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Town of Salem, New Hampshire
Community Development Department - Planning Division

33 Geremonty Drive, Salem, New Hampshire 03079
(603) 890-2080 - Fax (603) 898-1223

PLANNING  BOARD  AGENDA  FOR SEPTEMBER 22, 2026 - 7:00 PM
Knightly Meeting Room, Salem Town Hall

*Revised September 18, 2026

ROLL CALL:
____Joseph Feole, Chair ____Bianca Carlson              ____Victor Helenic, Alt.
____Sean Lewis, Vice Chair ____Jim Harvey ____Jesse Jean, Alt.
____Damon Norcross, Secretary ____Chuck Saba  ____Robert Gibbs, Alt.
____Paul Pelletier, Town Council Rep. ____Jeremy Guilbeault, Alt.

REVIEW OF MINUTES
1. August 11, 2026 – Regular Meeting
2. August 25, 2026 - Regular Meeting
3. September 10, 2026 - Regular Meeting

OLD BUSINESS
1. Tuscan Village Master Development Site Plan – Conceptual Discussion on revised

master plan for Tuscan Village to include 120-key hotel, 392 apartments, 72 workforce
housing units, medical office, general office, bank, and restaurant uses at 14-24 Tuscan
Blvd, Map 107, Lot 12605. Continued from 7/28/2026.
*Applicant has requested continuance to October 27, 2026 meeting.

NEW BUSINESS
1. Gateway Auto Center Site Plan – Public Hearing for conditional use permit to repurpose

36 ft tall 187.8 sq. ft. freestanding sign where freestanding signs are permitted to be 15 ft.
tall and 36 sq. ft. at 354 Main Street, Map 75, Lot 7310.  

PUBLIC MATTERS
1. Unscheduled

 PLANNING  BOARD MATTERS
1. Correspondence
2. Other

Note:  No new agenda items will be heard after 10:30 PM.  If necessary, the Board will recess to another date to take up the remainder of the
agenda.
Per Section 13.7 of the Planning Board Rules of Procedure, all discussions between Planning Board members and applicants or their agents
regarding matters to be decided by the Board shall take place at public hearings as part of the public record.





































































VIEWSHED 
Landscape Architecture | GIS |Planning 
 

121 West Main Street  •  Yarmouth, Maine  04096  •  207.846.0757 

September 2, 2025  

TO: Jacob LaFontaine / Planning Director, Town of Salem 
FR: Terry DeWan / Hilary Oat-Judge / VIEWSHED       
 
RE: PEER REVIEW  
 Tuscan Village Master Plan Update 3.0 

Tuscan Village West Village District 
Map 107, Lot 12605, Buildings 5100-5800  
 
 

We are submitting this peer review for the proposed Tuscan Village Master Plan Update 3.0 as 
requested by the town Planning Board at the June 24, 2025 meeting. Our review will address the site 
planning, architecture, signage and landscaping components of the Town of Salem Design Guidelines, 
March 2011. 
 
This Peer Review is based on the following documents that were submitted to the Planning Board:  

• Tuscan Village Master Plan Update 3.0 Drawing Set dated June 3, 2025 (38 sheets) prepared by 
Tighe & Bond. 

• Tuscan Village Master Plan Update 3.0 Site Plan Application Submittal dated June 3, 2025, 
including the following documents: 

o Change of Use letter outlining the updated building development program  
o Updated Master Plan Traffic Memorandum  
o Updated Parking Calculations  

 
OVERVIEW   
 
The Applicant has submitted a set of plans updating the Tuscan Village Master Plan 2.0 that was 
approved by the Planning Board on August 23, 2023. The Master Plan 3.0 Update focuses primarily on 
Buildings 5100 to 5800, as well as the proposed recreation space designs. As part of the Planning Board’s 
approval of Master Plan 2.0, they required recreation/open space to be included in front of building 
5300 (now shown as Building 5600 to be condominiums) and between Buildings 1200 and 1300. The 
Planning Board stipulated that the Applicant must “build recreation area(s) of sufficient size and 
character for new development.”  
 
The proposed Master Plan 3.0 includes the addition of workforce housing (Building 5700), which will be 
helpful to the long-term viability of the Tuscan Village development as a whole. In contrast with the 
previous proposal for the Life Sciences complex, which had large blocks of buildings that were largely 
separate from the rest of the Tuscan Village circulation system, Master Plan 3.0 extends the underlying 
road and walkway network to integrates the proposed residences, hotel, retail, and restaurants into the 
overall circulation pattern. However, there is a missing connection to the existing development that 
could be achieved with interconnected, lovely places to walk that would capture the interest of 
pedestrians.  
 



