
200 Griffin Road, Unit 3, Portsmouth, NH 03801 
Phone (603) 430-9282 Fax 436-2315 

20 November, 2023 

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

RE: Request for 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 are pleased to submit the attached plan set for 
Site Plan Approval for the above-mentioned project and request that we be placed on the 
agenda for your December 5, 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 are two 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 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 
property has deeded agreements with the abutting properties along Lafayette Road, wherein 
shared parking is a deeded right among the properties.  

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 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. 
Additional treatment of the runoff is provided with the introduction of a Jellyfish filter. 

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 
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 
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development is to provide 20% of the dwelling units, or 15 units, as workforce units, as 
defined by the Portsmouth Ordinance. 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 L1 and L2 – this plan shows the added site landscaping.
• 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.
• Sheets D1 to D5 – These sheets show the site construction details.
• Floor Plans - Elevations - Renderings - These are the Architectural site designs.

We look forward to an in-person presentation at the December 5, 2023, 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 Site 
Plan\581 Lafayette TAC Application 11-20-23.doc 



Construction Cost Estimate

Ambit Engineering-A Division of Haley Ward 

Date: November 20 2023

Project: Atlas Commons, LLC Job No: 1397.04

Location: 581 Lafayette Road, Portsmouth, NH

Scope:

.

ITEM NO DESCRIPTION UNIT AMOUNT  UNIT COST  TOTAL 

1 Site Demolition LS 1 $55,000.00 $55,000.00

2 Remove Pavement TON 500 $65.00 $32,500.00

3 Granite Curbing LF 90 $60.00 $5,400.00

4 Concrete Retaining Wall SFF 912 $120.00 $109,440.00

5 Parking Striping LS 1 $1,500.00 $1,500.00

6 Concrete Sidewalk SF 365 $25.00 $9,125.00

7 Landscape Plantings LS 1 $45,000.00 $45,000.00

8 Underground Electric / Conduit LF 650 $55.00 $35,750.00

9 Sewer Service LF 660 $80.00 $52,800.00

10 Transformer and Pad EA 1 $10,000.00 $10,000.00

11 Water & Sprinkler Services LF 70 $80.00 $5,600.00

12 Grease Trap LS 1 $6,000.00 $6,000.00

13 JellyFish Filter LS 1 $65,000.00 $65,000.00

14 Catch Basin LS 4 $5,000.00 $20,000.00

15 Drain Manhole LS 1 $6,500.00 $6,500.00

16 Drainage Pipe LF 604 $90.00 $54,360.00

17 Erosion Control LS 1 $6,000.00 $6,000.00

18 Site Excavation CY 12255 $15.00 $183,825.00

19 Proposed Pavement TON 260 $150.00 $39,000.00

TOTAL $742,800

Site Cost Estimate

Note: This is an estimate of construction costs based upon various sources











 

 

177 Corporate Drive     •     Portsmouth, NH 03801-6825     •     Tel 603.433.8818 

www.tighebond.com 

A5109-001 

November 10, 2023 

Mr. Roger Appleton, P.E. 

Assistant District 6 Engineer 

New Hampshire Department of Transportation  

271 Main Street, P.O. Box 740 

Durham, New Hampshire 03824 

Re: Trip Generation Memorandum 

581 Lafayette Road Development  

Portsmouth, New Hampshire 

Dear Roger: 

Tighe & Bond has prepared a trip generation memorandum to outline the anticipated study 

area of the Traffic Impact Assessment (TIA) for the proposed Lafayette Road residential 

development located at 581 Lafayette Road (US Route 1) in Portsmouth, NH. The project 

proposes to add 72 residential units to the to the existing restaurant and restaurant/ indoor 

golf uses at 581 Lafayette Road. The site is bounded by Ledgewood Drive to the north, 

residential land use to the east, a shopping plaza to the south, and Lafayette Road (US Route 

1) to the west. The project consists of the construction of 72 residential units in two new 

buildings adjacent to the existing building, which is to remain. Structured parking will be 

provided below the apartments on the ground level and basement levels of the building. The 

existing parking area will be reconfigured to accommodate the building addition. Access to 

the development will be provided via three driveways. The existing western entrance-only 

driveway located on Ledgewood Drive will be maintained. The existing eastern driveway on 

Ledgewood Drive will be replaced by two separate full-access driveways, one providing access 

to the structured parking and the other providing access to the surface parking spaces. The 

trip generation estimate for the proposed development will serve as the basis for the traffic 

impact assessment.   

