Civil Engineers NEW

Structural Engineers

w Traffic Engineers H_AMPSHIE

- Land Surveyors 200
Landscape Architects

Since 1968

Scientists

September 10, 2025

Portsmouth Planning Board
Portsmouth City Hall

1 Junkins Avenue
Portsmouth, NH 03801

RE: Project Summary — Meadowbrook Redevelopment
549 Rte. 1 Bypass Portsmouth, NH

Dear Members of the Planning Board,

The Applicant proposes a redevelopment project for the “Future Development Area” of the 18.05 Acre
site located on Assessors Map 234, Lot 51 at the intersection of Rte. 1 Bypass and Coakley Road. The
Proposal includes a four-story Mixed-Use Building with a 16,963 SF footprint (67,852 SF gross floor
area) with Residential Apartments (48 rental units) on the upper three floors and a Retail-Commercial
mix on the ground floor. A smaller stand-alone use is also included for a 3,000 SF Coffee Shop with
drive-through accessed through the existing driveway on the Bypass. The drive-through complies with
local design standards and includes a 15-car queueing length in the drive-through lane.

No new driveways will be required for this redevelopment, with the existing main site access/egress
accomplished though the existing right turn in - right turn out drive to the Bypass; and access to and
from Coakley Road will continue through the existing driveway (with modifications and
improvements).

The modifications include channelizing the Coakley Road driveway width and in so doing, slightly
pulling pavement away from the wetland area to reduce impervious surface areas adjacent to the
wetland thereby increasing the setback between the site improvements and the existing wetland edge.

e No changes are expected to be necessary to Traffic Signals or to the Highway Layout to
accommodate this Project. No significant alteration to the Level-of-Service is expected to result
from this project.

e The sidewalk network will be improved to facilitate pedestrian access to the new facilities from
the perimeter of the site and from the parking areas proposed to accommodate the Project.
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e Utilities are on-site to serve this development, and while sewer capacity is a known issue, the
developer will work with the City DPW to address wastewater disposal needs.

e A portion of the re-development in the area of the site with the existing driveway access from
Coakley Road will involve construction activity within the previously altered area of the 100-
foot buffer from Wetlands. No work is proposed closer to the wetlands than has already been
permitted, in fact, part of the proposal is to pull back impervious areas to increase the setback
to the wetlands and provide plantings and wildlife attractive landscape. The green shaded areas
(1,750 sf approx.) on the submitted site plan depicts where vegetated surfaces shall be added
to reduce the impervious area closest to the wetland edge.

While new impervious area is planned within the outer portion of the buffer, overall impervious area
across the site will be less than what was approved in 2010 when the Chevrolet Dealership was
constructed, and as stated above we are increasing the vegetated setback from the wetland edge
along the driveway; and add opportunities within the existing parking area in the buffer to provide
landscaped islands and break up the rows of parking with Plantings.

Impervious Area within the 100-ft. Buffer Zone

As Approved in 2010 57,317 SF
Existing Condition (2025) 51,220 SF
Proposed Condition (per plan) 55,827 SF

With this development plan — existing stormwater management infrastructure is already installed to
accommodate flows of runoff generated by this build out as the infiltration trenches and gravel
wetlands were sized for larger volumes of runoff than will result here.

To meet our Community Space requirement (10 % of Site Area), we are proposing a nature trail (in
uplands or spanning over the brook) with walking paths and educational stations near the wetlands
associated with Hodgson Brook. The Nature trail shall fit with the landscape and meander through
treed areas to limit ground surface disturbance in the buffer zone. A pocket park is also included to
meet the community space requirement.

We respectfully request consideration of this proposal by the Planning Board under the Development
Site provisions.

Respectfully Submitted
TF Moran, Inc.

Wlos 44—

Alan D. Roscoe
Senior Project Manager
857-262-0191 / aroscoe@tfmoran.com
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SITE DATA

OWNER OF RECORD OF MAP 234 LOT 51: MEADOWBROOK INN CORP. C/0 PORTSMOUTH CHEVROLET, 549 ROUTE 1
BYPASS, PORTSMOUTH, NH 03801
DEED REFERENCE TO PARCEL IS BK 2382 PG 1968

AREA OF PARCEL = 786,468+ SF OR 18.05+ ACRES

CURRENT ZONING:  GATEWAY—1

EXISTING USE:

PROPOSED USE:

CAR DEALERSHIP
CAR DEALERSHIP, RETAIL, COFFEE SHOP, & MULTI-FAMILY RESIDENTIAL

THE PURPOSE OF THIS PLAN IS TO DEPICT THE LOCATION OF NEW, MULTI-STORY MIXED—USE BUILDINGS AND A
COFFEE SHOP WITH DRIVE THRU ON THE PROPERTY. ASSOCIATED IMPROVEMENTS INCLUDE ACCESS, GRADING,
STORMWATER MANAGEMENT SYSTEMS, UTILITIES, LIGHTING, AND LANDSCAPING.

