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133 Court Street 
Portsmouth, NH 
03801-4413 

 

Tel: (603) 433-2335       E-mail: Altus@altus-eng.com 

 

 

February 22, 2023 
 
 
Peter Britz, Planning and Sustainability Director  
City of Portsmouth Municipal Complex 
1 Junkins Avenue 
Portsmouth, New Hampshire 03801 
 
 
Re:  Application for Site Plan Review 

Assessor’s Map 144, Lot 23 
  361 Islington Street 
  Altus Project No. 5356 
   
 
Dear Peter, 
 
On  behalf  of  the  Owner,  Luckly  Thirteen  Property,  LLC,  and  the  Applicant,  It’s  Good  to  be 
Kneaded,  LLC  and  Sean  Creely,  Altus  Engineering  respectfully  submits  revised  plans  and 
documents for Site Plan Review.     Good to be Kneaded proposes to renovate and expand the 
former gas service station.  The existing building and canopy façade will be retained.  Parking and 
site access will be improved by eliminating egress onto Islington Street.  Landscape and drainage 
improvements will reduce runoff and improve stormwater quality and enhance the aesthetics of 
the property. 
 
In October 2022, the Board of Adjustment granted variances to allow the project to proceed to 
the Site Plan Review level.   
 
On  February  7,  2023,  the  Portsmouth  Technical  Advisory  Committee  voted  to  recommend 
approval with 10 conditions. 
 

1. The Utility Plan has been revised to depict two individual water service connections for 
the building, one for domestic water and the second for fire suppression. 

 
2. The  crushed  stone  paths  through  the  landscaping  areas  have  been  removed  and  the 

remaining connections to the City sidewalk system have been changed to be hardscape 
materials. 

 



     
ALTUS ENGINEERING                   5356 Planning Board Submission  
February 22, 2023   Page 2 of 3 

3. A note has been added to the plans indicating the connection to the City strom drain in 
Cabot  Street  will  be  via  a  12  x  18  inserta  Tee.    Additionally,  the  alignment  is  more 
perpendicular to the existing drainage as suggested by DPW. 

 
4. Notes have been added  to  the Site Preparation Plan  requiring  that  the existing water 

service be disconnected at the main. 
 

5. Altus has obtained additional information on the existing utility services in the street from 
DPW.  The plans have been revised to reflect the newer information. 

 
6. The landscape plans have been revised to note that the cage and burlap will be removed 

from the tree plantings. 
 

7. Note 16 on the Site Plan, Sheet C‐2 has been modified to confirm that the proposed site 
lighting will be dark sky compliant. 

 
8. The  retaining  wall  has  been  moved  1‐foot  north  and  the  northwest  corner  of  the 

trash/tote  storage  area  has  been  modified  to  provide  additional  space  for  vehicular 
movements around the building.  A copy of the revised turning movements will be sent 
directly to the City Traffic Engineer to confirm acceptance of the revised design. 

 
9. The bicycle racks ground surface area has been modifed to be a hardscape surface. 

 
10. Bollards and planter protection are proposed at the outdoor seating area. 

 
 
Enclosed please find the following revised plans and documents for consideration at the March 
16, 2023 Planning Board Meeting: 
 

 Letter of Authorization (Applicant to Altus) 

 “Green” Statement  

 Drainage Summary 
o Stormwater Inspection and Maintenance Manual  

 Sitework Cost Estimate  

 Site Review Checklist 

 Phase I Environmental Assessment Findings and Conclusions (full report can be 
provided if requested) 

 Parking Demand Analysis 

 Conditional Use Permit for Outdoor Dining Statement 

 Full sized set of Site Plans 
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Please  call  or  email  me  directly  should  you  have  any  questions  or  need  any  additional 
information.   
 
Sincerely, 
 
ALTUS ENGINEERING 
 

 
 
 
wde/5356.00pb cvr ltr.docx 

   
Enclosures 
 
eCopy:  Robert Whiteamire, Winter Holben Architecture 
   Terrence Parker, Terrafirma 
   Derek Durbin, Esq. 
   Jeff Dyer, It’s Good to be Kneaded, LLC 
   Sean Creely, It’s Good to be Kneaded, LLC 
   Mike Labrie, Lucky Thirteen Properties, LLC 
   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 





W I N T E R  H O L B E N  a r c h i t e c t u r e  +  d e s i g n  
 

7 Wallingford Square Unit 2099, Kittery, ME 03904                   T.  207.994.3104 www.winterholben.com 

 
MEMORANDUM –Green Building Statement 
 
Date: January 18, 2023 

To: Portsmouth Technical Advisory Committee  
 

Subject: The Getty – 361 Islington Street 

CC to:  
 
The former Getty service station is currently unoccupied, and the proposed adaptive reuse project will 
help to revitalize the property by transforming it into a bagel focused restaurant. The proposed 
enhancements to the station will allow this neglected site to once again contribute to the vitality of the 
neighborhood.  The following list of features & green improvements are proposed to comply with Section 
2.5.3.1(a) of the Site Plan Review Regulations: 
 

1. The proposed bagel restaurant will adapt and reuse the existing site and structure while the 
renovation and additions will improve the building performance by meeting/exceeding the 
applicable energy code requirements.  

2. Site lighting will be efficient LED type, and shall be ‘Dark Sky’ friendly meeting or exceeding the 
minimum City requirements. 