Study Area 
Based on a preliminary review of expected trip generation and distribution for the surrounding 

area, the following intersections have been identified to be included in the study area: 

• US Route 1 Bypass at Greenleaf Avenue (signalized) 

• US Route 1 Bypass at Lafayette Road (US Route 1) (signalized) 

• US Route 1 at North Shopping Plaza Driveway (Bowl-O-Rama/ Urgent Care) 

• Lafayette Road (US Route 1) at Ledgewood Drive (signalized) 

• Ledgewood Drive at East Site Driveway   

• Ledgewood Drive at West Site Driveway 

Turning movement count (TMC) data was collected at the study area intersections on 

Wednesday November 1, 2023 and Saturday November 4, 2023. Automatic traffic recorder 

(ATR) counts were collected along Ledgewood Drive in the vicinity of the site driveways. The 

ATR was installed for a 48-hour period from October 31 to November 1, 2023, collecting 

directional traffic volume flows and vehicular travel speeds.  
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The anticipated study area intersections are shown in Figure 1. 

Traffic Volume Adjustments 
The NHDOT continuous count station located along Route 16 (Spaulding Turnpike) between 

Exit 6 and Exit 7 (ID 02125090) will be used to compare 2023 traffic volumes to 2019 traffic 

volumes to determine if any adjustments to the turning movement counts are necessary per 

current NHDOT guidelines.  

Trip Generation 
Trips expected to be generated by the proposed development were estimated using the 

Institute of Transportation Engineers (ITE) Trip Generation, 11th Edition, 2021. Multifamily 

Housing (Mid-Rise) (LUC-221) was used to estimate vehicle trips generated by the 

development based on the current development program, which proposes 5-story buildings 

with structured parking on the ground level and residential units on floors 2 through 5. 

Based on the ITE data, the proposed development is estimated to generate 27 trips (6 

entering, 21 exiting) during the weekday morning peak hour, 28 trips (17 entering, 11 exiting) 

during the weekday afternoon peak hour, and 29 trips (15 entering, 14 exiting) during the 

Saturday midday peak hour. There will be no changes to the existing uses on site; trips 

generated by these uses will be captured through existing turning movement counts. Table 1 

provides a detailed summary of the trip generation. 

TABLE 1 

Site-Generated Traffic Summary 
        

Proposed - 72 Apartments LUC  

Peak Hour Period Enter Exit Total 

Weekday Morning 6 21 27 

Weekday Afternoon 17 11 28 

Saturday Midday 15 14 29 

Weekday 164 163 327 

Saturday 175 176 351 

        

Source:  Institute of Transportation Engineers, Trip Generation, 11th Edition, 2021 
 Land Use - 221 [Multifamily Housing (Mid-Rise)] 

Trip Distribution 
The distribution of the proposed traffic entering and exiting the site expected to be generated 

by the proposed residential use was reviewed based on U.S. Census journey-to-work data for 

people residing in Portsmouth. The following arrival/departure distributions are anticipated: 

• 30% to/ from the North to Portsmouth Center via US Route 1 

• 25% to/ from the South via US Route 1 (Lafayette Road)  

• 20% to/ from the West to US Route 4 (Spaulding Turnpike) via US Route 1 Bypass 

• 15% to/ from the South to I-95 South via Route 33  

• 5% to/ from the West via Route 33 
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• 5% to/ from the North to I-95 North via US Route 1 Bypass 

Based on the regional distribution, it is estimated that 45% of site traffic will access the site 

via US Route 1 Bypass to the northwest, 30% will access the site to/ from the northeast via 

US Route 1 and 25% will access the site to/ from the south via US Route 1.  

Figure 1 presents the anticipated regional site traffic distributions of the traffic through the 

study area roadways.  

Conclusion 
The proposed development program includes 72 residential units. Based on the estimated trip 

generation and trip distribution, the TIA will analyze traffic operations at three intersections 

during the weekday morning, weekday afternoon, and Saturday midday peak periods.   

Sincerely, 

TIGHE & BOND, INC. 

 
Greg Lucas, PE, PTOE, RSP1 

Senior Project Manager 

 

Copy: Marie Bodi, Atlas Commons, LLC 

 John Chagnon, Ambit Engineering, Inc. 