Peer Review • Tuscan Village MP 3.0 – Tuscan Village West District • 09.02.2025  
 

 
 

2 

Site Planning Overview: The proposed buildings are a marked departure from the rest of the 
development, with individual, widely-spaced buildings ringing large expanses of asphalt parking. The 
plan feels like a connection of unrelated buildings with little landscape and pedestrian connectivity.  
 
Architectural Overview: As the Applicant refines all of the building designs to meet the Design 
Guidelines, we expect that the Condominium and Workforce Housing buildings will receive particular 
attention. The Workforce Housing (Building 5700) lacks a clear entry and a safe, accessible pathway, and 
the parking is so dominant that it even extends into the first floor of the building. The massing, façade, 
and the lack of human scale to the first floor of the Condominium Building (5600) should also receive 
particular attention during the design development.  
 
Landscape Overview: The design of the public spaces and the parking lot landscaping currently does not 
meet the Design Guidelines and will need further development and refinement.  
 
Lighting Overview: The Lighting design for the project has not been shown, except on the renderings of 
several building facades. The Lighting design will need to be reviewed in a future submission.  
 
Signage Overview: There are several conceptual signs shown in the renderings. A full signage package 
will need to be reviewed in the future.  
 
 

I. SITE PLANNING 
 
The Design Guidelines are very specific in the need for integrated open spaces within new multiple 
building developments: 

General Site Planning Principles: Open Space should be preserved and integrated throughout the 
development. Where possible, open space should be continuous and used to preserve significant 
natural and cultural features. Open space should be coordinated with abutting properties to create 
continuous open space networks for wildlife corridors, riparian buffers, visual screening, etc.  

Use of Open Space. Open space should not contain any type of commercial activity, overflow 
parking, paved surfaces, constructed stormwater management facilities, or active recreation.  Uses 
may include open vegetated areas, picnic areas, planting beds, bioretention areas, naturalistic water 
features, and similar features.  (Site Planning I-2.) 

Multiple Building Developments: Objectives.  Developments consisting of more than one structure 
should exhibit a high degree of coordination in site planning, architectural design, site design, and 
site detailing. All physical components should be designed to complement an overall plan.  

Building Orientation.  Multiple building developments should be designed to create usable, safe and 
attractive pedestrian spaces, preserve significant site features, and minimize the appearance of 
parking areas. (Site Planning: Multiple Building Developments I-13.) 

The majority of the buildings that have already been constructed on the east side of Tuscan Boulevard 
have been sited to create attractive and human-scaled spaces, with each structure contributing to an 
overall sense of order and design…buildings that are in dialogue with each other.  However, Master Plan 
3.0 is much more automobile-oriented, with buildings placed around the outside edge of large-scale, 
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visually-dominant parking lots. The result is a landscape that is not particularly pedestrian friendly, with 
little in the way of useable outdoor spaces or pedestrian connectivity. 

Open Space.  Overall, the new development is markedly under typical open space expectations for 
residential uses. As shown in the plan on Sheet 24, there is no new dedicated open space anywhere in 
the new development. The amount of open space has actually been reduced from plans shown in 
Master Plan 2.0.  Buildings 5300 and 5400 adjacent to Mall Road now occupy land that had been open 
space.  Similarly, what had been open space between the flyover and Buildings 5100 and 5200 is now 
dedicated to parking and circulation. 
 
There is no open space dedicated to the residents of the workforce housing (Building 5700).  There is a 
lack of green space in front and behind Building 5700 as well as a lack of any visual separation between 
it and the existing gas station and car wash. The building has been located mere feet from the roadway, 
precluding any meaningful buffer or usable outdoor space.  
 
In contrast, there are two private residential amenity/recreation areas for the luxury condominium 
building, as well as a planned public open space area adjacent to Tuscan Boulevard that will need further 
design development and refinement. 
 
Circulation Planning. In the proposed plans, the buildings are served by a new set of tertiary streets that 
connect to Artisan Drive and Tuscan Boulevard. The Applicant should consider adding an express bus 
stop and planning for school bus circulation. 
 
Parking Areas. The proposed parking quantities may need to be refined as the proposed uses for each 
building are finalized.  
 

• Building 5100: it has been noted in previous peer reviews that there could be an issue with 
snow being pushed/falling from the overhead ramp that is above some of the proposed at-grade 
parking. 

 
Accessible Parking: Accessible parking spaces have been delineated in proximity to each building’s 
entrance.  The Site Plan for Building 5100 indicates 8 accessible spaces.  While this may meet code 
requirements, additional accessible spaces may be desirable, given the nature of the facility.  The final 
number should be informed by the experience that MGB has had with their accessible spaces. 
 
