
 

48 Constitution Drive 
Bedford, NH 03110 
Phone (603) 472-4488 
Fax (603) 472-9747 
www.tfmoran.com 

 
March 20, 2019 
 
Heather R. Shank, PLA, AICP - City Planner 
Concord City Hall 
41 Green Street 
Concord, NH 03301 
 
RE: Major Site Plan Application 

Days Inn Redevelopment  

 406 South Main Street 

Concord, NH 03301 

Tax Map 1, Block 2, Lot 3 

 
Dear Heather,  
 
On behalf of our Client, Capital Hotel Company VI, LLC, please find attached materials associated 
with a major site plan application for the redevelopment of the Days Inn Site at the above noted 
address. 

Project Narrative: 

The proposed redevelopment project involves razing the existing site structures and construction of 
a 4-story 85-room hotel and 9,900 sf sit-down restaurant and patio with associated access, parking, 
drainage improvements, and utility infrastructure. 

The existing site consists of a 40-room hotel, office building and outdoor swimming pool area.  Site 
signage is located along I-93 and South Main Street (NH3A).  These signs are proposed to remain 
and be refaced.  A formal submittal from the signage vendor is pending.  Municipal water and 
sewer, gas, electric service and telecom are currently available onsite or along South Main street 
and will be extended to the proposed uses. 
 
The project area contains varying degrees of elevation change with the majority of the developed 
site situated on a plateau approximately 10-feet above South Main Street (NH 3A) to the east.  The 
site grade is fairly consisting with the abutting I-93 ROW to the north and west, and approximately 
5-feet above the commercial developments on Lots 1-2-1 and 1-2-2 to the south.  The developed 
portion of Lot 1-2-3 consists of a 2-story hotel, a 2-story office building, swimming pool, paved 
parking and access and landscape areas.  Existing access is provided by a paved driveway off South 
Main Street (NH 3A).  The redevelopment of the site currently proposes maintaining the majority of 
the site grades, with fill expected at the southwest corner of the site to accommodate a planned 
driveway interconnection with the abutting property to provide an alternate means of exiting the 
site.  The existing driveway will substantially remain in the same location but will be expanded and 
striped to permit one entering lane and two exit lanes; a right turn lane and left turn lane.  Parking is 
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provided on-site as well as in the form of leased parking within the NHDOT ROW, and on lots 1-2-
1 and 1-2-2. 
 
The proposed uses (hotel and restaurant with no drive-thru) are both allowable uses in the General 
Commercial District (CG).  An NHDES alteration of terrain permit, NHDES sewer connection 
permit and City driveway permit be required. 
 
Should there be any questions or concerns regarding this submittal 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, P.E. 
Senior Project Manager 

mailto:ngolon@tfmoran.com


48 Constitution Drive 
Bedford, NH 03110 
Phone (603) 472-4488 
Fax (603) 472-9747 
www.tfmoran.com  

March 20, 2019 

Heather R. Shank, PLA, AICP - City Planner 
Concord City Hall 
41 Green Street 
Concord, NH 03301 

Re: Waiver Request - Section 6.03(2)(c) Application Stages 

Days Inn Redevelopment  

406 South Main Street, Concord, NH 03301 

Tax Map 1, Block 2, Lot 3 

Dear Heather, 

On behalf of our Client, Capital Hotel Company VI, LLC, we respectfully request a waiver from 
the above noted section – to notice the proposed project for determination of completeness and 
public hearing for the same night (April 17th), such that the project would have the opportunity to 
be approved in a one-step process if determined appropriate by City Staff and the Planning 
Board. 

We understand the primary reasoning for the two-step process for major site plan review is to 
provide; 

1) Additional time for City offices to review and comment as Major Site plans typically
have a higher level of complexity to design the level of infrastructure required to support 
such a project, including potential off-site improvements associated with traffic 

2) Adequate time to notify and educate abutters and the public about the proposed project

Although the project is classified as a Major Site Plan, it is important to note the hotel portion of 
the project has been before the Planning Board twice and during those proceedings there was 
discussion that a future component consisting of a restaurant would be coming before the Board 
at a date to be determined.  As part of the hotel site plan submittal, a full Traffic Impact and 
Access Study (TIAS) was included that forecasted traffic impacts associated with the restaurant, 
such that no additional traffic study or associated review is required under this submittal.  
Utilities associated with the redevelopment of the hotel (municipal water, sewer, 
electric/telecommunications and gas) will similarly be extended from existing facilities, which 
area are all readily available on site.  Design of the stormwater management system to attenuate 
and treat post-development stormwater flows is consistent with the same methodology as used 
on the hotel design. 

