
 
200 Griffin Road, Unit 3, Portsmouth, NH 03801 

Phone (603) 430-9282 Fax 436-2315 
 
5 September, 2023 
 
Peter Stith, TAC Committee Chair 
City of Portsmouth  
1 Junkins Avenue 
Portsmouth, NH 03801 

RE: Request for TAC Workshop Review at 581 Lafayette Road  
 Tax Map 229 Lot 8B 
 
Dear Mr. Stith and TAC Members: 

On behalf of Atlas Common, LLC (Owner) we are pleased to submit the attached plan set for 
TAC Workshop Review for the above-mentioned project and request that we be placed on 
the agenda for your September 12, 2023, Technical Advisory Committee Meeting. The 
project consists of the addition of residential units (including 20% Workforce) 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 additional parking below first floor building level. 

The project is located at 581 Lafayette Road and is a proposed addition 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 Market 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 was converted to another restaurant 
with some outside seating.  

The property is located 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 creating 72 new dwelling units. The proposed uses; being restaurant use and 
dwelling units (multi-family residential) are both allowed uses in the district.  
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The project proposes additions that are set back 33 feet from Ledgewood Drive, 47 feet from 
Lafayette Road, 24 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. First floor parking spaces are accessed from driveways to the 
parking areas at first floor level, as shown on the site plan. Underground parking is accessed 
from a driveway ramp on the north side of the proposed structure off Ledgewood Drive. The 
total parking provided is within 28 spaces of meeting the ordinance requirements of the city 
of Portsmouth, however in this particular case this property has deeded agreements with the 
abutting properties along Lafayette Road, wherein shared is a deeded right among the 
properties. Therefore, in this case the parking provided meets the ordinance.  

The submitted site plan shows the impervious surface calculations for the proposed 
development. When the site was redeveloped to the Tuscan Marketplace, the impervious 
surface coverage (increase) was allowed under a Variance, up to coverage which maintained 
16.5% open space. The submitted site plan proposes coverage of 82%, leaving an open space 
of 18%, which is less than 20%, but more than the allowable as granted by the ZBA decision 
of 2015. The building height is intended to comply with section 10.5 B 22.10 as allowed 
under the section. Regarding the special setback requirements 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 in effect meets this special set back requirements inherent in 
the section regarding properties on Lafayette Road.  

The presence of the parking in front of the building is as it has been for many years, when 
this property was used as a cinema, and additionally when it was repurposed to Tuscan 
Marketplace. A variance for front of building parking was granted. The proposal has gone to 
the Portsmouth Planning Board for Conceptual Review. During the review it was noted that 
some of the parking spaces in front of the building are partially located off the lot in the state 
highway right of way. Those spaces existed when the work was done to relocate the 
intersection, and they existed when the property was redeveloped into the Tuscan 
Marketplace and allowed to stay.  

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. 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 that will replace some catch basins to direct the water in this manner.  

It is our understanding that this development would most likely fall under Section 10.05 B 
42.20, Mixed-Use Development, and the development standards of that section. The process 
for development in the Gateway Neighborhood Mixed-Use District requires application to 
the Planning Board for a Conditional Use Permit where development deviates from the strict 
standards, and proof that the development proposed meets, and is consistent with, the 
Portsmouth Master Plan. 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 
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density bonus as allowed in section 10.5 B 72 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 20% of the dwelling units, or 15 units, as workforce units, as 
defined by the Portsmouth Ordinance In addition to the workforce housing units, the 
developer plans to provide for two community rooms within the structures, providing 
community space for the development. We believe that under section 10.5 B 74.30 the 
Planning Board is authorized to grant modifications to the standards of the section since, and 
as a result of, the developer providing workforce housing. 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. We therefore request that review of 
this project at the Technical Advisory Committee level proceed not only to look at the 
technical aspects of the proposal, but to review our proposed development and provide 
feedback regarding compliance with the intent of the ordinance. 

The development plan is summarized as follows and as shown on the Proposed Site Plans: 

• Sheet C1 – Existing Conditions Plan: The plan shows current site conditions.
• Sheet C2 – Demolition Plan: The plan shows required site demolition.
• Sheet C3 –Site Plan: This sheet shows the location of the proposed building additions,

outdoor seating area, and associated site improvements.
• Sheet C4 – Parking Plan: The plan shows the underground parking.
• Sheet C5 – Utility Plan: The plan shows proposed utility connections.
• Sheet C6 – Grading, Drainage, Erosion Control Plan: The plan shows the proposed

drainage connections for the site.
• Renderings – Elevations – Floor Plans – these are the Architectural site designs.

We look forward to an in-person presentation at the September 12th meeting. 

Sincerely, 

John Chagnon, PE; Ambit Engineering – Haley Ward 
Submitted Online 
P:\NH\5010156-McNabb_Properties\1397.03-Lafayette Rd., Portsmouth-JRC\2023 Site Plan 1397.03\Applications\Portsmouth TAC 
Workshp\581 Lafayette TAC Worksop Application 2-7-23.doc 
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