 

Enclosures: Study Area Map (Figure 1) 

   

 
\\tighebond.com\data\Data\Projects\A\A5109 Atlas Commons, LLC\001 - 581 Lafayette Road Traffic Study\Reports\2023-
11-09 Trip Generation Memo\A5109-001 581 Lafayette Rd Trip Gen Memo.docx 
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163.a Court Street
Portsmouth, NH
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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

ACT 15 Actaea racemosa Bugbane 1 Gal.
AMH 7 Amsonia hubrichtii Arkansas Blue Star 1 Gal.
AMT 7 Amsonia tabernaemontana Eastern Blue Star 1 Gal.
AOS 21 Aster oblongifolius 'October Skies' Aromatic Aster 2 QT
BAP 5 Baptisia australis 'Screaming Yellow' False Indigo 2 QT
CARY 9 Caryopteris clandonensis 'First Choice' First Choice Bluebeard 2 QT
CV 50 Coreopsis verticillata 'Moonbeam' Threadleaf Coreopsis 2 QT
CWB 20 Chrysanthemum weyrichii 'White Bomb' Dwarf Chrysanthemum 2 QT
EP 23 Epimedium x rubrum 'Sweetheart' Barrenwort 1 QT
EUP 9 Eupatorium maculatum 'Gateway' Joe Pye Weed Plug
GMB 20 Geranium macrorrhizum ‘Bevan's’ Cranesbill 2 QT
HEL 5 Helianthus salicifolius Willowleaf Sunflower 2 QT
HEU 9 Heuchera villosa 'Autumn Bride' Autumn Bride Coral Bells 2 QT
HSE 11 Helenium 'Sahin's Early Flowerer' Sahin's Early Flowerer Sneezeweed2 QT
PVS 17 Panicum virgatum 'Shenandoah' Shenandoah Switch Grass 2 Gal.
PX 50 Polystichum acrostichoides Christmas Fern 2 QT
RF 7 Rudbeckia fulgida 'Goldstrum' Goldstrum Black-Eyed Susan 2 QT
SH 10 Sporobolus heterolepsis Prairie Dropseed 1 Gal.
SO 7 Stachys officinalis Bishop's Wort 2 QT
SPA 14 Spiraea japonica 'Alpina' Alpine Spirea 2 QT
TC 12 Thermopsis caroliniana Carolina Lupine 2 QT
VER 37 Vernonia lettermannii 'Iron Butterfly' Iron Butterfly Ironweed 2 QT
WAL 49 Waldsteinia ternata Siberian Barren Strawberry 2 QT

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

AAB 5 Amelanchier grandiflora 'Autumn Brilliance' Autumn Brilliance Serviceberry 2 1/1" Cal.
BBG 24 Buxus microphylla 'Baby Gem' Baby Gem Boxwood 4-4 1/2'
BDI 7 Buddlea 'Davidii' Butterfly Bush 4-5'
CFF 20 Carpinus betulus 'Frans Fontaine' Frans Fontaine Hornbeam 1 1/2-2" Cal.
HAL 3 Halesia carolina 'Jersey Belle' Jersey Belle Carolina Silverbelle 1 1/2" Cal.
HYP 21 Hypercum 'Hidcote' St. Johnswort 5 Gal.
JPN 22 Juniperus procumbens 'Nana' Dwarf Japanese Garden Juniper 3 Gal.
LT 1 Liriodendron tulipifera Tulip Tree 2 1/2" Cal.
MD 12 Microbiota decussata Russian Arborvitae 2 G
PHC 1 Pinus sylvestris 'Hillside Creeper' Hillside Creeper Scotch Pine 3 Gal.
PSM 6 Pinus strobus 'Minuta' Minuta White Pine 3'
RGL 55 Rhus aromatica 'Grow Low' Grow Low Sumac 18"+ Ht.
SMK 13 Syringa patula 'Miss Kim' Miss Kim Lilac 3-4' Ht.
TJR 18 Thuja plicata 'Junior Giant' Junior Giant Arborvitae 8-10'
TOS 20 Thuja occidentalis 'Smaragd' American Arborvitae 8-10'
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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.
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CLAY SOILS -USE A SAND MIXTURE

ADD BONE MEAL TO SOIL MIX

ADD MYCOR TREE W/ TERA SORB

SOIL MIX TO BE 3 PARTS EXISTING SCREENED LOAM  
WITH 1 PART AGED ORGANIC COMPOST.

2-3 TIMES ROOT BALL
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B&B SHRUB PLANTING3
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TREE PLANTING - 2"+ CAL.1
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PYRAMIDAL EVERGREEN TREE PLANTING2
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