The applicant has been diligent in their efforts to coordinate with abutters (as noted in 
correspondence provided with the original submittal in September) and City Staff.  As the 
request is to allow the Planning Board the opportunity to open the public hearing at the 
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concurrence of City Staff and is not a request for formal action on the application, we see no 
harm in the request.  The gain to the public in enforcing the two-step application process does 
not outweigh the harm to the applicant as the public is protected equally in either case.  Should 
City Staff or the Planning Board find the level of information provided is not suitable to act on 
the application in one meeting, the Board can simply continue the project to the next available 
hearing date. 
 
We feel this request is appropriate and consistent with the expectations of the Planning Board 
and that this Site Plan upholds the spirit of the Site Plan Regulations and public convenience and 
welfare will not be adversely affected.  As such, we respectfully request a waiver from the 
sections identified. 
 
Sincerely, 
TFMoran Inc. 

 
Nicholas Golon, PE 
Senior Project Manager 



 

 
48 Constitution Drive 
Bedford, NH 03110 
Phone (603) 472-4488 
Fax (603) 472-9747 
www.tfmoran.com  

 
March 20, 2019 
 
Heather Shank, PLA, AICP – City Planner 
City of Concord Planning Department 
41 Green Street 
Concord, NH 03301 
 
Re: Section 16.03(11) Signs - Waiver Request 

Days Inn Redevelopment  

 406 South Main Street 

Concord, NH 03301 

Tax Map 1, Block 2, Lot 3 

  
Dear Heather, 
 
On behalf of our Client, Capital Hotel Company VI, LLC, we respectfully request a waiver from 
Section 16.03(11) Signs of the Site Plan Regulations – to allow the applicant to provide site 
signage as a separate submittal at a later date. 
 
Existing ground mounted signs are shown to remain in their current locations and be refaced.  A 
separate signage vendor has been retained to provide the services of the sign design and this 
work is ongoing.  We would propose that an acceptable signage submittal package be provided 
to the Planning Board for review and approval prior to a building permit being issued. 
 
We feel this request is appropriate and consistent with the expectations of the Planning Board 
and that this Site Plan upholds the spirit of the Site Plan Regulations and public convenience and 
welfare will not be adversely affected.  As such, we respectfully request a waiver from Section 
16.03(11). 
 
Sincerely, 
TFMoran Inc. 

 
Nicholas Golon, PE 
Senior Project Manager 



 

 
48 Constitution Drive 
Bedford, NH 03110 
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March 20, 2019 
 
Heather Shank, PLA, AICP – City Planner 
City of Concord Planning Department 
41 Green Street 
Concord, NH 03301 
 
Re: Waiver - Section 22.07(2) Stormwater Recharge 

Days Inn Redevelopment  

 406 South Main Street 

Concord, NH 03301 

Tax Map 1, Block 2, Lot 3 

  
Dear Heather, 
 
On behalf of our Client, Capital Hotel Company VI, LLC, we respectfully request a waiver from 
Section 22.07(2) Stormwater Recharge – to maintain 3-feet of separation where 4-feet is required 
between the bottom of an infiltrative system and groundwater, where a stormwater management 
system designed in accordance with NHDES Alteration of Terrain regulations is proposed. 
 
The stormwater management system proposed has been designed in accordance with NHDES 
Alteration of Terrain regulations Env-Wq. 1500, which by their standard requires 3-feet of 
separation between the bottom of the practice and groundwater.  In that the system has been 
designed to an appropriate specification in accordance with State standards we believe an 
appropriate standard of care has been provided. 
 
We feel this request is appropriate and consistent with the expectations of the Planning Board 
and that this Site Plan upholds the spirit of the Site Plan Regulations and public convenience and 
welfare will not be adversely affected.  As such, we respectfully request a waiver from Section 
2.07(2). 
 
Sincerely, 
TFMoran Inc. 

 
Nicholas Golon, PE 
Senior Project Manager 
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Irving Parking Lease - I-93 Exit 12, Concord, NH 
 

PARKING LEASE 
 

 This Parking Lease (the “Lease”) is made this ____ day of March, 2019 between 
IRVING OIL PROPERTIES NH CORP (f/k/a Cobalt Properties NH Corp), a Maine corporation 
with an address at P.O. Box 1421, Saint John, New Brunswick, Canada, Postal Code E2L 4K1 
(the “Landlord) and CAPITAL HOTEL COMPANY VI, LLC, a New Hampshire limited 
liability company with a mailing address of 2 Pillsbury Street, Suite 500, Concord, New 
Hampshire 03301 (the “Tenant”). 
 
