
  
 

 
TFMoran, Inc. TFMoran, Inc. Seacoast Division 
48 Constitution Drive, Bedford, NH 03110 170 Commerce Way–Suite 102, Portsmouth, 
NH 03801 
T (603) 472-4488          www.tfmoran.com T (603) 431-2222 

 March 18th, 2025   
AnneMarie Skinner, City Planner       
City of Concord Community Development  
Planning Division   
41 Green Street 
Concord NH, 03301 
 
Re: Proposed Condominium Subdivision and Building Addition  
313 Loudon Road   
(Map-Lots: 46Z-63 GWP) 
 
Dear AnneMarie, 
 
 On behalf of the Owner and Applicant, West Street Keene, LLC, please find a complete major 
site plan application to permit the completion of construction and new condominium unit for the existing 
site at 313 Loudon Road.   

Overview 

The purpose of this application is to update the prior approval to allow construction of Unit 1 as a 
building addition consistent with the plan originally approved in 2011. In addition to completing the 
previously approved site plan, the applicant is also seeking to subdivide a new condominium unit for the 
building addition.  
 
On March 16th 2011, the Concord Planning Board conditionally approved a Site Plan for a 11,650 sf 
building at 313 Loudon Road. The approved building was comprised of two units: Unit 1 – 1,800 sf and 
Unit 2 – 9,850 sf. Only unit 2 was built at the time and now operates as a Dollar Tree retail store. Unit 1 
was not built.  
 
In addition to completing the site plan, the applicant is seeking to put the addition into a new 
condominium unit.  
 
Parking 
There are no changes to the parking layout or parking count, via easements and condo agreements, there 
is shared parking onsite between the Texas Roadhouse lot and the abutting parking lot.   
 
Wetlands 
There are wetlands on site. There are no proposed disturbances to any wetlands. There are no proposed 
alterations withing the 50’ buffer.  
 
 



Traffic 
Per Concord Subdivision Regulation 33.01 and ITE LUC 822- LUC 822-Strip Retail Plaza (<40k)   AM 
Peak Hour:  4 trips,  PM Peak Hour:  12 trips, SAT Peak Hour: 12 trips.  Weekday Daily: 100 trips, the 
proposed building addition does not create a need to analyze the traffic addition  
 
Landscaping 
The site mostly conforms to the current zoning ordinance; however, two additional shade/ornamental 
trees are required to meet 28-7-10-(d). These trees have been sited in islands that currently do not have 
trees in them along the eastern property line within the parking area.  
 
Utilities 
The utilities to service this new unit are being provided entirely on site. The electricity and telecom shall 
be installed from the existing transformer onsite. The waterline shall be tapped from the existing water 
line onsite. There was a sewer stub/CO installed during the original construction that shall service the 
addition.  
 

Application Package  

• Condominium Subdivision Plan with construction plans for the building addition with updated 
2024 Professional Engineer stamp and current abutters  

• Minor Condominium Subdivision Application (with check list) 
• Minor Site Plan Application (with check list)  
• Drainage Study 
• Updated Architectural for the proposed addition  
• Site Photo Key that outlines current existing conditions (pad ready) 
• Updated abutters list  
• Letter of Authorization from the Owner 
• Condominium Docs 

Respectfully submitted, 

TFMoran, Inc. 

 

 

Jonathan Devine, E.I.T 

 



 
 

 
TFMoran, Inc. TFMoran, Inc. Seacoast Division 
48 Constitution Drive, Bedford, NH 03110 170 Commerce Way S102, Portsmouth, NH 
03801 
T (603) 472-4488          www.tfmoran.com T (603) 431-2222 

AnneMarie Skinner, City Planner  March 18th, 2025  
Concord Community Development Planning Division   
41 Green Street 
Concord NH, 03301 
 
Re:  313 Loudon Rd – Unit 1 Construction and Condominium Subdivision   
 Waiver Request – Site Plan Regulations 16.02(12(b) 
 Qualitative Drainage Study 
 