3. The site development includes a landscape plan that will improve existing conditions by: 
a. providing shade trees to help reduce the heat island effect and improve the environment 
b. proposed lawns and planting beds will reduce the current impervious surfaces on site 

reducing runoff, promoting infiltration, and reducing the heat island effect 
4. The site has been developed to allow an existing mature oak tree at the rear of the site to 

remain. 
5. A closed drainage system with deep sump catch basins has been added to provide preliminary 

treatment of the runoff prior to discharge into the City’s closed drainage system. 
6. Site development provides parking for motorcycles, motor scooters, and bicycles encouraging 

promoting alternative means of transportation to reduce the carbon impact. 
7. Site access to the building shall be improved by promoting pedestrian access directly from the 

sidewalk. Again, this will encourage accessing the business without utilizing a car. 
8. The building additions and renovation work will utilize durable materials with a long lifespan that 

can be recycled upon the end of use. 
9. Restroom plumbing fixtures will include low flow / dual flow water closets for efficient water use. 
10. Equipment intended for the building heating and cooling will be high efficiency lowering the 

energy used to operate. 
 
We trust this list addresses any questions regarding the environmental impact of the proposed 
renovation/additions.  Please let us know if you need any additional information or have any concerns. 
 
Thank You, 
 
Robert Whiteamire 
Architect 
WINTER HOLBEN  
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Drainage Summary 

 
It’s Good To Be Kneaded, LLC is proposing to redevelop the lot located at 361 Islington Street in 
Portsmouth, NH.  The property is identified as Assessor’s Map 144, Lot 23, is approximately 
±15,114 square feet in size and is in the City’s Character District 4 – L2 (CD4-L2) district.  The 
site currently has a vacant building that was previously used as the Getty Service Station and more 
recently used as a site for a food truck.  The lot is serviced by municipal water and sewer.  
 
Site Soils 
 
The NRCS indicates that the subject property consists of several primary soil classifications:  
 699 – Urban-Land, HSG C 
 
Pre-Development (Existing Conditions) 
 
The pre-development site is approximately 94.9% impervious.  There are no stormwater BMPs on 
the site; therefore runoff leaves the site untreated.  Runoff sheet flows from the lot into the streets 
closed drainage system that eventually drains into North Mill Pond. 
 
Post-Development (Proposed Site Design) 
 
The proposed project will refurbish the existing structure, propose building additions, and convert 
the closed business into an eatery.  The post-development site will reduce the impervious area by 
1,889 square feet resulting in a net impervious area of 83.4 % of the site.  The proposed stormwater 
system includes hooded catch basins with deep sumps which capture much of the runoff onsite 
where it is pre-treated before entering the municipal closed drainage system.    
 
Calculations Method 
 
The drainage study was completed using the USDA SCS TR-20 Method within the HydroCAD 
Stormwater Modeling System.  A Type III 24-hour rainfall distribution was utilized in analyzing 
the data for the 2, 10, 25 and 50 year - 24-hour storm events using rainfall data provided by the 
Northeast Regional Climate Center (NRCC).  All rainfall amounts were increased by 15% to 
account for potential future increases in rainfall due to climate change.   
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Drainage Analysis 
 
A complete summary of the drainage model is included in the appendix of this report.  The 
following table compares pre- and post-development peak rates at the Point of Analysis identified 
on the plans for the 2, 10, 25, and 50-year storm events:  
 

Stormwater Modeling Summary 
Peak Q (cfs) for Type III 24-Hour Storm Events 

 
 
Conclusion 
 
As the above table demonstrates, the proposed peak rates of runoff will be decreased from the 
existing conditions for all analyzed storm events.   This proposed site development will result in a 
decrease of site runoff, provide needed stormwater treatment, and resulting in betterment for the 
city and community.  Altus believes that no down gradient abutters will be negatively impacted by 
the proposed development.     
 
 
 
edw/5356.03 Drainage.memo 
 
 
 
 
 
 
  
 
 
 
 
 
 
 
 
 
 
 
 
 
 

*Rainfall Intensities Reflect 
15% Increase 

2-Yr Storm  
(3.69 inch) 

10-Yr Storm 
(5.60 inch) 

25-Yr Storm 
(7.10 inch) 

50-Yr Storm 
(8.50 inch) 

  Pre 1.20 1.85 2.35 2.82 
  Post 1.14 1.80 2.31 2.78 
                   Change  -0.06 -0.05 -0.04 -0.04 
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STORMWATER INSPECTION AND MAINTENANCE MANUAL 
 

“It’s Good to be Kneaded” 
Assessor’s Map144, Lot23 

 
 

OWNER AT TIME OF SUBDIVISION APPROVAL: 
It’s Good To Be Kneaded, LLC 

c/o Sean Creeley 
337 Richards Avenue 

Portsmouth, NH  03801 
 

 
Proper inspection, maintenance, and repair are key elements in maintaining a successful 
stormwater management program on a developed property.  Routine inspections ensure permit 
compliance and reduce the potential for deterioration of infrastructure or reduced water quality. 
The following responsible parties shall be in charge of managing the stormwater facilities: 
 
 
 
RESPONSIBLE PARTIES: 
 
 
Owner:   It’s Good To Be Kneaded, LLC       (603) 547-0509 
   Name                                  Company              Phone  

 
 

Inspection: It’s Good To Be Kneaded, LLC       (603) 547-0509 
  Name                                  Company              Phone 

 
 

Maintenance: It’s Good To Be Kneaded, LLC       (603) 547-0509 
Name                         Company              Phone  

 
 
 
NOTES:  
 
Inspection and maintenance responsibilities shall transfer to any future property 
owner(s).   
 