The Parking Plan (Sheet 6) indicates 4 accessible spaces for Building 5600 (condominiums) out of the 73 
spaces in the surface lot.  There is no indication of how many accessible spaces there are in the 
underground parking area (with 180 total spaces).   
 
Sheet 6 also shows 2 accessible spaces opposite the middle of Building 5700 (workforce housing), plus 
four additional covered spaces on the first floor.  It is unclear whether the covered spaces are dedicated 
to residents or whether they will be open and available to all.   
 
Backing out of the enclosed accessible spaces in Building 5700 may be challenging due to the presence 
of the stairway enclosure that could block the view of approaching traffic.   
 
Pedestrian Spaces. Building 5600 (luxury condominiums) has a visually significant entry near the middle 
roundabout. However, the face of the building along the public park space is unwelcoming in materials 
and in the way that it is fenced and privatized, pushing the public spaces toward the street.  
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Public Sidewalks, Internal Walkways and Crosswalks. Overall, the new sidewalks in the new 
development are generally well located. There are some areas that warrant further consideration as the 
plan is refined:  
• The sidewalk network and crosswalks stop at the edge of the parking lot for the fast-food 

restaurants (Buildings 5300 and 5400).  A complete sidewalk and crosswalk network that connects 
all buildings in this portion of the development is essential to ensure walkability between all 
buildings and to reduce unnecessary car trips and auto-dependency.  

• The walkway connection between Buildings 5600 (Condominiums) and 5500 (Restaurant) seems to 
force residents to walk to the corner to cross.  Consideration should be given to a secondary 
crosswalk to better align the front of the restaurant with the main entry of the condo building. 

• None of the plans show walkways leading into Building 5700 (Workforce Housing).  
 
Outdoor Service and Storage. As the design is developed, we expect to see planting buffers between 
the trash enclosures and the sidewalks, parking areas and roadways to enhance the visual quality of the 
development. The trash enclosure for Building 5700 (Workforce Housing) is shown in different locations 
between the plans and the renderings. We encourage the Applicant to locate the dumpster enclosure in 
accordance with the Design Guidelines: at the side or rear of the building. (Site Planning I-14) 
 
Stormwater Management. The extensive surface parking will generate a large volume of stormwater. 
There is a great opportunity here for the Applicant to include visually appealing, planted stormwater 
treatment options such as rain gardens in the design. These could provide much-needed vegetation in 
the parking areas, help reduce the heat island effect, and lessen the intensity and volume of storm 
runoff. 
 
Rec Park.  The previously-approved recreation park will include one play structure for each age group (2-
5 and 5-12 years old), a dry creek with boulders and wood bridges, a 5-foot high lawn mound, 5 
additional benches and some open play areas.  While the play surface for the space under the play 
structures will be ADA compliant, there is no mention of how a child with physical challenges would 
interact with the structures.  The U.S. Access Board has a Guide to the ADA Accessibility Standards, 
which includes a Summary of Accessibility Guidelines for Play Areas: https://www.access-
board.gov/ada/guides/chapter-10-play-areas/  The Applicant’s design team should review the current 
standards to assure the Planning Board that the playground Accessibility standards are being met. 
 
The site plan for the Rec Park (Sheet 25) indicates ADA-compliant safety surface under the play 
structures, colored a light purple.  However, it is unclear whether this surface will be used throughout 
the park (in the areas shown as green and white), or whether the majority of the park will be lawn.  If 
the intent is to use lawn grass turf, maintenance could be an ongoing issue.  
 
Since the Rec Park is adjacent to the Hanover and Dolben residential buildings, (and requires crossing 
two busy roadways from the new residential buildings), additional recreation and play spaces are 
recommended in the Master Plan 3.0 area to serve residents in the multiple new buildings. Creating 
flexible spaces that are comfortable and appealing to residents of all ages is essential to the success of 
the proposed open spaces. 
 
  
  

https://www.access-board.gov/ada/guides/chapter-10-play-areas/
https://www.access-board.gov/ada/guides/chapter-10-play-areas/
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II. ARCHITECTURE 
 
General Architectural Principles and Façade Design. 
 
In general, the scale of the proposed buildings is in keeping with the other buildings in the Tuscan 
development. However, we expect to see further refinement in the following areas: 
 

• Building 5600 (Condominiums): The east facade along the public green space (Overlook Park) 
and Tuscan Boulevard is lacking in human scale, especially at the street level.  The linear park 
along the boulevard links the whole Tuscan development, where people should be made to feel 
welcome.  The perspectives (Sheets 28 and 30) show fencing to define the private courtyards, 
large commercial-scaled openings, and tall unadorned walls that all contribute to a distinctively 
non-residential appearance.   
 

