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6 August 2024 

Peter Stith, TAC Committee Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 

RE: Request for TAC Workshop at 282 Corporate Drive, Great Circle Catering - Port City Air, 
Catering and Office Renovation Project,  
Dear Mr. Stith and TAC Members, 

We hereby submit, on behalf of Port City Air and Great Circle Catering, the attached site plan set for 
TAC Workshop review for the above-mentioned project and request that we be placed on the agenda 
for your August 13, 2024, TAC Workshop Meeting. The property is shown on the City of Portsmouth 
Assessors Map 315 as Lot 2 and is located at 282 Corporate Drive within the Pease Airport Business 
Commercial (ABC) Zoning District. No changes to the existing Lease Area are proposed. The site is 
currently vacant; until 2022 it was the site of Stenhouse Publishing and the Shaines and McEachern 
Law Office. The proposal presented herein involves the renovation of the building to be re-purposed 
with Great Circle Catering as a tenant, and the remainder of the building to be dedicated to unspecified 
tenant office space.  

Project Overview 
The project is located at 282 Corporate Drive and consists of renovations to the interior of the building 
to create 6,500 square feet of space to be leased to Great Circle Catering for food preparation and 
7,700 square feet of space to be undesigned tenant office space, with the associated and required site 
improvements. No changes to the building exterior are contemplated. The project does not require any 
variances but does propose some construction in both an existing swale (wetland) and the twenty-five-
foot wetland buffer. Permits from NH DES (Wetland Impact) and the City of Portsmouth (CUP 
Wetlands) will be required. 
Site Plan Submission 
The submission requirements of the City of Portsmouth Site Plan Regulations have been reviewed. The 
following is intended to provide the information required to make a determination of the project’s 
compliance. Additional information will be provided in the Site Review Application phase. 
 