1. Description of Premises.  Landlord hereby agrees to lease to Tenant, and Tenant hereby 

agrees to accept, subject to the terms and conditions hereinafter set forth, a portion of that 
certain real property owned by Landlord and situated at 414 South Main Street in 
Concord, New Hampshire (the “Landlord’s Property”), as more particularly shown on 
Exhibit A attached hereto and made a part hereof (the “Premises”).  Notwithstanding 
anything to the contrary set forth herein, Landlord expressly reserves the right to enter 
upon the Premises for purposes of accessing its existing signage located on Landlord’s 
Property, and in the exercise of such rights, Landlord agrees to use reasonable efforts to 
minimize any interference with Tenant’s use of the Premises.   

 
2. Term.  The Term of this Lease shall commence on May 1, 2019 (the “Commencement 

Date”) and shall expire on April 30, 2029 (the “Expiration Date”).  Tenant shall have the 
right to extend the Term of this Lease for three (3) successive periods of five (5) years 
each (each, a “Renewal Term”) provided (i) Tenant shall give written notice to the 
Landlord of the exercise thereof not later than ninety (90) days prior to the expiration of 
the then-current Term (initial or renewal), and (ii) the Tenant shall not be in default 
hereunder beyond any applicable notice and grace periods.  If said option(s) are duly 
exercised as aforesaid, then the Term of this Lease shall be extended for the next ensuing 
Renewal Term without the requirement of any further instrument upon all of the same 
terms, provisions and conditions set forth in this Lease, except that the Rent payable with 
respect to each Renewal Term shall be increased by 5% over the Rent payable with 
respect to the immediately preceding Term (initial or renewal). 

 
3. Rent.  During the initial Term hereof, Tenant agrees to pay rent to Landlord (the “Rent”) 

in the total amount of $10,000.00 per annum.  Rent shall be due upon the 
Commencement Date and on each anniversary of the Commencement Date occurring 
during the Term thereafter.   

 
4. Permitted Use.  Tenant shall use the Premises solely as a vehicular parking area for its 

designees, including, but not limited to, guests and employees of the hotel and restaurant 
to be constructed on Tenant’s land located at 406 South Main Street (the “Permitted 
Use”).  Tenant agrees to comply with any and all applicable federal, state and local laws, 
regulations, rules and ordinances governing the Permitted Use.  In addition, Tenant 
agrees that in its use and occupancy of the Premises pursuant to this Lease, it shall not 
unreasonably interfere with Landlord’s business operations on Landlord’s Property.   

 
5. Tenant’s Initial Work; Alterations.  Tenant shall have the right, during the Term, to 

construct parking areas to be used for the Permitted Use on the Premises (“Tenant’s 
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Initial Work”).  Tenant’s Initial Work shall be performed at Tenant’s sole cost and 
expense, shall comply with all applicable laws and regulations, and shall be performed in 
a good and workmanlike manner.  Except for Tenant’s Initial Work, Tenant shall not 
build on or make any improvements or alterations to the Premises without the written 
consent of Landlord, and in no event shall any such improvements or alterations 
negatively impact drainage on Landlord’s Property.  Tenant agrees promptly to discharge 
of record (either by payment or by filing of the necessary bond, or otherwise) any 
mechanics’, materialmen’s, or other lien or like filing including, without limitation, any 
notice of contract against the Premises and/or Landlord’s interest therein, which liens 
may arise out of any payment due for, or purported to be due for, any labor, services, 
materials, supplies, or equipment alleged to have been furnished to or for Tenant in, upon 
or about the Premises.  For its part, Landlord shall not make any alterations or 
improvements to the Premises which would materially interfere with the Permitted Use.   

 
6. Maintenance.  Tenant represents that it has inspected and examined the Premises and 

accepts them in their present condition.  Tenant shall be responsible, at Tenant’s sole cost 
and expense, for maintaining the Premises in good order and condition, reasonable wear 
and tear excepted.  Tenant’s maintenance obligation shall include repairing and 
maintaining (including replacing, if deemed necessary in Landlord’s reasonable 
judgment), any and all parking areas on the Premises, all at Tenant’s sole cost and 
expense.  Tenant shall also be responsible, at its sole cost, for and removing snow and ice 
from any parking areas on the Premises. 

 
7. Events of Default; Remedies. 
 

(A) Events of Default Defined.  The following shall be “Events of Default” under this 
Lease and the terms “Events of Default” or “Default” shall mean, whenever they 
are used in this Lease, any one or more of the following events: 

 
(i) Failure of Tenant to pay Rent for a period of fifteen (15) days following 

receipt of written notice from Landlord that the same is past due; and  
 
(ii) Failure by Tenant to observe and perform any covenant, condition, or 

agreement on its part in this Lease to be observed or performed (other than 
as referred to in subsection (a) above) for a period of thirty (30) days after 
written notice from Landlord specifying such failure and requesting that it 
be remedied unless Tenant has, within said thirty (30) days, commenced 
with all due diligence to cure said default, in which the time period 
allowed Tenant shall be extended for such time period as may reasonably 
be required to cure such default, but in any event not beyond an additional 
sixty (60) days. 

