calculations. Worst case total projected area used for calculations.
• All drag coefficients are set as worst case 1.2.
• For details on exact EPA calculations and assumptions, please contact productsupport@keystonetech.com

EPA Calcs (1.2*ft^2 | View) Single Fixture 2 Fixtures  
at 90º

2 Fixtures  
at 180º

3 Fixtures  
at 90º

3 Fixtures  
at 120º

4 Fixtures  
at 90º

2 Fixtures 
Side-by-Side

3 Fixtures 
Side-by-Side

4 Fixtures 
Side-by-Side

Mounting 
Application

Fixture 
Position

Adjustable Pole 
Mount

Horizontal 0.62 sq. ft. 0.90 sq. ft. 1.24 sq. ft. 1.42 sq. ft. 1.48 sq. ft. 1.42 sq. ft. 0.74 sq. ft. 1.11 sq. ft. 1.48 sq. ft.

Adjustable Pole 
Mount

45º 1.85 sq. ft. 2.43 sq. ft. 1.85 sq. ft. 3.01 sq. ft. 4.42 sq. ft. 3.01 sq. ft. 3.70 sq. ft. 5.55 sq. ft. 7.40 sq. ft.
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KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE

ACCESSORIES (SOLD SEPARATELY)

Remote Control
KTS-MW3-REMOTECONTROL

Field-Installable / Field-Use ONLY (purchased separately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KTS-MW3-REMOTECONTROL Remote Control for KTS-MW3-12V-XX Sensors, Sets/adjusts all sensor 
performance parameters 843654132020 XSR-61

LENSES

Field-Installable / Field-Use ONLY (purchased separately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KT-ALED-LENS-L2-2CS-KIT Type II Optics Lens for Color Select, Large Size Housing, Series 2 Area Lights 843654153858 HXC-12

Lenses
KT-ALED-LENS-L2-2CS-KIT

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

SENSORS

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/MW3 KTS-MW3-12V-PKO 12V Microwave Occupancy Sensor 843654130637 TRM-32

/FC3 KTSL-FC3-12V-PKO-PIR Bluetooth mesh wireless Smart Port LED controller for SmartLoop system with integrated 
daylight and PIR motion sensor. 843654138862 OCW-60

/FC4 KTSL-FC4-12V-PKO Bluetooth mesh wireless screw-in low voltage fixture controller for SmartLoop system 843654149066 RUN-10

Microwave Occupancy Sensor
KTS-MW3-12V-PKO Smart Port LED Controller

KTSL-FC3-12V-PKO-PIR
Screw-In Fixture Controller

KTSL-FC4-12V-PKO
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ORDERING INFORMATION
ORDER CODE PACK QTY. UPC Easy Code

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P 1 843654153124 LWD-80

CATALOG NUMBER BREAKDOWN

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P

KT-ALED290PS -L2- OSB-PMA-8CSB-VDIM-P
POLE-MOUNT LED AREA LIGHT PREMIUM PACKAGE

ORDERING EXAMPLES

*  When ordering more then one factory-installed accessory, use multiple suffixes as shown in the ordering examples above. 
Note: All accessories can also be ordered separately for field installation using just their regular Catalog Number, UPC, or Easy Code.

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P /7PRS
FIXTURE WITH SINGLE FACTORY-INSTALLED ACCESSORY

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P
FIXTURE WITH NO FACTORY-INSTALLED ACCESSORIES

KEYSTONE FIXTURE
CATALOG NUMBER

KT-ALED290PS-L2-OSB-PMA-8CSB-VDIM-P

MOUNTS AND BRACKETS

Field-Installable / Field-Use ONLY (purchased seprately)
CATALOG NUMBER DESCRIPTION UPC EASY CODE

KT-ALED-GS-L2-KIT Reversible Glare Shield for Large Size Housing, Series 2 Area Lights, Bronze 843654153810 RDW-18

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

Glare Shield
KT-ALED-GS-L1-KIT

ACCESSORIES CONTINUED (SOLD SEPARATELY)