This manual shall be updated as needed to reflect any changes related to any transfer of 
ownership and/or any delegation of inspection and maintenance responsibilities to 
another entity. 
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CATCH BASINS  
Function – Catch basins collect stormwater, primarily from paved surfaces and roofs.  Stormwater 
from paved areas often contains sediment and contaminants.  Catch basin sumps serve to trap 
sediment, trace metals, nutrients and debris.  Hooded catch basins trap hydrocarbons and floating 
debris. 

Maintenance  
• Remove leaves and debris from structure grates on an as-needed basis. 
• Sumps shall be inspected and cleaned annually and any removed sediment and debris 

shall be disposed of at a solid waste disposal facility. 
 
 

LANDSCAPED AREAS – ORGANIC FERTILIZER MANAGEMENT 
Function – All fertilizer used on site shall be certified organic.  Organic fertilizer management 
involves controlling the rate, timing and method of organic fertilizer application so that the 
nutrients are taken up by the plants thereby reducing the chance of polluting the surface and 
ground waters.  Organic fertilizer management can be effective in reducing the amounts of 
phosphorus and nitrogen in runoff from landscaped areas, particularly lawns.   

Maintenance  
• Have the soil tested by your landscaper or local Soil Conservation Service for nutrient 

requirements and follow the recommendations. 
• Do not apply organic fertilizer to frozen ground. 
• Clean up any organic fertilizer spills. 
• Do not allow organic fertilizer to be broadcast into water bodies. 
• When organically fertilizing a lawn, water thoroughly, but do not create a situation 

where water runs off the surface of the lawn. 
 
 

LANDSCAPED AREAS - LITTER CONTROL 
Function – Landscaped areas tend to filter debris and contaminates that may block drainage 
systems and pollute the surface and ground waters. 
 Maintenance  

• Litter Control and lawn maintenance involves removing litter such as trash, leaves, lawn 
clippings, pet wastes, oil and chemicals from streets, parking lots, and lawns before 
materials are transported into surface waters. 

• Litter control shall be implemented as part of the grounds maintenance program.   
 
 
DE-ICING CHEMICAL USE AND STORAGE 
Function – Sand and salt are used for de-icing of drives.   

Maintenance  
• Salt is highly water-soluble.  Contamination of freshwater wetlands and other sensitive 

areas can occur when salt is stored in open areas.  Salt piles shall be covered at all times 
if not stored in a shed.  Runoff from stockpiles shall be contained to keep the runoff from 
entering the drainage system. 

• When shared driveways and walks are free of snow and ice, they should be swept clean.  
Disposal shall be in a solid waste disposal facility. 
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• Salt use shall be minimized.  Sand shall be used for de-icing activities when possible.  
Salt is highly water-soluble.  Contamination of freshwater wetlands and other sensitive 
areas can occur when salt is stored in open areas.  Owner shall not store salt piles on 
site.   
 

 
GENERAL CLEAN UP  

• Upon completion of the project, the contractor shall remove all temporary stormwater 
structures (i.e., temporary stone check dams, silt fence, temporary diversion swales, catch 
basin inlet filter, etc.).  Any sediment deposits remaining in place after the silt fence or filter 
barrier is no longer required shall be dressed to conform to the existing grade, prepared, 
and seeded.  Remove any sediment in catch basins and clean drain pipes that may have 
accumulated during construction. 

• Once in operation, all paved areas of the site should be swept at least once annually at the 
end of winter/early spring prior to significant spring rains. 

 



Civil
Site Planning

Environmental
Engineering

PROJECT: 5161

Est. Qty Unit ITEM DESCRIPTION & Cost/Unit Total
1 LS Site Demolition 10,000.00$           10,000.00$           

180 TON Hot Bituminous Pavement 90.00$                 16,200.00$           
656 SY Concrete Sidewalk and Pads (incl. subgrade) 25.00$                 16,400.00$           
300 CY Gravel (NHDOT 304.2) 30.00$                 9,000.00$             
150 CY Crushed Gravel (NHDOT 304.3) 34.00$                 5,100.00$             
110 LF 6" & 8” PE Pipe (smooth interior) 30.00$                 3,300.00$             
180 LF 12” PE Pipe (smooth interior) 70.00$                 12,600.00$           

4 EA 4ft Dia. Catch Basin / Drain Manhole 3,500.00$             14,000.00$           
1 EA Drop Inlet Structure 1,500.00$             1,500.00$             
1 EA Grease Trap 10,000.00$           10,000.00$           
5 EA Manhole Cover and Frame 700.00$                3,500.00$             
5 EA Bollards 250.00$                1,250.00$             
1 EA Detectable Warning Devices, Cast Iron 750.00$                750.00$                

154 LF Vertical Granite Curb 50.00$                 7,700.00$             
363 LF Sloped Granite Curb 40.00$                 14,520.00$           
125 LF 6" SDR 35 Sewer Pipe 45.00$                 5,625.00$             