Dear AnneMarie, 
We respectfully request a partial waiver from Concord Site Plan Regulation 16.02(12)(b) to 
provide an alternative drainage study that does not include the ten (10) and twenty-five (25) year 
stormwater runoff estimates, specific to the provision to provide calculations.  In lieu of the 
calculations we have provided a drainage study that qualitatively evaluates stormwater runoff 
from the site.  We believe this is consistent with the spirit and intent of the regulations as this is 
an existing site of record with a previous site plan approval that accounted for the intended 
construction of Unit 1.  The site plan was approved to include a 11,650 sf. building at the above 
referenced project site, with said building to include two units, Unit 1 - 1,800 sf., and Unit 2, 
9,850 sf.  To the best of our knowledge, Unit 2 as well as the associated parking, landscaping, 
and utility and drainage infrastructure was built per plan, with the exception being Unit 1 was not 
constructed but left in a pad ready configuration that was subsequently loamed and seeded.  The 
construction of Unit 1 will bring the site into compliance with the original approval and given the 
drainage infrastructure was originally designed to accommodate this element, we would see no 
valid public purpose to numerically reevaluate the site drainage for its construction. In that the 
evaluation provided substantially secures the objectives of the standards of Site Plan 
Regulations, a waiver may be considered. 
The overarching purpose of this site plan regulation is to provide safe, functional, and effective 
treatment of stormwater which has been and will continue to be provided by the existing 
infrastructure onsite.  This purpose is achieved in the following ways:  

1. “The granting of the waiver will not be detrimental to the public safety, health, or 
welfare or injurious to other property” 

The construction of Unit 1 in substantial conformance with the 2011 City of Concord 
approved site plan will not be detrimental to public safety, health of welfare or injurious 
to other property, as the existing drainage infrastructure was designed, permitted, and 
built to accommodate its construction.   

2. The conditions upon which the request for a waiver is based are unique to the property 
for which the waiver is sought and are not applicable generally to other property 
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313 Loudon Road is unique because the site drainage infrastructure was approved and 
constructed in accordance with the 2011 City of Concord Planning Board site plan 
approval that accommodates the element of the site plan that was not previously 
constructed (Unit 1). In that Unit 1 was not built at the time of original construction, 
there is existing additional capacity of the treatment system to allow for the full build 
out that would have no adverse effect on the drainage. This is not a condition generally 
applicable to other properties. 

3. Because of the particular physical surroundings, shape, or topographical conditions of 
the specific property involved, a particular and unnecessary hardship to the owner would 
result, as distinguished from a mere inconvenience, if the strict letter of these regulations 
are carried out; 

Quantitatively evaluating runoff from the site would create an unnecessary hardship to 
the owner as the site has already been substantially constructed in accordance with 
their original approvals, for which the stormwater runoff associated with construction of 
Unit 1 would have already been evaluated and accounted for.  To revisit this elements 
and provide supplemental calculations, at the expense of the owner, that are 
inconsistent with the original approval does provide a benefit to the City, the public or 
the owner.  

4. Specific circumstances relative to the site plan or conditions of the land where a site plan 
is proposed indicate that the waiver will properly carry out, or not be contrary to, the 
spirit and intent of these regulations; and 

Adequate drainage infrastructure was previously approved by the Planning Board for the 
subject site (including Unit 1’s construction), with the drainage infrastructure constructed 
per the approved plan, and operating as intended. Allowing existing drainage 
infrastructure to treat and convey stormwater and was originally approved is not contrary 
to the spirit and intent of the regulations.   

5. The waiver will not in any manner vary the provisions of the Zoning Ordinance, Master 
Plan Reports, or Official Map.  

This waiver request does not contravene any other provisions of the Ordinance, Master 
Plan Reports, or Official Map. 

Thank you for considering this request. Please advise if you need any additional information in 
support of this waiver.  
 
Sincerely 
TFMoran, Inc. 
 