1 2 3 5 1264 7 98 10 11 13 14

 1 Keystone Technologies
 2 Fixture Type
 3 LED Technology
 4 Max Wattage
 5 Power Select
 6 Size / Shape
 7 Style / Design Designation
 8 Optic Swap

 9 Optic Swap Designation
 10 Pole Mount Adjustable
 11 80 CRI
 12 Color Select
 13 Color Select Designation
14  0-10V Dimming
 15 Stock Package

15

13 Color Select Designation
B 3000/4000/5000K

9 Optic Swap Designation
B Type III lens installed, Type IV and V lens included

SENSORS

P SUFFIX CATALOG NUMBER

P  /7PRS KT-RSC-7PN
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DESCRIPTION
Architectural 60W Full-Cutoff LED Wall Pack | 120–277V Input |  

4000–5000K | Medium Housing | Bronze Finish | Wide Optic Lens

APPLICATION
Building mount for exterior illumination (perimeters, pathways,  

loading docks, and other general security lighting requirements)

PRODUCT SPECIFICATIONS

Catalog Number Wattage Lumens Lumens  
Below 90º Dimming CCT Efficacy CRI Housing 

Color
Input 

Voltage Rated Life Legacy 
Equivalent

KT-WPLED60-M2-840-VDIM
60W

7500 7445
0–10V

4000K 125 lm/W
>80 Bronze 120–277V 50,000 hrs 250W MH

KT-WPLED60-M2-850-VDIM 7800 7745 5000K 130 lm/W

PRODUCT FEATURES
• Architectural full cutoff design that improves building appearance and optimizes functional light distribution 

• Heavy duty die cast aluminum housing with (5) 1/2” threaded conduit hubs: (1) on back and (1) on all four sides

• Powered by Keystone 0–10V dimming LED drivers

• Dark Sky friendly performance that eliminates undesirable sky glow and glare

• Features one translucent 3/4" threaded plug with anti-yellowing agent for use with photocell accessory KT-WPLED-PS-UV-KO, sold separately

• Precision-crafted optical lens that provides wide distribution pattern ideal for increased fixture spacing and uniformity

• Covers footprint of mid-size HID wallpacks

• Ambient operating temperature: −40ºC/−40ºF to 50ºC/122ºF

• UL Certified for wet locations; IP65 rated

• Fixture impact rating IK08

• Power Factor: >0.95

• THD: <20%

• LED chip lifetime: L70 >100,000 hrs @ 25ºC/77ºF ambient fixture temperature

• Meets FCC Part 15, Part B, Class A standards for conducted and radiated emissions

• Compatible with Keystone LED Emergency Backups. See Accessories page for more details

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK
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PHOTOMETRIC SPECIFICATIONS

FLUX DISTRIBUTION

Zone Lumens % Luminaire

Forward Light 4,722 lm 65.0%

0º – 30º 907 lm 12.5%

30º – 60º 2,329 lm 32.0%

60 º– 80º 1,327 lm 18.3%

80º – 90º 159 lm 2.2%

Back Light 2,520 lm 34.6%

0 º– 30º 772 lm 10.6%

30º – 60º 1,249 lm 17.2%

60 º– 80º 454 lm 6.2%

80º – 90º 45 lm 0.6%

Up Light 25 lm 0.4%

90º–100º 4 lm 0.1%

100º–180º 21 lm 0.3%

ISOCANDELA PLOT LUMINOUS INTENSITY DISTRIBUTION

MOUNTING

Side view

15'

LIGHT DISTRIBUTION PATTERN

Isometric view from above; Luminaire mounted at 15'

0.1 fc
0.2 fc
0.5 fc
1.0 fc
2.0 fc
5.0 fc

10.0 fc

30'

40'

50'

20'

10'

10'

20'

0

30'

40'

50'

20'

20'

30'

30'

40'

50'

60'

60'

10'

10'

0

180º

−150º

−120º

150º

120º

−30º

−60º

−90º 90º

60º

30º

0º

Average diffuse angle (50%): 114.2º

1 Blue – 0º H

2 Red – 90º H

3  Green – 22.5º H

4  Orange – 45º H

5 Grey – 67.5º H

3500

1167

1750

2333

2917

Cd: 245 (10%)
Cd: 490 (20%)
Cd: 734(30%)
Cd: 979 (40%)

Cd: 1224 (50%)
Cd: 1469 (60%)
Cd: 1836 (75%)
Cd: 2203(100%)

80º

60º

40º

20º

0º

−20º

−40º

−60º

−80º

−80º −60º −40º −20º 0º 20º 40º 60º 80º

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK
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Caution: Before installing, make 
certain that AC power to the  
fixture is off.