 80 LF Domestic Water Service 30.00$                 2,400.00$             
80 LF Fire Service 50.00$                 4,000.00$             

136 LF SCH 40 Conduit (x4 per trench, incl. trenching and backfill) 45.00$                 6,120.00$             
1 LS Signage 500.00$                500.00$                
70 LF Retaining Wall 115.00$                8,050.00$             
3 EA Light Pole 4,000.00$             12,000.00$           
1 LS Pavemnt Striping 1,500.00$             1,500.00$             
1 LS Misc. Temp. Erosion and Sediment Control 3,000.00$             3,000.00$             
1 LS Planted Landscape 15,000.00$           15,000.00$           

**SUBTOTAL: 184,015.00$         

EXCLUSIONS:
ITEMS EXCLUDED FROM THIS ESTIMATE INCLUDE, BUT ARE NOT LIMITED TO, THE FOLLOWING:

133 Court Street                            
Portsmouth, NH        
(603) 433-2335

INSPECTION FEES, MONUMENTATION, HVAC PADS, TRANFORMER PADS, ELECTRICAL PULL BOXES, ELECTRIC AND 
COMMS CABLE, COMMS PEDESTALS, TEMPORARY FENCING AND BARRICADES, TRAFFIC CONTROL, POLICE DRETAILS,  
MATERIALS AND COMPACTION TESTING, BUILDING FOUNDATIONS, BUILDING FOUNDATION EXCAVATION, BUILDING 
MOUNTED EXTERIOR LIGHTING, BUILDINGS (INCLUDING MODIFICATIONS TO EXISTING BUILDINGS), TEMPORARY 
STABILIZATION, STAGING, MOBILIZATION, TEMPORARY CONSTRUCTION FACILITIES, SWPPP REQUIREMENTS, 
UNFORESEEN CONDITIONS, PRICE ESCALATION, LEGAL WORK, ETC.

THIS ESTIMATE IS FOR PERMIT APPLICATION  PURPOSES ONLY AND SHALL NOT BE USED FOR 
CONSTRUCTION, CONSTRUCTION BIDDING, CONTRACTING OR SUBCONTRACTING.

"It's Good To Be Kneaded" 361 Islington Street
Portsmouth, NH

Engineer's Opinion of Cost
(January 23, 2023 Plan Set)

5356.05 CostEstimate-012323 Page 1 of 1 1/19/2023
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City of Portsmouth, New Hampshire

Site Plan Application Checklist

This site plan application checklist is a tool designed to assist the applicant in the planning process and for preparing the application for Planning 
Board review. The checklist is required to be completed and uploaded to the Site Plan application in the City’s online permitting system. A pre-
application conference with a member of the planning department is strongly encouraged as additional project information may be required 
depending on the size and scope. The applicant is cautioned that this checklist is only a guide and is not intended to be a complete list of all site plan 
review requirements. Please refer to the Site Plan review regulations for full details. 

Applicant Responsibilities (Section 2.5.2): Applicable fees are due upon application submittal along with required attachments. The application shall 
be complete as submitted and provide adequate information for evaluation of the proposed site development. Waiver requests must be submitted 
in writing with appropriate justification.  

Name of Applicant: __________________________________ Date Submitted: ______________________ 

Application # (in City’s online permitting): __ ____________________________ 

Site Address: ____________________________________________________________ Map: ______ Lot: _______ 

Application Requirements 
Required Items for Submittal Item Location  

(e.g. Page or  
Plan Sheet/Note #) 

Waiver 
Requested 

Complete application form submitted via the City’s web-based 
permitting program (2.5.2.1(2.5.2.3A) 

N/A

All application documents, plans, supporting documentation and 
other materials uploaded to the application form in viewpoint in 
digital Portable Document Format (PDF). One hard copy of all plans 
and materials shall be submitted to the Planning Department by the 
published deadline.  
(2.5.2.8) 

N/A

Site Plan Review Application Required Information 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

Statement that lists and describes “green” building components and 
systems.  
(2.5.3.1B) 
Existing and proposed gross floor area and dimensions of all 
buildings and statement of uses and floor area for each floor. 
(2.5.3.1C) 

N/A

Tax map and lot number, and current zoning of all parcels under Site 
Plan Review. 
(2.5.3.1D) 

N/A

It's Good to be Kneaded, LLC 1/23/23

361 Islington Street 144 23

 Viewpoint

Viewpoint

 Viewpoint - submission
materials

 Architectural floor plans
plan package 

 Cover sheet, all sheets
in title block

___22-195
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Site Plan Review Application Required Information 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

Owner’s name, address, telephone number, and signature. Name, 
address, and telephone number of applicant if different from owner. 
(2.5.3.1E) 

N/A

Names and addresses (including Tax Map and Lot number and 
zoning districts) of all direct abutting property owners (including 
properties located across abutting streets) and holders of existing 
conservation, preservation or agricultural preservation restrictions 
affecting the subject property. 
(2.5.3.1F) 

N/A

Names, addresses and telephone numbers of all professionals 
involved in the site plan design. 
(2.5.3.1G) 

N/A

List of reference plans. 
(2.5.3.1H) 

N/A

List of names and contact information of all public or private utilities 
servicing the site. 
(2.5.3.1I) 

N/A

Site Plan Specifications 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

Full size plans shall not be larger than 22 inches by 34 inches with 
match lines as required, unless approved by the Planning Director.. 
(2.5.4.1A) 