TYPICAL HOURS OF OPERATION:

DIMENSIONAL REQUIREMENTS (CURRENT ZONING)

LOT STANDARDS:
LOT DEPTH
LOT FRONTAGE

MINIMUM SETBACKS (DEALERSHIP):

REQUIRED:

NO REQUIREMENT
100 FT

CONSTRUCTED UNDER PRIOR

COFFEE SHOP WITH DRIVE THROUGH — 5 AM TO 8 PM
RETAIL — 9 AM TO 9 PM

PROVIDED:

1,012 FT
2667.26 FT

ZONING

MINIMUM SETBACKS (MIXED USE BUILDING & COFFEE SHOP) (ZO SECTION 10.5B22.40):

COAKLEY
ROUTE 1
REAR

MINIMUM OPEN SPACE COVERAGE

ROAD FRONT
BYPASS FRONT

30 FT MIN — 50 FT MAX
30 FT MIN — 50 FT MAX
15 FT

20%

DESIGN STANDARDS (ZO SECTION 10.5B34.80, 10.5B42.20):
MAX BUILDING HEIGHT (MIXED USE) 4 STORIES OR 50 FT
MAX BUILDING COVERAGE (EXISTING) 70%
MAX BUILDING COVERAGE (PROPOSED) 70%
MAX BUILDING FOOTPRINT(MIXED USE) 20,000 SF
MAX BUILDING FOOTPRINT (COFFEE) 20,000 SF

COMMUNITY SPACE:

PARKING REQUIREMENTS

10% OF TOTAL SITE AREA
(78,647 SF)

PARKING SPACES (SEE CALCULATION) 226 SPACES
ACCESSIBLE SPACES (REQ'D BY ADA) 7 SPACES

PARKING SPACE SIZE 85 FT X 19 FT
AISLE WIDTH 24 FT

LOADING SPACES 3 SPACES
BICYCLE PARKING (ZO 10.1116.10) 18 SPACES

PARKING CALCULATIONS: (ROUNDED UP)

REQUIRED PARKING RATIO:
MULTI-FAMILY RESIDENTIAL: 1 SPACE PER UNIT (FOR UNITS 500—-750 SF)

COFFEE SHOP:

1 SPACE PER 100 GROSS FLOOR AREA

CONVENIENCE /RETAIL: 1 SPACE PER 300 GROSS FLOOR AREA

SALES, RENTING, OR LEASING OF VEHICLES:

RESIDENTIAL =
COFFEE SHOP = 3000 SF * 1 SPACE/100 SF

CONVENIENCE/ RETAIL = 16,300 SF * 1 SPACE/300 SF

SPACE PER 2000 SF OUTSIDE DISPLAY OR STORAGE AREA.

CAR DEALERSHIP

39,740 SF GFA * 1 SPACE/600 SF
77,077 SF OF DISPLAY AREA * 1 SPACE/2000 SF

TOTAL

52

96

30.5 FT
30.5 FT
825 FT

65.8%

4 STORIES
3.94%
6.48%
16,963 SF
3,000 SF

10.01%
(78,757 SF)

260 SPACES
10 SPACES

85 FT X 19 FT
24 FT

3 SPACES

20 SPACES

1 SPACE PER 600 SF GROSS FLOOR AREA PLUS 1

48 UNITS * 1 SPACE = 48 SPACES +
30 SPACES +

57 SPACES X 0.9* (SHARED PARKING)

67 SPACES +
= 39 SPACES
106 SPACES X 0.9% (SHARED PARKING)

TOTAL REQUIRED = 48 SPACES (RESIDENTIAL) + 30 SPACES (COFFEE SHOP) + 52 SPACES

(CONVENIENCE /RETAIL) + 96 SPACES (CAR DEALERSHIP) = 226 SPACES
SHARED PARKING PROVIDED = 260 SPACES
MAX PARKING ALLOWED IS 20% OVER REQUIRED = 226 SPACES * 1.2 = 272 SPACES

* PURSUANT TO SECTION 10.112.60 OF THE PORTSMOUTH ZONING ORDINANCE, RETAIL/SERVICE HAS A 90%
OCCUPANCY RATE DURING THE HIGHEST RESTAURANT AND RETAIL OCCUPANCY RATE. THEREFORE THE
RETAIL/SERVICE TOTAL REQUIRED PARKING IS 90% OF THE PARKING REQUIREMENT.

LOADING CALCULATIONS (Z0 10.1122):

CONVENIENCE /RETAIL (RETAIL USE) =

@16,300 SF — 1 SPACE FOR 10,001 TO 25,000 SF => 1 SPACE

CAR DEALERSHIP (RETAIL USE) =
@30,968 SF — 2 SPACES FOR 25,001 TO 60,000 SF => 2 SPACES

TOTAL = 1 SPACE (CONVENIENCE/RETAIL) 4+ 2 SPACES (CAR DEALERSHIP) = 3 SPACES

BICYCLE PARKING CALCULATIONS (Z0 10.1116.10):

MULTI-FAMILY RESIDENTIAL:

1 SPACE FOR EACH 5 DWELLING UNITS

ALL OTHER USES (EXCLUDING CAR DEALERSHIP): 1 SPACE PER 10 AUTOMOBILE SPACES

RESIDENTIAL
COMMERCIAL

TOTAL =

48 UNITS * 1 SPACE/5 UNITS = 10 SPACES
80 PARKING SPACES * 1 SPACE/10 SPACES = 8 SPACES

10 SPACES (RESIDENTIAL) + 8 SPACES COMMERCIAL = 18 SPACES
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