Caution: The electrical rat-
ing of this product is 120–277V. 
Installer must confirm that there 
is 120–277V at the fixture  
before installation.

PHYSICAL SPECIFICATIONS

GENERAL SETUP INSTRUCTIONS

GENERAL WIRING DIAGRAM

120–277V Input

DC Output
Pre-wired leads 
to LED load

Dimming wires to 0–10V 
IEC-compliant control

Black (Line)

White (Neutral)

Purple (Dim+)

Red (+)

Pink (Dim−)

Black (−)

Green (Ground) LED Driver

9.29"

6.63"

14.36" 14.36"6.63"

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK
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(Accessories continued on next page)

ACCESSORIES

* For factory installation of accessory, add suffix to fixture part number (see ordering 
examples and instructions on last page of spec sheet).

SENSORS

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/MW3 KTS-MW3-UV-KO-K1
Microwave Sensor Kit, Includes 120-277V input to 12V DC convertor & 12V input 
sensor head, IP65.  Bi-Level Control with Adjustable Hold Time, Dim Level and 
Standby Time. Installs via standard 1/2in KO

843654134147 BKG-51

/PS KT-WPLED-PS-UV-KO
Dawn to Dusk Photocell for WallPack fixtures.  Fits M1, M2, L1 housings.  120-277V 
Input.  Install via standard 1/2in KO

843654129198 DLU-58

Microwave Sensor Kit
KTS-MW3-UV-KO-K1

Dawn to Dusk Photocell
KT-WPLED-PS-UV-KO

CORD SETS

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/515P6 KT-CS-515P-6-18/3
Cord set for high bay; 125V NEMA 5-15P; straight blade plug;  
6' SJTOW cable; 18/3 wire

843654140124 UKH-26

/L515P6 KT-CS-L515P-6-16/3
Cord set for high bays; 250V NEMA L5-15P; twist lock plug;  
6' SJTOW cable; 16/3 wire

843654140186 POC-82

*  For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet). 
Note: For cord sets not listed here, please contact your Keystone sales rep.

Cord Sets

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK



Keystone Technologies • Philadelphia, PA • Phone (800) 464-2680 • www.keystonetech.com
Specifications subject to change. Last revised on 01.26.24

Page 5 of 6

ACCESSORIES (continued)

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK

SURGE PROTECTORS

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/10KV KTSP-10KV-C
External Surge Protector, compact design.  Parallel Wiring, 120-277V Input, Max 
Peak Protection (10KV, 10KA)

843654129204 BUU-26

*  For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).

External Surge Protector
KTSP-10KV-C

Back Plate
KT-WPLED-BP-M

MOUNTS AND BRACKETS

Field-Installable / Field-Use ONLY (purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

- KT-WPLED-BP-M
Back Plate for Medium Size Wallpacks, Covers Legacy Style Large HID Housing 
Dimensions. Standard Bronze Color.

843654130613 CCJ-21

* For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet). 

Note: This is needed with EM - will be added when factory installing EM

EMERGENCY BACKUP

Factory-Installable OR Field-Installable (field-installable purchased separately)

P SUFFIX* CATALOG NUMBER DESCRIPTION UPC EASY CODE

/EM12 KT-EMRG-LED-12C-1200
LED Emergency Back-Up, 12W Constant Wattage Design. Approx 1200 Lumens. 
120-277V Input. Remote Compact Battery Pack. CEC T20 Compliant.