Required on all plan 
sheets 

N/A 

Scale: Not less than 1 inch = 60 feet and a graphic bar scale shall be 
included on all plans. 
(2.5.4.1B) 

Required on all plan 
sheets 

N/A 

GIS data should be referenced to the coordinate system New 
Hampshire State Plane, NAD83 (1996), with units in feet. 
(2.5.4.1C) 

N/A

Plans shall be drawn to scale and stamped by a NH licensed civil 
engineer.  
(2.5.4.1D) 

Required on all plan 
sheets 

N/A 

Wetlands shall be delineated by a NH certified wetlands scientist 
and so stamped. (2.5.4.1E) 

N/A

Title (name of development project), north point, scale, legend. 
(2.5.4.2A) 

N/A

Date plans first submitted, date and explanation of revisions. 
(2.5.4.2B) 

N/A

Individual plan sheet title that clearly describes the information that 
is displayed.  
(2.5.4.2C) 

Required on all plan 
sheets 

N/A 

Source and date of data displayed on the plan. 
(2.5.4.2D) 

N/A

 Cover sheet, bottom left
LOA

 Existing Condtions plan, 
sheet 1 of 1 and cover 
sheet

 Cover sheet









Existing conditions survey 
plan, bottom center

Site Preparation plan
demolition notes, left & 
Utility Plan notes left, 
note 11

 Note 3 exisitng conditions plan
bottom center




No wetlands on site

 Cover sheet, all plan sheets 
title block, legend D-1

 Cover sheet, all plan sheets, 
right side middle



 Existing conditions survey, 
1 of 1
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Site Plan Specifications – Required Exhibits and Data 
Required Items for Submittal Item Location 

(e.g. Page/line or 
Plan Sheet/Note #) 

Waiver 
Requested 

 1. Existing Conditions: (2.5.4.3A)
Surveyed plan of site showing existing natural and built features; 
Existing building footprints and gross floor area; 
Existing parking areas and number of parking spaces provided; 
Zoning district boundaries; 
Existing, required, and proposed dimensional zoning 
requirements including building and open space coverage, yards 
and/or setbacks, and dwelling units per acre; 
Existing impervious and disturbed areas; 
Limits and type of existing vegetation; 
Wetland delineation, wetland function and value assessment 
(including vernal pools); 
SFHA, 100-year flood elevation line and BFE data, as required. 

 2. Buildings and Structures: (2.5.4.3B)
Plan view: Use, size, dimensions, footings, overhangs, 1st fl. 
elevation; 
Elevations: Height, massing, placement, materials, lighting, 
façade treatments; 
Total Floor Area; 
Number of Usable Floors; 
Gross floor area by floor and use. 

 3. Access and Circulation: (2.5.4.3C)
Location/width of access ways within site; 
Location of curbing, right of ways, edge of pavement and 
sidewalks; 
Location, type, size and design of traffic signing (pavement 
markings); 
Names/layout of existing abutting streets; 
Driveway curb cuts for abutting prop. and public roads; 
If subdivision; Names of all roads, right of way lines and 
easements noted; 
AASHTO truck turning templates, description of minimum vehicle 
allowed being a WB-50 (unless otherwise approved by TAC). 

 4. Parking and Loading: (2.5.4.3D)
Location of off street parking/loading areas, landscaped 
areas/buffers; 
Parking Calculations (# required and the # provided). 

 5. Water Infrastructure: (2.5.4.3E)
Size, type and location of water mains, shut-offs, hydrants & 
Engineering data; 
Location of wells and monitoring wells (include protective radii). 

 6. Sewer Infrastructure: (2.5.4.3F)
Size, type and location of sanitary sewage facilities &
Engineering data, including any onsite temporary facilities 
during construction period. 



Existing conditions survey 1 of 1

Site plan, C-2
No striped spaces
Site plan, C-2
Site plan, C-2

Site plan, C-2 

NA - no on-site wetlands

Site plan, C-2

 Elevations, sheet A1

Site lighting plan

Site plan, sheet C-2

 Site plan, C-2

Truck turning templates
T-1 and T-2

 Site Plan, C-2

 No domestic wells.  
Monitoring wells - Site 
preparation plan. Water lines 
depicted on Utility Plan

 Proposed  sanitary sewer 
depicted on Utility plan
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 7. Utilities: (2.5.4.3G)
The size, type and location of all above & below ground utilities; 
Size type and location of generator pads, transformers and other 
fixtures. 

8. Solid Waste Facilities: (2.5.4.3H)
The size, type and location of solid waste facilities. 

 9. Storm water Management: (2.5.4.3I)
The location, elevation and layout of all storm-water drainage. 
The location of onsite snow storage areas and/or proposed off-
site snow removal provisions. 
Location and containment measures for any salt storage facilities 
Location of proposed temporary and permanent material storage 
locations and distance from wetlands, water bodies, and 
stormwater structures. 

 10. Outdoor Lighting: (2.5.4.3J)
Type and placement of all lighting (exterior of building, parking lot
and any other areas of the site) and photometric plan. 

11. Indicate where dark sky friendly lighting measures have
been implemented. (10.1)

 12. Landscaping: (2.5.4.3K)
Identify all undisturbed area, existing vegetation and that 
which is to be retained; 
Location of any irrigation system and water source. 