Plans are drawn in accordance with scale and size requirements, with dates, titles, north orientation, 
Map and Lot, Zoning, revision blocks, and Legends. The proposed uses and Square footage of use are 
shown on the plan. The professional’s seals with license numbers are on the submitted plans. The 
Existing Conditions plan shows the site topography, building location with floor elevation, feature 
locations, delineated wetlands, and driveway access / egress and parking configuration. The striped 
parking spaces are shown and counted. Available utility information is shown. Existing solid waste 
facility (dumpster) is shown. The existing stormwater infrastructure, finished grades, and landscaped 
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areas are shown. Site signage and exterior lighting is depicted. The lease area lines, with metes and 
bounds, is included.  
Vehicular and Pedestrian Circulation 
The site is served by two existing curbs cuts along Corporate Drive. The curb cuts are connected by a 
looped access driveway that allows for live drop-offs at the entrances to the existing sub-units. The 
proposed Great Circle Catering facility will be partitioned as a part of the former Stenhouse Publishing 
space, with access from doors on the existing loading dock. The facility is a production site where 
access is for deliveries and employees only. The site has developed sidewalks along Corporate Drive 
constructed as a result of previous site plan approvals. The site plan shows a proposed access and 
egress sidewalk from the concrete pad on the northeast side of the building that serves both units to 
allow access and egress around the east side of the building out to the sidewalk that connects to the 
public way. 
Screening and Landscaping 
The site is currently landscaped. There is a small area that will be rededicated from pavement to green 
space and that area will be landscaped with the planting schedule shown on Site Plan C2. Also shown 
on the site plan are areas to allow for on-site placement of excess excavated soil; a soil berm and a fill 
area. The berm will be planted and provide screening to the rear side or northeast side of the building 
where outdoor space for breaks and picnic lunches can be set up. The fill area is where some existing 
concrete pads will be removed making the area available for excess soil placement. Quantity 
calculations will be provided with the completed full site plan. 
Water and Sewage Systems 
The site is served by municipal water and sewer. There is no plan to expand the water service. The 
Great Circle Catering facility is being set up for food preparation, serving the Airport and airplanes as 
well as other events. The site previously served as the Officer’s Club and had a food service 
component. The proposed sewage waste will involve food preparation and dishwasher waste streams 
and the plan includes the installation of a 1000-gallon grease trap. 
Stormwater Management 
The site parking lot currently drains to the north and the south along a ridge line roughly in the middle 
of the parking area. The pavement on the north side of the parking area has experienced degradation 
due to water intrusion. This situation is a result of the gradual filling of the existing drainage swale, 
and as a consequence water backing up into the parking area. The proposed plan includes the repair of 
that swale to remove water that currently ponds on the north side of the parking area. Additionally, that 
area of delaminated pavement will be removed and replaced with a proposed rain garden. The rain 
garden will provide treatment of surface parking lot runoff from the north half of the parking area. 
Along the south or street side of the parking area, the parking lot will be regraded to provide positive 
pitch from the southwest corner of the parking lot to the east along the south edge of the parking lot out 
to the drainage in Corporate Drive. The entire parking lot and driveway are scheduled to be milled and 
repaved, to the existing grades along the driveway and the north side of the parking area, with some 
new grades along the southerly edge. The site roof is flat and has an existing drain roof drain system 
which ties into street drainage. 
Natural Features / Wetlands 
The site contains a wetland complex to the north and east and a small wetland area on the southwest 
corner of the site. The wetlands have a required 25-ft setback which is shown on the plans. The 
wetland buffer area currently includes some pavement area along with the existing dumpster pad and a 
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concrete slab. A large portion of the pavement, the dumpster, and the concrete pad area will be 
removed from the buffer in this proposal. Additionally, the site edge is currently overgrown with 
invasive bittersweet vines. Those vines will be removed as a part of this project, and that will allow for 
natural vegetation to replace the canopy edge. 
Site Lighting 
The site driveway is currently lit by edge bollards, the parking area is lit by tall parking area lights, and 
there is appropriate building entrance lighting. The project proposes no changes to the site lighting. 
Site Utilities and Solid Waste 
Site utilities include natural gas, underground electric and communications services. The existing 
services will not be adjusted and will remain operational as is, unless changes are required, which 
would be limited to existing corridors / conduits. The developer has confirmed with Eversource that 
the existing on-site transformer is capable of handling the additional electrical loads generated by the 
renovation. A backup generator will be provided, with natural gas as the power source. A new 
dumpster pad with fence screening will be provided on the site. 
Low Impact Development Techniques 
The proposed site redevelopment includes replacing paved areas with a rain garden and restoring a 
vegetated drainage swale. Since the site is currently developed; no other techniques are required as 
would be if the construction was on a vacant site. 
Excess Soil 
The site plan shows locations where excess soil can be kept on site, as required for developments in the 
Pease Tradeport. 
Trip Generation and Parking Calculations 
The proposed site use, catering and office, will generate 0.4 trips per employee and 1.5 trips per 
thousand square feet, respectively. Therefore, total AM / PM peak trip generation at the site will be 32 
vehicles. Those trips are either transferred from another site, as Great Circle Catering is currently 
operating at the base, or previously accounted for as the building was entirely office. So, no new trips 
are anticipated. A complete analysis will be submitted with the full application package. Site parking 
calculations are as follows: The catering use will generate one space per employee, and the office use 
will generate one space per 200 square feet of gross floor area. The parking calculations result in a 
parking demand of 89 spaces, where 91 spaces are provided. 
Open Space Calculations 
The site’s impervious surface is just under 30%. Therefore, open space on the site will exceed the 25% 
requirement and be closer to 70% open space.  
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The following plans are included in our submission: 

• Cover Sheet – This shows the Development Team, Legend, Site Location, and Site Zoning.
• Existing Conditions and Demolition Plan C1 – This plan shows the existing site conditions and

site features which will be removed.
• Site Plan C2 – This plan shows the site development and proposed site improvements.
• Erosion Control and Grading Plan C3 – This plan shows proposed site grading.
• Utility Plan C4 – This plan shows proposed site utilities.
• Detail Sheets D1 – D4 – These plans show site details.

Please feel free to call to discuss any questions or comments that you might have about this project. 
We look forward to working with the TAC Committee and your feedback on the proposed renovation. 