 
 
Jonathan Devine, E.I.T 
Project Engineer  



  
 

 
TFMoran, Inc. TFMoran, Inc. Seacoast Division 
48 Constitution Drive, Bedford, NH 03110 170 Commerce Way–Suite 102, Portsmouth, 
NH 03801 
T (603) 472-4488          www.tfmoran.com T (603) 431-2222 

 March 18th, 2025   
AnneMarie Skinner, City Planner       
City of Concord Community Development  
Planning Division   
41 Green Street 
Concord NH, 03301 
 
Re:  Drainage Study  

Unit 1 Construction and Condominium Subdivision 
313 Loudon Road   
(Map-Lots: 46Z-63 GWP) 

 
Dear AnneMarie, 
 
TFMoran has conducted a drainage evaluation for the construction of Unit 1 at the above 
referenced property and has prepared the following narrative to summarize. 

Narrative: 
On March 16th, 2011, the Concord Planning Board conditionally approved a Site Plan for a 
11,650 sf. building at 313 Loudon Road. The approved building was comprised of two units: 
Unit 1 – 1,800 sf. and Unit 2 – 9,850 sf., of which only Unit 2, which now operates as a Dollar 
Tree retail store, was constructed.  Relative to the proposed site improvements, the owner is 
seeking to construct the beforementioned Unit 1 (1,800 sf.) within the area that was originally 
proposed. 
 
The entirety of the proposed site was evaluated and permitted during that site plan review by the 
City. The drainage infrastructure was built per plan. There is an existing drainage treatment 
practice on the “Texas Roadhouse” parcel of the condominium land unit (46Z-62).  
 
Stormwater from the uses on the parcels is collected in a drainpipe network composed of 
catchbasins, manholes, and storm drainpipes. Stormwater collected in the drainpipe network is 
directed through the existing pipe network to the existing subsurface detention/infiltration 
system. The subsurface system was constructed under the original permit and development plan: 
it was sized to accommodate the build-out condition of the subject parcel. The stormwater 
discharged from the subsurface system is directed to the abutting parcel (46Z-60) via a drainage 
easement then into the closed drainage system in Loudon Road. There are no proposed changes 
to the existing BMPs.  
 
The roof will drain into the existing lot and follow the existing gutter line into CB1707.    

In that the proposed building construction is within the area of prior approval, this 



impervious area is appropriately accounted for in the design of the existing stormwater 
management system.  As such, we would not anticipate an increase in the peak rate or 
volumes of stormwater runoff associated with the site in comparison to what was 
originally approved by the Planning Board, also noting that the construction of Unit 1 
will not alter existing drainage flow paths. 

We believe the above narrative is consistent with the expectations as outlined in Section 
16.02(12)(b) of the site plan regulations, and the level of evaluation provided is 
appropriate given the limited nature of the proposed improvements.  Should there be any 
questions or concerns in regard to this study or the project in general please do not 
hesitate to contact the undersigned at 472-4488 or ngolon@tfmoran.com. 
 
Sincerely 
TFMoran, Inc. 

 

 
Nicholas Golon, PE 
Principal/Civil Department Manager 

W HE AN M F PO S HET IRAT ES

NICHOLAS
C.

GOLON
No. 14086

03/19/25

Sincerely, 

TFMoran, Inc. 

 
Nicholas Golon, P.E. 

Civil Department Manager, Principal 
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EXISTING



P1: EXISITNG UNIT 2 AND FACE OF
BUILDING FOR ADDITION

P2: FACING NORTH ALONG FACE OF
BUILDING FOR ADDITON.



P3: AREA OF ADDITON FROM A WEST
TO EAST POINT OF VIEW.

P4: FACING SOUTH ALONG FACE OF
BUILDING FOR ADDITON.


































































































































































































































































	2025-03-18 cvrlter_v1
	2025-03-17 wvr_v1
	2025-03-18 drainage study_v1
	colored site plan_v1
	Photokey_v1
	bk 2635 pg 13_v1 (1)
	bk 2635 pg 13_v1
	BK 2666 PG 1003 MILANO LAND CONDO DECLARATION_v1
	bk 2829 pg 1846_v1
	bk 3267 pg 820_v1
	bk 3323 pg 13_v1
	BK 3323 PG 21 MILANO LAND CONDO RULES_v1