 13. Contours and Elevation: (2.5.4.3L)
Existing/Proposed contours (2 foot minimum) and finished 
grade elevations. 

 14. Open Space: (2.5.4.3M)
Type, extent and location of all existing/proposed open space. 

15. All easements, deed restrictions and non-public rights of
ways.    (2.5.4.3N)

16. Character/Civic District (All following information shall be
included): (2.5.4.3P)

Applicable Building Height (10.5A21.20 & 10.5A43.30); 
Applicable Special Requirements (10.5A21.30); 
Proposed building form/type (10.5A43); 
Proposed community space (10.5A46). 

 17. Special Flood Hazard Areas (2.5.4.3Q)
The proposed development is consistent with the need to 
minimize flood damage; 
All public utilities and facilities are located and construction to 
minimize or eliminate flood damage; 
Adequate drainage is provided so as to reduce exposure to 
flood hazards. 

 See Utility plan

 Site Plan


Storm drainage - Utility plan
Site Plan

Note Site Plan
No exterior storage of 
materials proposed


Site lighting plan

 Note on Site plan


Landscape Plan


Grading Plan


Site plan

 Existing Conditions and Site 
plan


Site Plan, lower the left
Architectural drawings

 Not applicable
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Other Required Information 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

Traffic Impact Study or Trip Generation Report, as required. 
(3.2.1-2) 
Indicate where Low Impact Development Design practices have 
been incorporated. (7.1) 
Indicate whether the proposed development is located in a wellhead 
protection or aquifer protection area. Such determination shall be 
approved by the Director of the Dept. of Public Works. (7.3.1) 
Stormwater Management and Erosion Control Plan. 
(7.4) 
Inspection and Maintenance Plan (7.6.5)

Final Site Plan Approval Required Information 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

All local approvals, permits, easements and licenses required, 
including but not limited to: 

Waivers; 
Driveway permits; 
Special exceptions; 
Variances granted; 
Easements; 
Licenses. 

(2.5.3.2A) 
Exhibits, data, reports or studies that may have been required as 
part of the approval process, including but not limited to: 

Calculations relating to stormwater runoff; 
Information on composition and quantity of water demand 
and wastewater generated; 
Information on air, water or land pollutants to be 
discharged, including standards, quantity, treatment 
and/or controls; 
Estimates of traffic generation and counts pre- and post-
construction; 
Estimates of noise generation; 
A Stormwater Management and Erosion Control Plan; 
Endangered species and archaeological / historical studies; 
Wetland and water body (coastal and inland) delineations; 
Environmental impact studies. 

(2.5.3.2B) 
A document from each of the required private utility service 
providers indicating approval of the proposed site plan and 
indicating an ability to provide all required private utilities to the 
site. 
(2.5.3.2D) 

 Not applicable

 Green statement

 Project is not within a
wellhead protection or  
aquifer protection area

 Grading Plan, Erosion 
control details

 Application package

 Waivers - site plan
no new driveways.  Existing 
driveway relocated 
Variances noted on site 
plan, bottom center 
easement on existing 
conditions plan and site 
plan

Drainage narrative provided 
Submittal package for 
water/wastewater 
generation
Traffic generation if 
requested
Noise - none expected
Grading plan for 
stormwater managment 
and details
no archaeological or 
wetland studies provided

 Eversource will not provide 
design information until 
under applicant's ownership
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Final Site Plan Approval Required Information 
Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

A list of any required state and federal permit applications required 
for the project and the status of same. 
(2.5.3.2E) 
A note shall be provided on the Site Plan stating: “All conditions on 
this Plan shall remain in effect in perpetuity pursuant to the 
requirements of the Site Plan Review Regulations.” 
(2.5.4.2E) 

N/A

For site plans that involve land designated as “Special Flood Hazard 
Areas” (SFHA) by the National Flood Insurance Program (NFIP) 
confirmation that all necessary permits have been received from 
those governmental agencies from which approval is required by 
Federal or State law, including Section 404 of the Federal Water 
Pollution Control Act Amendments of 1972, 33 U.S.C. 1334. 
(2.5.4.2F) 
Plan sheets submitted for recording shall include the following 
notes: 

a. “This Site Plan shall be recorded in the Rockingham County
Registry of Deeds.”

b. “All improvements shown on this Site Plan shall be
constructed and maintained in accordance with the Plan by
the property owner and all future property owners. No
changes shall be made to this Site Plan without the express
approval of the Portsmouth Planning Director.”

(2.13.3) 

N/A

Applicant’s Signature: ______________________________________ Date: ___________________________ 

 None required

 Site plan

 Not applicable



Waiver requested

Site Plan

1/23/23
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PARKING DEMAND ANALYSIS 
361 ISLINGTON STREET 

PORTSMOUTH, NH 
“IT’S GOOD TO BE KNEADED” 

 
January 23, 2023 

 
It’s Good to be Kneaded (Kneaded) is proposing to renovate the former Getty Service Station 
building at 361 Islington Street to create a bagel focused restaurant.  They are proposing to 
construct two small building additions to create a total building area of 2,165 SF.   
 
There will be a 1,183 SF seasonal patio area for dining under the canopy.   
 
Retaining the existing building and canopy creates site design challenges.  With the building sited 
in the middle of the property, an efficient and sufficiently sized parking field is not possible 
without compromising the canopy area for parking. 
 