Sincerely, 

John Chagnon, PE 
P:\NH\5010175-Port_City_Air\843.03-282 Corporate Dr., Portsmouth - JRC\2024 Site Plan\Applications\Portsmouth TAC Workshop\TAC Workshop 
Submittal Letter 282 Corporate 8-6-24.doc 





















 
 
 
 
 
 

 
 

 

300 Southborough Drive, Suite 200, South Portland, ME 04106  
(207) 772-2515 | GorrillPalmer.com 

August 5, 2024 

 
Peter Stith, AICP 
Planning and Sustainability Department 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
 
Subject:   165 Deer Street Hotel Parking at Garage 
        Conditional Use Permit Application 
        Portsmouth, New Hampshire 
 

Dear Mr. Stith, 

On behalf of Baywood Hotels, Inc., our office has prepared a parking demand analysis to support a 
Conditional Use Permit Application for the hotel building that is currently under construction located at 
165 Deer Street in Portsmouth, NH. 

The proposed development  was originally approved on February 15, 2018, with several minor design 
changes that have been approved by the City. Currently, the applicant is seeking a Conditional Use Permit 
from the City of Portsmouth to allow for the reduction of the required marking as described below. 

The proposed development includes a 22,771 square foot hotel building with 166 units and a parking 
garage on the ground level. Since the project is located in the Downtown Overlay District, the parking 
requirements of Section 10.1115 apply. Section 10.115.21 requires 0.75 parking spaces per guest room, 
plus 1 space per 25 sf of conference or banquet facilities. The proposed development includes a 116 guest 
rooms, and no conference or banquet facilities which requires 87 parking spaces. However, section 
110.115.23 requires the number of spaces required by section 10.115.21 (87 spaces) to be reduced by 4, 
thereby bringing the total amount of required spaces to 83. The approved development included 50 
spaces in the Hotel Garage to be managed by the Hotel Valet Services (32 tandem parking spaces, 5 car 
lift spaces, and 13 standard spaces) and 33 spaces in the Foundry Place Garage, for a total of 83 parking 
spaces. It is our understanding that the proposed tandem parking and lifted parking spaces comply with 
the ordinances since the Hotel Garage will be managed by the Hotel Valet Services.   

Subsequent design changes and construction progress have resulted in the need to remove the lifted 
parking spaces to provide a larger fire sprinklers system in the garage. This given the limited amount of 
space on site, there is no room to provide the required number of spaces to comply with the ordinance. 
As such, the applicant is requesting a 6% (5 space) reduction in the amount of parking required for the 
proposed development. The following outlines the considerations of the parking demand analysis and 
how the currently proposed 78 parking spaces is adequate for the proposed development.  

  

https://www.gorrillpalmer.com/
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Parking Demand Analysis 

This hotel is geared towards longer stays which tends to require less parking demand as they could be 
working on special projects within the city. A vehicle would not be as useful and would be costly to keep 
when staying several nights to weeks or months. Baywood Hotels estimates 30% of the guests will be true 
extended stay guests. 

For the purposes of this assessment, Gorrill Palmer based the parking demand rates from the parking 
demand rates published in the Transportation Engineers (ITE) publication, Parking Generation Manual, 
5th Edition for Land Use Code 312 – Business Hotel.  

The following table presents the anticipated parking demand for the proposed development based on the 
ITE parking data. The ITE data is based on parking demand per occupied room, which is an average of 73% 
and 69% on weekdays and Saturdays respectively, and an 85th percentile rate of 84% and 79% on 
weekdays and Saturdays respectively. Baywood Hotels expects that within 3 years, the average occupancy 
for the hotel will stabilize at about 70-75%. For the purposes of this analysis, the hotel is expected to be 
occupied at a rate of 75%, or 87 occupied rooms. 