843654103112 OJQ-32

- KT-EMRG-LED2-TS-IP65
IP65 Rated Wet Location Test Switch for 5W and 12W CEC Compliant LED 
Emergency Packs

843654130019 MDB-29

*  For factory installation of accessory, add suffix to fixture part number (see ordering examples and instructions on last page of spec sheet).
†  Factory installation of emergency backup units will automatically include any relevant mounting bracket.

12W, 1200 lumen Battery Backup
KT-EMRG-LED-12C-1200

Wet Location Test Switch
KT-EMRG-LED2-TS-IP65
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ORDERING EXAMPLES

FIXTURE WITH MULTIPLE FACTORY-INSTALLED ACCESSORIES*

KT-WPLED60-M2-8XX-VDIM /MW3/515P6/EM12

*  When ordering more than one factory-installed accessory, use multiple suffixes as shown in the ordering examples above. 
Note: All accessories can also be ordered separately for field installation using just their regular Catalog Number, UPC, or Easy Code.

KT-WPLED60-M2-8XX-VDIM

FIXTURE WITH NO FACTORY-INSTALLED ACCESSORIES

EMERGENCY BACKUP

P SUFFIX CATALOG NUMBER

P /EM12 KT-EMRG-LED-12C-1200

CORD SETS

P SUFFIX CATALOG NUMBER

P /515P6 KT-CS-515P-6-18/3

SENSORS

P SUFFIX CATALOG NUMBER

P /MW3 KTS-MW3-UV-KO-K1

KEYSTONE FIXTURE

CATALOG NUMBER

KT-WPLED60-M2-8XX-VDIM

CATALOG NUMBER BREAKDOWN

K T-WPLED60-M2-8X X-VDIM
1 5 64 7 8 9 102 3

 1 Keystone Technologies

 2 Fixture Type

 3 LED Lamp

 4 Max Wattage

 5 Size

 6 Style

 7 CRI

 8 CCT

 9 Dimming

10  Additional Options

8 CCT

40 4000K

50 5000K

9 Dimming

VDIM 0–10V

5 Size

M Medium

6 Style

2 Full-Cutoff

7 CRI

8 >80

2 Fixture Type

WP Wallpack

ORDERING INFORMATION

CATALOG NUMBER PACK QTY. UPC EASY CODE DLC PRODUCT ID

KT-WPLED60-M2-840-VDIM 1 843654129075 VMR-18 PIKA3HFT

KT-WPLED60-M2-850-VDIM 1 843654129082 OYW-93 PPT7NCOK

KT-WPLED60-M2-8XX-VDIM /MW3

FIXTURE WITH SINGLE FACTORY-INSTALLED ACCESSORY

K T-WPLED60-M2-8X X-VDIM
ARCHITECTURAL FULL-CUTOFF LED WALL PACK
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DESCRIPTION
6" Recessed Downlight | Power Select Technology |  
Color Select Technology |  
Internal Driver and Integral Whip

APPLICATION
Ideal for hospitality, retail, office, and other retrofit  
and new construction applications

PRODUCT FEATURES
• Keystone Power Select and Color Select technologies offer SKU reduction 

and allow for easy, on-the-job adjustments
• Designed with integral whip to connect directly to a junction box; Ideal for 

installation into existing CFL pin-based fixture infrastructure
• Integral driver eliminates the need for a traditional multi-piece fixture setup
• Ideal for new construction, remodel, and retrofit applications
• Smooth reflector trim offers clean, modern appearance
• Diffused lens reduces glare
• Interchangeable trims available in matte black, brushed nickel, and bronze
• Powered by Keystone 0−10V dimming LED driver; 10−100% dimming

• Ambient operating temperature: −20ºC/−4ºF to 
40ºC/104ºF

• Suitable for use in wet locations
• Airtight and Type IC-rated
• Power factor: >0.90
• THD: <20%
• LED chip lifetime: L70 >80,000 hrs @ 25ºC/77ºF 

ambient fixture temp
• FCC Part 15, Subpart B, Class B
• CEC Compliant Flicker Rate (CEC JA10 std.)

