
 

October 29, 2024 

 

Portsmouth Board of Adjustment 

1 Junkins Avenue 

Portsmouth, NH 03801 

 

RE:  ASC Special Exception Request 

 

To Whom It May Concern: 

 

On behalf of the Applicant, Stonefish, LLC, Apex Design Build respectfully submits a request 

for a Special Exception to construct an Ambulatory Surgery Center at 100 Borthwick Ave, 

Portsmouth, NH 03801.  This is an existing building which was formally utilized by NECU (now 

Lighthouse CU) for their prominent headquarters prior to relocating to Dover, NH.  In October, 

the Board of Adjustment granted relief from Portsmouth Ordinances 10.232.20 and 10.233.20 for 

the Lot-Line Adjustment due to Liberty Mutual’s existing parking lot being non-conforming.   

 

This sale to Liberty Mutual allows Liberty Mutual to rightfully continue with the purchase of the 

portion of the parking lot they are currently utilizing via a Lease with NECU.  As previously 

discussed, this is a parking lot which Liberty Mutual designed, engineered, and constructed 

previously.  This aforementioned Lot-Line Adjustment  leaves 100 Borthwick Ave with (284) 

Parking Spaces, which is substantially in excess of future needs for a building which houses 

Medical Offices, an Ambulatory Surgery Center, and Professional/Business Offices. 

 

Sincerely, 

 

Jeff Kilburg 

 

 
 

Project Director 

 

Encl: Application Material 



 

 
Addendum 

Stonefish, LLC 

100 Borthwick Ave 

Portsmouth, New Hampshire 

Parcel ID Lot 259-15 

 

APPLICATION FOR SPECIAL EXCEPTION 

 

Stonefish, LLC (the “Applicant”) seeks a special exception pursuant to Section 10.440 (Table of 

Uses) Subsection 6.40, and Section 10.232.20 (Special Exception Standards) of the City of 

Portsmouth Zoning Ordinance (the “Ordinance”) to permit the construction and operation of an 

Ambulatory Surgical Center (“ASC”) at 100 Borthwick Ave (the “Property”). The Property is a 

12.77-acre lot located in the Office Research (OR) District. The Property is presently improved by 

a bank building that the Applicant wishes to renovate and repurpose as a medical facility, with 

±8,000 usable square feet dedicated to the ASC use, ±33,571 usable square feet for medical office 

use.  Section 10.410 of the Ordinance states that the OR District is zoned “To provide for campus-

style development of offices buildings, research and development facilities, and complementary 

uses.” (Emphasis added.) The proposed use of a portion of the building as an ASC clearly 

compliments the medical practices expected to operate within the building.  

 

Pursuant to New Hampshire law, “a special exception is a use permitted upon certain conditions 

as set forth in a town’s zoning ordinance.” New London Land Use Assoc. v. New London Zoning 

Board, 130 N.H. 510, 517 (1988). “If the conditions for granting the special exception are met, the 

[zoning] board must grant it, although the board does have authority to place reasonable conditions 

on the granting of the exception.” Geiss v. Bourassa, 140 N.H. 629, 632 (1996) (citing 15 P. 

Loughlin, New Hampshire Practice, Land Use Planning and Zoning § 23.02, at 251–52 (2d ed. 

1993).  

 

For the reasons set forth below, the Applicant’s proposal complies with each special exception 

criteria set forth in Section 10.232.20 of the Ordinance and the Applicant therefore respectfully 

requests that this Board grant the special exception. 

 

10.232.20 Special exceptions shall meet all of the following standards:  

 

Requirement: 10.232.21 Standards as provided by this Ordinance for the particular use 

permitted by special exception;  

 

Applicant’s Response: Yes. Pursuant to Table of Use Regulations Subsection 6.40, ASC is allowed 

following receipt of a special exception in the OR District.  

 

Requirement: 10.232.22 No hazard to the public or adjacent property on account of potential 

fire, explosion or release of toxic materials;  

 



 

Applicant’s Response: The proposed use will not pose a threat to the public regarding potential 

fire, explosion, or release of toxic materials. In fact, the proposed multi-specialty ASC will provide 

needed care to the residents of Portsmouth and the surrounding towns.  

 

Requirement: 10.232.23 No detriment to property values in the vicinity or change in the 

essential characteristics of any area including residential neighborhoods or business and 

industrial districts on account of the location or scale of buildings and other structures, 

parking areas, accessways, odor, smoke, gas, dust, or other pollutant, noise, glare, heat, 

vibration, or unsightly outdoor storage of equipment, vehicles or other materials;  

 

Applicant’s Response: The proposed ASC will not be detrimental to surrounding properties, nor 

will it change the character of the area. The use is complimentary to the existing uses, which is 

one of the proposed uses of the zone per the Ordinance. Recently, there were two other ASCs 

within this same corridor; however, one closed almost 18 months ago and the other closed at the 

beginning of 2024, leaving the surgeons operating at those ASCs unable to continue caring for 

patients in this area; they are currently operating outside of the city of Portsmouth at great distance 

from their practices. The proposal will benefit the public and neighborhood because of the ASC’s 

physical proximity to patients, as well as the offices and practices of its intended users (other 

tenants within the building), as well as its geographical proximity to Portsmouth Regional Hospital 

(for patient safety).  

 

Requirement: 10.232.24 No creation of a traffic safety hazard or a substantial increase in the 

level of traffic congestion in the vicinity;  

 

Applicant’s Response: The Property will service a manageable level of scheduled patients at a 

well-designed and permitted location. The existing roadway infrastructure was designed to support 

several professional and industrial uses, including several healthcare facilities, and this proposal 

should have no negative impact on traffic in the area.  