The City of Portsmouth Zoning Ordinance requires 1 parking space for every 100 SF of gross floor 
area for a restaurant.  Using both the seasonal dining area and the gross floor area of the building 
(3,348 SF), 33 spaces are required. 
 
12 legal, full-sized parking stalls are proposed with 5 ample sized moped/motorcycle spaces and 
two bike rack areas that can accommodate up to 14 bicycles, leaving the site deficient 21-full 
sized spaces.  
 
Along Islington Street are two similar uses, The Kitchen Restaurant and White Heron.  The Kitchen 
has 39-interior seats and 22-exterior seats (61-total).  They do not have any on-site parking 
facilities for their customers.  White heron has 28-interior seats.  They have 2-dedicated parking 
stalls and 4-optional parking stalls. 
 
Kneaded is proposing 43-interior restaurant seats and 31-exterior, seasonal seating (74-total).  
The size is similar to the White Heron.  We are providing 200-percent more on-site parking with 
only 13 additional spaces proposed.  Based on our observations at the White Heron the facility 
operates without significant parking issues with much less parking. 
 
The process to make bagels is more space intensive than other types of restaurants as bagels 
need to proof for an extended period of time before they are baked.  The kitchen addition also 
allows for them to fully utilize the existing building, showing off the historic gas station windows 
and garage overhead doors as a point of interest.  Kneaded is offering the community a place to 
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come and enjoy a quick meal with friends and neighbors.  They are hoping that the community 
will see "The Getty" as a part of the neighborhood and will realize that the walk or bike ride is far 
more enjoyable than the short drive.  They are hoping as well that the City’s upgrade to the 
Islington Street corridor will help to promote this type of travel. 
 
In the Zoning Ordinance, motorcycle and moped parking do not count towards the required 
parking.  Arguably, the 5-spaces should count as the spaces are expected to be used year-round.  
The spaces are oversized for their intended use and can accommodate more than 5-mopeds. 
 
Under section 10.1116.13, up to 5-percent of the required parking can be replaced with bicycle 
parking at a ratio of 1 automobile space being replaced by 6 bicycle spaces.  The applicant has 
done this therefore, we are reducing the deficiency by one space. 
 
The foundry garage is approximately 2,000-feet from the property.  It is much closer to the site 
than many of the downtown businesses whose employees currently use it. 

Providing a friendly environment that promotes pedestrian and alternative transportation will 
reduce the traffic demand for traditional parking. 

Based on the high turnover business model, it is anticipated that on busy days that the maximum 
occupancy will be 75-percent of the seating capacity or approximately 55-people.  Assuming that 
all parking spaces are used with 2-occupants, the parking spaces can accommodate 24 
customers.   

Promoting walking, bicycling and mopeds, Kneaded is confident that the remaining demand will 
be accommodated on-site. 

Thus, it is Altus’ opinion that 12-on-site parking stalls will be adequate for the expected demand. 
 
 
. 
 
 
 
 
 
 
 
 
 
  
 
 
 
 



Derek R. Durbin, Esq.   
603.287.4764  

derek@durbinlawoffices.com  

 

Durbin Law Offices, P.L.L.C.    144 Washington Street, Portsmouth, NH 03801    www.durbinlawoffices.com 

 

Planning Board 

City of Portsmouth 

1 Junkins Avenue 

Portsmouth, NH 03801 

 

CONDITIONAL USE PERMIT FOR OUTDOOR DINING 

STATEMENT 

 

It’s Good to be Kneaded, LLC (the “Applicant”)) is proposing to renovate the former Getty 

Service Station building at 361 Islington Street (the “Property”) to create a bagel-based restaurant.  

In conjunction with this use, they are proposing an 1,183 SF seasonal patio area for dining under 

the existing building canopy to accommodate up to 31 patrons.  In order to do this, a Conditional 

Use Permit (“CUP”) is required pursuant to Section 10.440 (19.50) of the Zoning Ordinance.  

  

The criteria for granting the CUP under Section 10.243.20 of the Ordinance are met as 

follows: 

 

CUP Criteria (Section 10.243.20) 

 

10.243.21.   The design, height, scale and layout of the proposed use has been deemed appropriate 

by the Historic District Commission (“HDC”) which gave it a near unanimous approval.   The 

Planning Board may rely upon the HDC’s decision to find that the proposed use will complement 

or enhance the character of the surrounding neighborhood.   It is also important to point out that 

there are several other examples of approved outdoor dining in the surrounding area that are similar 

in scale to what is proposed.  Liar’s Bench, which is at 459 Islington Street, is permitted to have 

up to 50 patrons in its outdoor area which is 1,978 square feet in area.  The Kitchen, which is 

located at 171 Islington Street, is permitted to have up to 24 patrons in its outdoor area.   

 

10.243.22. The property has frontage on both Islington and Cabot Streets.  There are adequate 

utility services in both rights-of-ways to service the property.  Access infrastructure is in place 

with a signalize intersection at the Cabot and Islington Street intersection.  The signal and Islington 

Street is scheduled for improvements during the 2023 construction season.  The project has been 

vetted with the Portsmouth Technical Advisory Committee.  They recommended approval at their 

February 7, 2023 meeting.  They did note have any concerns regarding public or private utility 

infrastructure. 