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT

PERFORMANCE SPECIFICATIONS

Catalog Number Input Voltage Wattage (Selectable) CCT (Selectable)* Lumen Output Efficacy CRI Power Factor Lifetime

KT-RDLED18PS-6A-9CSE-VDIM 120–277V

18.5W

3000K 1450 78 lm/W

>90 >0.9 50,000 hrs

3500K 1550 84 lm/W

4000K 1500 81 lm/W

13W

3000K 1000 77 lm/W

3500K 1100 85 lm/W

4000K 1050 81 lm/W

9W

3000K 700 78 lm/W

3500K 750 83 lm/W

4000K 725 81 lm/W

* Preset to highest CCT: 4000K
   Color Uniformity: CCT (Correlated Color Temperature) range as per guidelines outlined in ANSI C78.377-2017
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PHOTOMETRIC SPECIFICATIONS*
LUX DISTANCE CURVE

Curves show illuminated area and average illumination when lamp is at 
various distances.

3.281 ft 32.06/80.34 fc 7.244 ft
1 m 345.0/864.8 lx 220.79 cm

6.562 ft 8.014/20.09 fc 14.49 ft
2 m 86.26/216.2 lx 441.58 cm

9.843 ft 3.562/8.927 fc 21.73 ft
3 m 38.34/96.09 lx 662.37 cm

13.12 ft 2.003/5.021 fc 28.97 ft
4 m 21.57/54.05 lx 883.16 cm

16.4 ft 1.282/3.214 fc 36.22 ft
5 m 13.80/34.59 lx 1,103.94 cm

Height Eavg/Emax Angle: 95.66º Diameter

Flux Out: 1,337.0 lm

PHYSICAL SPECIFICATIONS

POLAR CANDELA DISTRIBUTION

Beam Angle (50%): 95.8º

Unit: cd
 C0/C180: 95.8º
C90/C270: 95.8º

−/+180

0

90−90

60−60

−30

120

150−150

−120

30

Catalog Number Cut-Out (Min to Max)

KT-RDLED18PS-6A-9CSE-VDIM Ø 6.13" to Ø 7.19"

4.44"

Ø 5.88"

Ø 8.44"

26.4"

* Tested at 18.5W and 3000K

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT

900

720

540

360

180

0
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POWER SELECT (WATTAGE) AND COLOR SELECT (CCT) ADJUSTMENT
This fixture is equipped with field-adjustable Keystone Power Select and Color Select technology.
 1. Ensure power is off to the fixture.
 2. Adjust dip switches to desired settings.

WIRING DIAGRAM

POWER SELECT ADJUSTMENT SWITCH
Set dip switch to adjust wattage  
between 9W, 13W, and 18.5W.  
Fixture comes preset at 18.5W.

COLOR SELECT ADJUSTMENT SWITCH
Set dip switch to adjust CCT between  
3000K, 3500K, and 4000K.  
Fixture comes preset at 4000K.

120–277V
Purple (Dim +)

Gray (Dim −)J-Box

Black (Line)

White (Neutral)

Green (Ground)

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT
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INSTALLATION INSTRUCTIONS

(Installation Instructions continued on next page)

5. Insert lamp conduit into  
J-box and wire to power 
source (see Wiring Diagram 
on page 3). Reattach J-box 
cover when done.

7. Once lamp is inside  
housing, release housing 
clips and continue to push 
lamp into housing until 
securely fixed and flush with 
ceiling. Restore power.

3. Select desired Wattage 
and CCT using adjustment 
switches on fixture (see 
Power Select (Wattage)  
and Color Select (CCT)  
Adjustment on page 3).

4. Attach carabiner safety clip 
to the existing fixture  
housing.

6. Squeeze the two housing 
clips so they are in an  
upright position and then 
insert lamp into housing.

RETROFIT INSTALLATION

1. Shut off power at the source 
of the fixture housing into 
which you are installing 
fixture.

 Remove existing trim and 
CFL or incandescent bulb.

 Note: Follow all federal 
and local regulations when 
disposing of lamps and 
removed components.

2. Measure ceiling opening to 
ensure that the edge of the 
luminaire will cover the en-
tire opening and still sit firmly 
in the ceiling (see Physical 
Specifications on page 2).