 
(B) Remedies on Default.   Whenever any Event of Default shall have occurred and 

shall not have been cured prior to the expiration of any applicable grace or cure 
period set forth therein, Landlord, at its option, may re-enter and take possession 
of the Premises with such notice and demand as may be required by applicable 
law and take possession of the Premises, thereby terminating this Lease. 
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8. Indemnification.  Tenant agrees to indemnify Landlord, its employees and officers from 

any and all liability, loss, or damages which Landlord becomes legally obligated to pay as 
a result of claims, demands, costs or judgments against Landlord arising out of Tenant’s 
occupancy and use of the Premises and caused by or arising out of the negligence of 
Tenant, its agents, employees, guests and invitees.  Landlord agrees to indemnify Tenant, 
its invitees, tenants, occupants, guests and invitees, successors, assigns, employees and 
officers from any and all liability, loss, or damages which Tenant becomes legally 
obligated to pay as a result of claims, demands, costs or judgments against Tenant arising 
out of the negligence of Landlord, its agents, employees and invitees in connection with 
Landlord’s ownership of the Premises. 

 
9. Insurance.  Tenant shall maintain throughout the Term of this Lease a comprehensive 

general liability insurance policy naming Landlord as an additional insured against all 
claims and demands for any injury to person or property which may be claimed to have 
occurred on or about the Premises.  The insurance shall have minimum limits of 
$1,000,000 per occurrence / $2,000,000 annual aggregate, and Tenant agrees to provide a 
copy of its insurance certificate to Landlord from time to time upon request.   

 
10. Subletting and Assignment.  Neither party shall assign or pledge this Lease or its 

leasehold interest hereunder in whole or part without the consent of the other party, not to 
be unreasonably withheld, conditioned or delayed.  

 
11. Fees and Expenses.  In the event that Landlord and Tenant are involved in any litigation 

regarding the performance of any of their obligations under this Lease, the unsuccessful 
party by final order, decree or judgment in such litigation by a court of competent 
jurisdiction shall reimburse the successful party for all reasonable legal fees and expenses 
incurred by such successful party in connection with obtaining such final order, decree or 
judgment.  Within thirty (30) days following Landlord’s invoice, Tenant shall reimburse 
Landlord for its legal fees incurred in connection with the negotiation of this Lease, not to 
exceed $3,000.00.  Each party hereto agrees, on request of the other, to execute a Notice 
of Lease in recordable form and complying with applicable laws of the State of New 
Hampshire, and reasonably satisfactory to Tenant’s and Landlord’s attorneys.  The party 
requesting such Notice of Lease shall be responsible for the fees to record the same. 

 
12. Notices.  All notices, certificates, or other communications hereunder shall be sufficiently 

given and shall be deemed given when mailed by registered or certified mail, postage 
prepaid, or sent by a nationally-recognized courier by overnight delivery, to the parties’ 
addresses first set forth above. 

 
13. Surrender of the Premises.  Except as otherwise provided in this Lease, Tenant shall, 

upon the expiration or earlier termination of this Lease for any reason whatsoever, 
surrender the Premises to Landlord in good order, condition and repair, reasonable wear 
and tear and casualty excepted, and free of all tenants and personal property of Tenant.   

 
14. Binding Effect.  This Lease shall inure to the benefit of and shall be binding upon 

Landlord, Tenant, and their legal representatives, successors, and assigns. 
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15. Severability.  In the event any provision of this Lease shall be held invalid or 

unenforceable by any court of competent jurisdiction or by any future legislative action, 
such holding or such action shall not invalidate or render unenforceable any other 
provisions hereof. 

 
16. Amendments, Changes and Modifications.  This Lease may be amended, changed, 

modified, altered or terminated only with the written consent of the parties hereto. 
 
17. Applicable Law.  This Lease shall be governed exclusively by the applicable laws of the 

State of New Hampshire. 
 
18. Execution of Counterparts.  This Lease may be executed in several counterparts, each of 

which shall be an original and all of which shall constitute but one and the same 
instrument. 

 
[Remainder of page intentionally left blank] 
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IN WITNESS WHEREOF, the parties have executed this Lease on the date above stated. 
 

 
      LANDLORD: 
       

IRVING OIL PROPERTIES NH CORP 
  
 
 _____________________  By: ________________________________  
 Witness     Name: 
       Title: 
       Hereunto duly authorized 
 
 
       

TENANT: 
 
      CAPITAL HOTEL COMPANY VI, LLC 
 
 
 _____________________  By: ________________________________  
 Witness     Name: 
       Title: 
       Hereunto duly authorized 
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EXHIBIT A 
 

Plan of Premises 
 
 
 

[To be attached] 
 
