 

Requirement: 10.232.25 No excessive demand on municipal services, including, but not 

limited to, water, sewer, waste disposal, police and fire protection and schools; and  

 

Applicant’s Response: The Applicant’s proposal will not require more municipal utility services 

than any other similarly sized professional use, and will not burden the local school district.  

 

Requirement: 10.232.26 No significant increase of stormwater runoff onto adjacent property 

or streets.  

 

Applicant’s Response: The existing site will generally be maintained in its current configuration. 

A covered pickup/drop-off area will minimally add to the lot’s impervious area, which the 

Applicant will offset by removing a corresponding amount of impervious surface and replacing it 

with greenspace. All existing parking lots will be maintained and utilized as is. 

 

 

 

 



 

Should there be any questions regarding this application, please feel free to reach out to me directly 

at 630-596-3764 or jeffk@apexdesignbuild.net. 

 

Sincerely, 

 

 
 
Project Director 

 

Encl: Application Materials 

mailto:jeffk@apexdesignbuild.net
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Ref: 10158 
 
October 22, 2024 
 
 
 
Mr. Jeff Kilburg 
Apex Design Build 
9550 West Higgins Road 
Suite 170 
Rosemont, IL 60018 
 
Re: Trip Generation for Medical Office Building 
 100 Borthwick Avenue 
 Portsmouth, New Hampshire 
 
Dear Mr. Kilburg: 
 
Vanasse & Associates, Inc. (VAI) has identified the traffic generation associated with the proposed medical 
office building (hereinafter, the “Project”) to be located at 100 Borthwick Avenue in Portsmouth, New 
Hampshire. The Project site is bordered by Borthwick Avenue to the north and west and railroad tracks to 
the east and south. The Project site was previously the headquarters for Northeast Credit Union and 
provided office space and a credit union branch office with three drive-through aisles and three curb cuts 
onto Borthwick Avenue. 
 
The Project involves renovating the existing two-story building as a medical office building and 
Ambulatory Surgical Center (ASC) that will employee 110 people. 
 
In order to develop the traffic characteristics of the proposed Project, a comparison of previous and future 
trip generation of the site was conducted. The existing two-story building previously contained a 7,700 sf 
drive-in bank and 39,160 sf of office space. Trip-generation statistics published by the Institute of 
Transportation Engineers (ITE)1 for Land Use Code (LUC) 912, Drive-in Bank and LUC 710, General 
Office Building were used to estimate the vehicle trip generation from the previous development, with the 
results shown in Table 1. 
  

 
1Trip Generation, 11th Edition; Institute of Transportation Engineers; Washington, DC; 2021. 



Mr. Jeff Kilburg 
October 22, 2024 
Page 2 of 3 
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Table 1 
TRIP GENERATION – PREVIOUS USE 
 

 
 

 Time Period 

 
Drive-in Bank 

Tripsa 

(A) 

 
Office Tripsb 

(B) 

 
 

Total Trips 
(C=A+B) 

 
Weekday Daily 774 514 1,288 
 
Weekday Morning Peak Hour: 
 Entering 
 Exiting 
 Total 

 
 

45 
 32 
77 

 
 

66 
   9 
75 

 
 

111 
  41 
152 

 
Weekday Evening Peak Hour: 
 Entering 
 Exiting 
 Total 
 

 
 

81 
  81 
162 

 
 

13 
 63 
76 

 
 

94 
144 
238 

aBased on ITE LUC 912, Drive-in Bank; 7,700 sf.  
bBased on ITE LUC 710, General Office Building; 39,160 sf. 

 
 
Table 2 summarizes the anticipated trip generation from the proposed development. The trips generated 
were based on LUC 720, Medical-Dental Office Building from the ITE. 
 
 

Table 2 
TRIP GENERATION – PROPOSED USE 
 

 
 

 Time Period 

 
Medical Office 

Tripsa 
 
Weekday Daily 676 
 
Weekday Morning Peak Hour: 
 Entering 
 Exiting 
 Total 

 
 

43 
 15 
58 

 
Weekday Evening Peak Hour: 
 Entering 
 Exiting 
 Total 
 

 
 

44 
   75 
119 

aBased on ITE LUC 720, Medical-Dental Office Building; 110 employees. 
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Table 3 summarizes the anticipated change in trip generation from the previous use to the proposed 
development.  
 
 

Table 3 
PROJECT TRIP GENERATION COMPARISON 
 

 
 

 Time Period 

 
Previous 

Vehicle Tripsa 

 
Proposed 

Vehicle Tripsb 

 
Change 
(Trips) 

 
Weekday Daily 1,288 676 -612 
 
Weekday Morning Peak Hour: 
 Entering 
 Exiting 
 Total 

 
 

111 
   41 
152 

 
 

43 
 15 
58 

 
 

-68 
 -26 
-94 

 
Weekday Evening Peak Hour: 
 Entering 
 Exiting 
 Total 
 

 
 

94 
 144 
238 

 
 

44 
   75 
119 

 
 

-50 
   -69 
-119 

 
 
As shown in Table 3, when compared with the previous use, the Project is expected to generate 612 fewer 
vehicle trips (approximately 306 vehicles entering and exiting) on an average weekday, 94 fewer vehicle 
trips (68 entering and 26 exiting) during the weekday morning peak hour and 119 fewer trips (50 entering 
and 69 exiting) during the weekday evening peak hour. 
 
If you have any questions on the conclusions reached herein, feel free to contact us at sthornton@rdva.com 
thannon@rdva.com.  
 
Sincerely, 
 
VANASSE & ASSOCIATES, INC. 

 
Scott W. Thornton, P.E. 
Principal 

 
Thomas J. Hannon, EIT 
Transportation Engineer 
 
cc: File 
 
Attachment: Trip Calculations 

mailto:sthornton@rdva.com
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