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT
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INSTALLATION INSTRUCTIONS (continued)
NEW-CONSTRUCTION INSTALLATION*

5. Insert lamp conduit into  
J-box and wire to power 
source (see Wiring Diagram 
on page 3). Reattach J-box 
cover when done.

7. Once lamp is inside opening,  
release housing clips and 
continue to push lamp into 
opening until securely fixed 
and flush with ceiling.  
Restore power.

3. Select desired Wattage 
and CCT using adjustment 
switches on fixture (see 
Power Select (Wattage)  
and Color Select (CCT)  
Adjustment on page 3).

4. Attach carabiner safety clip 
to secure location in ceiling.

6. Squeeze the two housing 
clips so they are in an  
upright position and then 
insert lamp into opening.

1. Shut off power at the source 
of the fixture housing into 
which you are installing 
fixture.

2. Create ceiling opening to 
ensure that the edge of the 
luminaire will cover the en-
tire opening and still sit firmly 
in the ceiling (see Physical 
Specifications on page 2).

* Keystone offers optional New Construction Plate (KT-RDLED-PLATE-1) for both new joist and T-grid installations. See Optional Accessories (sold separately) on page 6.

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT
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KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT

OPTIONAL ACCESSORIES (sold separately)

JUNCTION BOX

Catalog Number Description UPC Easy Code

KT-RDLED-JBOX-1-KIT Junction box for recessed downlights 843654137278 HJA-70

NEW-CONSTRUCTION PLATE

Catalog Number Description UPC Easy Code

KT-RDLED-PLATE-1 New-construction plate for recessed downlights 843654137285 BMS-81

GOOF RING

Catalog Number Description UPC Easy Code

KT-RDLED-6A-GOOF 6" Goof ring for 6" recessed downlights;  
10.51" outer diameter 843654137247 LFJ-16

INTERCHANGEABLE TRIM

Catalog Number Description UPC Easy Code

KT-RDLED-6A-MB-TRIM 6" Interchangeable trim for  
6" recessed downlights; Matte black 843654137155 TCP-85

KT-RDLED-6A-BN-TRIM 6" Interchangeable trim for  
6" recessed downlights; Brushed nickel 843654137186 CZZ-70

KT-RDLED-6A-BR-TRIM 6" Interchangeable trim for  
6" recessed downlights; Bronze 843654137216 CUN-05

Matte Black BronzeBrushed Nickel

EMERGENCY PACK

Catalog Number Description UPC Easy Code

KT-EMRG-LED-12-1200-AC /DF
LED Emergency Backup, 12W - 1200 Lumen 

Constant Power Design. 120-277V Input. Dual 
Flex Cable Design. Installs on Primary Side of AC 

Powered LED load.  
843654139890 MPM-43
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CATALOG NUMBER BREAKDOWN

KT-RDLED18PS -6A-9CSE-VDIM
1 2 1143 75 6 8 9 10

 1 Keystone Technologies
 2 Fixture Type
 3 LED Technology
 4 Maximum Wattage
 5 Power Select Technology
 6 Size
 7 Style/Design Designation
 8 CRI
 9 Color Select Technology
 10 Color Select Designation
 11 Dimming

ORDERING INFORMATION
Catalog Number Pack Qty. UPC Easy Code

KT-RDLED18PS-6A-9CSE-VDIM 1 843654137117 EIK-33

10 Color Select Designation
E 3000K, 3500K, 4000K

2 Fixture Type
RD Recessed Downlight

6 Size
6 6" Nominal

7 Style/Design Designation
A Series A

8 CRI
9 90

11 Dimming
VDIM 0–10V Dimming

KT-RDLED18PS -6A-9CSE-VDIM
6" RECESSED DOWNLIGHT
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DESCRIPTION
The Keystone Square Pole Kits are designed for top or side mounted luminaries, with a new

universal drill pattern on all four sides of the pole. Polycarbonate black plugs are included to 

cover all unused holes (12 total). Kits are stocked in 15’, 17’, 20’, 25’ and 30’ lengths in a dark 

bronze finish. Pole kit includes pole, pole cap, base plate cover, hand-hole cover, anchor bolts 

and anchor bolt template.