 

10.243.23. The Property served as a gas station for many years.   It has an open sea of pavement 

that encourages an uncontrolled traffic flow with vehicles entering and exiting the Property in 

multiple locations.  The Property has been redesigned to be more pedestrian friendly, create safer 

vehicular access and flow, and to maximize available parking while not creating an 

“overabundance of spaces because on-site parking drives up residential and commercial costs.”  

Exhibit A. (Master Plan, Pg. 112).  The proposed use will implement the goal of the Master Plan 

to encourage “reinvestment of underutilized buildings [which] creates more activated spaces while 

preserving the City’s industrial and merchant past.”  Id. at Pg. 114.  Safeguards have been proposed 



 

 

to adequately buffer the outdoor seating area from vehicular traffic and to provide safe pedestrian 

access to avoid customer-vehicular conflicts.   Having pedestrian-oriented businesses and an 

“active streetscape” is encouraged by the Master Plan for the “West End” of Portsmouth and is 

consistent with CD-4 zoning and the character of the area.  The proposed use of the Property is 

also designed to encourage walking, the use of bicycles and alternative modes of transportation 

and will serve as a neighborhood gathering place, consistent with the goals of the Master Plan.   

 

10.243.24. The Property was previously occupied (2018-2020) by the Wrap Shack, which 

consisted of a food track with outdoor dining.   The outdoor dining did not have any significant 

impact upon surrounding properties.  The ZBA granted multiple variances in 2021 to allow for the 

current proposed use of the Property by the Applicant, finding that it would not negatively impact 

surrounding properties or the general public.  Terrafirma has created a robust planting plan that 

improves buffering between the street and the site and to abutting properties.   The proposed 

outdoor seating will be located to the front of the building closest to Islington Street.  The proposed 

use is a restaurant that will primarily sell bagels and bagel sandwiches.  As a result, the proposed 

use will not generate undue noise, odors, vibrations, fumes, or dust.   The site will be paved.  There 

will be no dust generated from the site.  Exterior lighting is minimal and only to the minimum 

standards of the Site Plan Review Regulations and is dark sky compliant.  The hours of operation 

will be inherently limited due to the type of restaurant (bagel-focused).    

 

10.243.25. The concerns set forth by Section 10.243.25 do not apply to the Property.  The 

Property is already developed and contains a former gas station building with service bay.  There 

are no wetlands on the property.  The parcel is not within a flood plain, wetland overlay district, 

aquifer recharge area or any other natural resource protection area.  The Property is in an urban 

setting and is not or adjacent to a significant wildlife habitat.  Impervious surface is being reduced 

on the Property, plantings are being added, and the lighting will be dark sky compliant. 

 

10.243.26. The ZBA granted multiple variances for the Property and found that the proposed 

use would not cause a diminution in surrounding property values.   The HDC also found in granting 

its approval that surrounding values will not be adversely impacted.  The Planning Board is entitled 

to rely upon the ZBA’s and HDC’s determinations in reaching the same conclusion.  If anything, 

the improvement of the Property with the proposed use would only lead to an increase in 

surrounding property values.   

 

       Respectfully Submitted, 

 

 

       It’s Good to be Kneaded LLC 

 

February 22, 2023           

             

      By: Derek R. Durbin, Esq. 
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1 of 1

Schedule

Symbol Label QTY Manufacturer Catalog Number Description Lamp Filename

Lumens

per

Lamp

LLF Wattage
Distribut

ion
Polar Plot Wattage

C

2 Lumenpulse BLDS-SD-120/277-

-CSL-S40-30K-CRI

80-4

Lumenblade; mounted

at 6ft

LED BLDS-SD-

120_277-CSL-

S40-30K-CRI

80-4.ies

2253 0.9 36 36

P

4 METEOR

Lighting

WS2 120 308 UNV

STV WD BLK UP2

DF OUT

Whiz 2.0 LED Pendant;

mounted at 11ft

LED WS2-120-308-

XXX-XXX-WD-

XXX.IES

9890 0.8 120 120

S4

2 Lumenpulse BLDM-SD-120/277-

-CSL-S60-30K-CRI

80-4

Lumenblade; mounted

at 14ft

LED BLDM-SD-

120_277-CSL-

S60-30K-CRI

80-4.ies

3693 0.9 55 55

W2

1 Lumenpulse BLDN-SD-120/277-

-CSL-XS10-30K-

CRI 80-2

Lumenblade Nano;

mounted at 10ft

LED BLDN-SD-

120_277-CSL-

XS10-30K-CRI

80-2.ies

962 0.9 10 10

W3

1 Lumenpulse BLDN-SD-120/277-

-CSL-XS10-30K-

CRI 80-3

Lumenblade Nano;

mounted at 10ft

LED BLDN-SD-

120_277-CSL-

XS10-30K-CRI

80-3.ies

1014 0.9 10 10

W4

2 Lumenpulse BLDN-SD-120/277-

-CSL-XS10-30K-

CRI 80-4

Lumenblade Nano;

mounted at 10ft

LED BLDN-SD-

120_277-CSL-

XS10-30K-CRI

80-4.ies

867 0.9 10 10

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Outside of Parking Lot 0.5 fc 20.4 fc 0.0 fc N/A N/A

Parking Lot 1.3 fc 8.1 fc 0.2 fc 40.5:1 6.5:1

Under Patio Canopy 11 fc 38 fc 0 fc N/A N/A
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