Parking Demand Per Occupied Room for 116 Room Hotel Occupied at 75% in a General 
Urban/Suburban Setting Per ITE Manual 

Hour Beginning 

Weekday Saturday 

Percent of 
Peak Parking 

Demand 

Average 
Parking 

Demand 
(73%) 

85th 
Percentile 

Parking 
Demand 

(84%) 

Percent of 
Peak Parking 

Demand 

Average 
Parking 

Demand 
(69% 

85th 
Percentile 

Parking 
Demand 

(79%) 
12:00-4:00 a.m. 100 64 73 82 49 56 

5:00 a.m. - - - 0 - - 
6:00 a.m. - - - 96 58 66 
7:00  a.m. 89 57 65 98 59 67 
8:00 a.m. 64 41 47 87 52 60 
9:00 a.m. 56 36 41 74 44 51 

10:00 a.m. 49 31 36 64 38 44 
11:00 a.m. 45 29 33 56 34 38 
12:00 p.m. 45 29 33 48 29 33 
1:00 p.m. 41 26 30 44 26 30 
2:00 p.m. 39 25 29 40 24 27 
3:00 p.m. 39 25 29 46 28 32 
4:00 p.m. 44 28 32 48 29 33 
5:00 p.m. 48 30 35 55 33 38 
6:00 p.m. 51 32 37 60 36 41 
7:00 p.m. 54 34 39 64 38 44 
8:00 p.m. 62 39 45 67 40 46 
9:00 p.m. 72 46 53 81 49 56 

10:00 p.m. 86 55 63 88 53 60 
11:00 p.m. 93 59 68 100 60 69 
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As shown above, the parking demand is anticipated to peak between 9PM and 8AM each day, with an 
average peak demand of 64 spaces on weekdays, and 60 spaces on Saturdays and an 85th percentile peak 
demand of 73 spaces on weekdays, and 69 spaces on Saturdays 

Additional Considerations 

Given the urban nature and walk-ability of the city, there is less demand for parking as guests may use 
alternate modes of transportation to arrive at hotel (see discussion below), and are able to walk to 
downtown restaurants, attractions, offices, etc. throughout their stay.  

Services provided by the Hotel: 

Valet services allow for a higher level of efficiency for parking. Through the use of well-developed 
operational procedures allow for more space (not designated as parking spaces) to be used to store 
vehicles since the valet has access to all of the vehicles and can move them as needed. With proper 
operational procedures, drive aisles under the building, and the front entrance could be used to store 
vehicles if demand exceeds expectations.  

Public and Private Transport: 

The Coast Bus transports passengers around the Seacoast region, offering access to Rockingham and 
Strafford counties as well as Berwick, Maine. The Coast Bus has stops on Russel Street and Hanover Street, 
within 1,000 feet (2 blocks) of the hotel.  

C&J Trailways offers a convenient method of traveling between Portsmouth and Boston or New York. The 
terminal is located approximately 2.5 miles from the site. Public transportation and rideshare services 
such as Uber, Lyft, and more are readily available throughout Portsmouth, therefore it is likely that anyone 
arriving to the site via the busses, planes, and trains would use public transportation or rideshare services 
to get to the site.  

Shared Parking Spaces: 

The Foundry Place Garage located at 100 Foundry Place includes 600 parking spaces, of which, 33 spaces 
are reserved for the Hotel. There is an inverse relationship between hotel patrons and 9-5 users of the 
garage. Hotel check in is after 3pm with the peak check in from 7-8pm. Check out is by 11am with peak 
check out between 8-9am.  

Conclusion 

As shown above, based on the ITE parking data, the parking demand is anticipated to peak between 9PM 
and 8AM each day. With an anticipated occupancy rate of about 75%, the resulting 85th percentile peak 
demand for the proposed development is 73 spaces on weekdays, and 69 spaces on Saturdays. This data 
is supported by the readily available public and private transportation services discussed above. As such, 
Gorrill Palmer is of the opinion that the proposed 78 parking spaces is more than adequate. 
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Closure 

As instructed by your office, we are providing this parking demand analysis for review by the City’s 
Technical Advisory Committee prior to submitting a full Conditional Use Permit Application.  

The Project Team looks forward to the Committee’s review of this analysis. If you have any questions with 
regards to the submission material or need additional copies, please contact our office. 

Sincerely, 

GORRILL-PALMER  
 

 
Douglas E. Reynolds, PE 
Project Manager 
Phone 207-772-2515 x239 
DReynolds@GorrillPalmer.com 

 

c: Ron Baden, Baywood Hotels, Inc.  
  Neil Patel, Baywood Hotels, Inc. 
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