PERFORMANCE SPECIFICATIONS

Catalog Number Height Nominal Shaft 
Dimensions

Wall 
Thickness Bolt Circle Bolt Circle 

(Range)
Bolt Square 

(Range)
Base Plate 

Square Anchor Bolt Size Bolt 
Projection

Pole 
Weight

KT-SP-4SQ-15-11G-UNV-K1 15 ft. 4” 0.119” 9” 8” – 11” 5.66” – 7.78” 10.5” 3/4” x 30” x 4” 3.5” 127 lbs

KT-SP-4SQ-17-11G-UNV-K1 17 ft. 4” 0.119” 9” 8” – 11” 5.66” – 7.78” 10.5” 3/4” x 30” x 4” 3.5” 139 lbs

KT-SP-4SQ-20-11G-UNV-K1 20 ft. 4” 0.119” 9” 8” – 11” 5.66” – 7.78” 10.5” 3/4” x 30” x 4” 3.5” 157 lbs

KT-SP-4SQ-25-11G-UNV-K1 25 ft. 4” 0.119” 9” 8” – 11” 5.66” – 7.78” 10.5” 3/4” x 30” x 4” 3.5” 188 lbs

KT-SP-5SQ-30-11G-UNV-K1 30 ft. 5” 0.119” 11” 10.5” – 12” 7.47” – 8.63” 11” 3/4” x 30” x 4” 3.5” 275 lbs

KT-SP-5SQ-30-7G-UNV-K1 30 ft. 5” 0.179” 11” 10.5” – 12” 7.47” – 8.63” 11” 3/4” x 30” x 4” 3.5” 386 lbs

* KT-ABOLT-K1 – Set of 4, 3/4” x 30” (included with pole)
* KT-ABOLT-K2 – Set of 4, 1” x 36”

CONSTRUCTION
• High grade steel exceeds ASTM A597 Grade C (IS 2062 E350) with minimum yield strength of 

55,000 PSI
• Base plates constructed of high strength ASTM A36 steel with 36,000 PSI minimum yield 

strength
• Galvanized high strength ASTM A36 anchor bolts with 55,000 PSI minimum yield strength
• Poles have a standard bronze polyester powder coat finish over a base layer of zinc primer 

(custom finishes available, consult factory)
•  Pre-drilled universal hole pattern on all four sides for flexible luminaire attachment 

(accommodates 2”-3” on-center hole patterns)

INSTALLATION
• Pole includes spring-loaded polycarbonate pole cap, easily secured 2-piece base plate cover, 

reinforced cast-iron hand hole cover with ground screw, anchor bolts and bolt circle template
• 12 Plugs provided to seal unused drill holes at top of pole

KT-SP-XSQ-XX-XXG-UNV-K1
SQUARE STRAIGHT STEEL POLE
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INCLUDED ACCESSROIES

ANCHOR BOLTS
JB3044

(Set of 4, 3/4” x 30”)
HAND HOLE COVER TEMPLATEBASE PLATE COVER POLE CAP

(Black)
PLUGS

(12 total)

PHYSICAL SPECIFICATIONS EXPLODED VIEW

2.00"
ø 0.53"
ø 0.75"
ø 0.28"

ø 0.53"

2.00"
1.00"

3.00"

2.48"

4.49"

18.00"

H

18.00"

B

2.00"

Drill Pattern

Hand Hole

4.69"

2.70"

Hand Hole 
Cover

DIMENSIONS

H B

15’ – 25’ 0.75”

30’ 1”
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SQUARE STRAIGHT STEEL POLE
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4” X 4” POLE SHAFT DIMENSIONS
BASE PLATE

0.75”

2.50”1.00”

10.50”

10.50”4.00”

4.00”

11.00” 
Bolt Circle

8.00” 
Bolt Circle

BASE PLATE COVER  
(INCLUDED; PACKAGED SEPARATELY)

4.00”

11.00”4.13”

4.13”
11.00”

4.25”

1.06”

4.25”

4.25”

POLE CAP (INCLUDED)

5” X 5” POLE SHAFT DIMENSIONS
BASE PLATE

1.00”

1.96”1.15”

11.00”

11.00”5.00”

5.00”

12.00” 
Bolt Circle

10.50” 
Bolt Circle

BASE PLATE COVER  
(INCLUDED; PACKAGED SEPARATELY)

4.00”

11.50”5.13”

5.13”
11.50”

5.24”

1.06”

5.24”

5.24”

POLE CAP (INCLUDED)
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KT-SP-XSQ-XX-XXG-UNV-K1
SQUARE STRAIGHT STEEL POLE
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Hawaii – 105 mph
Puerto Rico – 145 mph

DESIGN WIND SPEED (PER AASHTO LTS-6)

Catalog Number Mounting Height (ft)
90 mph 100 mph 110 mph 120 mph 130 mph Anchor Bolt

EPA (ft2) EPA (ft2) EPA (ft2) EPA (ft2) EPA (ft2) Diameter (in) Length (in)

KT-SP-4SQ-15-11G-UNV-K1 15 ft. 12.3 9.8 8.5 7.0 4.9 0.75 30

KT-SP-4SQ-17-11G-UNV-K1 17 ft. 9.0 7.2 6.2 5.1 3.2 0.75 30

KT-SP-4SQ-20-11G-UNV-K1 20 ft. 7.3 5.9 5.0 4.2 2.9 0.75 30

KT-SP-4SQ-25-11G-UNV-K1 25 ft. 3.3 2.6 2.0 1.8 1.0 0.75 30

KT-SP-5SQ-30-11G-UNV-K1 30 ft. 3.4 2.7 2.1 1.7 0.7 0.75 30

KT-SP-5SQ-30-7G-UNV-K1 30 ft. 8.6 6.9 5.9 4.9 2.9 0.75 30

Page 4 of 5

KT-SP-XSQ-XX-XXG-UNV-K1
SQUARE STRAIGHT STEEL POLE
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CATALOG NUMBER BREAKDOWN

1 Keystone Technologies
2 Steel Pole
3 Size
4 Square Shape
5 Height
6 Wall Thickness
7 Drill Pattern: Universal Style
8 Kit Package Designation

KT-SP-XSQ-XX-XXG-UNV-K1
1 2 85 6 73 4

ORDERING INFORMATION
ORDER CODE PACK QUANTITY EASY CODE UPC

KT-SP-XSQ-XX-XXG-UNV-K1 TBD TBD TBD

WARNING
• Applications: Lighting installations for side and top mounting of luminaires with an effective projected area (EPA) not exceeding 

maximum allowable loading of the specified pole in its installed geographic location.
• Allowable EPA, to determine max pole loading weight, multiply allowable EPA by 30 lbs.
• The Wind Maps are intended only as a general guide. Always consult local authorities to determine maximum wind velocities, gusting 

and unique wind conditions for each specific application.
• Allowable pole EPA for jobsite wind conditions must be equal to or greater than the total EPA for fixtures, arms, and accessories to be 

assembled to the pole. The responsibility lies with the specifier for correct pole selection. Installation of poles without luminaires or 
attachment of any unauthorized accessories to poles is discouraged and shall void the manufacturer’s warranty.

• Wind speeds and listed EPAs are for ground-mounted installations. Poles mounted on structures (such as bridges and buildings) must 
consider vibration and coefficient of height factors beyond this general guide; Consult local and federal standards.

• Wind induced vibration brought on by steady, unidirectional winds and other unpredictable aerodynamic forces are not included in wind 
velocity ratings.

• Extreme wind events like hurricanes, typhoons, cyclones, or tornadoes may expose poles to flying debris, wind shear or other detrimental 
effects not included in wind velocity ratings. Due to our continued efforts to improve our products, product specifications are subject to 
change without notice.

• Factory supplied template must be used when setting anchor bolts. Keystone Technologies will deny any warranty claim for incorrect 
anchorage placement resulting from failure to use factory supplied template and anchor bolts.

• For the diameter and depth of concrete pads for anchor bolts, please consult a qualified engineer.
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SQUARE STRAIGHT STEEL POLE
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