• Building 5700 (Workforce Housing): The location of the main entry(s) is very unclear in the plan 
and renderings. There appears to be a single opening on the east face, opposite the two 
accessible parking spaces. In addition, we assume that there would be entrances at both ends.  
However, the plans show no sidewalks, tree plantings, or green space in any of these locations.  
Further information on the design of the building, including pedestrian access and green space, 
is needed.  The Design Guidelines are very specific in the need for clearly defined entrances:   
 

o Entrances. Major entrances to new or renovated buildings should be emphasized 
through the use of canopies, recessed entries, seating areas, decorative plantings and 
lighting, sculpture.  (Site Planning: Pedestrian Spaces, I-7.) 

 
Building 5800 (Hotel): The porte-cochere feels quite small in the rendering (Sheet 18) and does not 
seem to be fully coordinated with the site plan (Sheet 4). The glass façade extends much further into the 
driveway in the rendering than in the plan. The planted sidewalk that leads to the main entry is a 
welcome element to the design. 
 
Roofs. The proposed flat roofs shown on all of the proposed buildings offer a great opportunity for solar 
arrays and/or green roof installations. Since this new development is characterized by large expanses of 
paving surrounding each building, green roofs could generate electricity, help keep the buildings cool, 
and reduce the heat island effect from the asphalt and hardscape.   
 
Design of National Franchises and Drive-Throughs.  At this point the renderings of the fast-food 
restaurants are considered placeholders.  Final architectural forms should be derived from local and 
New England regional prototypes and should fit into the overall established aesthetic of Tuscan Village.  
Drive-through canopies should be well-integrated into the overall building design, and clear pedestrian 
circulation should be maintained along the front of each building.  
 
Multi-Family Housing.  The design of multi-family housing (which includes both the condominiums and 
the workforce housing) is addressed in detail in the Design Guidelines (Architecture, pp II-24 and 25).  
The overall objective is to provide housing that has character, richness, and visual interest, with detailing 
that reflects historic styles of the community.  The conceptual design for the workforce housing does not 
meet the intent of the Guidelines in several areas: 

• The facade does not have a well-defined foundation, since the ground floor facing the parking lot 
seems to be dedicated to interior parking. 
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•   The ground level interior parking is atypical of the residential development throughout the rest of 
Tuscan Village.  Starting the living units on the second level deprives occupants with the 
opportunity to interact with passersby and be part of the community. 

• The massing and style of the structure is not distinctly residential in character; it could easily 
house offices or other commercial uses. 

•   As noted above and shown in the illustrations, there does not appear to be any well-defined, 
prominent entrances or other features to lead the eye (and the residents) into the building.  The 
main entrance is flush with the edge of the parking lot with no defined outdoor landing space. It 
does not appear to comply with accessibility regulations as the entry does not appear to have a 
pedestrian walkway or landing protected from vehicular traffic. 

•   There are no variations in window size and shape, roof heights, or façade elements to reduce the 
scale and add visual variety to the building.  

 
 

III. LANDSCAPE 
 
Overview. One of the predominant features of Master Plan 3.0 is the size and scale of the parking areas.  
We look forward to seeing further refinements to the conceptual renderings of the landscape provided 
in this submission, including planting plans that will meet the Design Guidelines. We anticipate seeing 
much more vegetation in all parking lots once the team has run the calculations on the required tree 
and buffer plantings.  
 
Overlook Park (adjacent to Building 5600). The proposed public open space, Overlook Park, is shown on 
the renderings as a large open lawn ringed by a paved walkway. Since there are no grading plans as of 
now it is unclear whether the park will actually overlook the pond or will have any visual connection 
with it (which would be ideal).    The walkway at the base of the building appears to be a continuous part 
of the circulation system on the aerial renderings (e.g., Sheet 11, 12, 13).  However, Sheet 27 and 29 
indicate that a portion of this area is private, that the continuous pathway shown in the renderings 
would be interrupted by plantings, and there would be no public way paralleling the east side of the 
condominium building.  Ideally, the public walkway would continue for the length of the east façade, 
with consideration given to the need for privacy for any ground-floor residences or indoor activity areas. 
 
Sheets 27-30 show some alternate layout options for the park. Further refinement is needed to make 
this space engaging, comfortable and appealing for people to spend time in. A great local example of 
such spaces is at the MGB Building (5000), where layers of tree plantings, shrubs, perennials, and well-
detailed planters and furnishings surrounding well-designed patios have created inviting spaces that feel 
welcoming and comfortable despite the site’s location adjacent to major roads and a parking lot. The 
inclusion of public art and multiple types of seating options would also be welcome in the Overlook 
Park.  
 
As shown in Sheets 28 and 30, the linear park opposite the condominium building has been redesigned 
to follow the edge of Tuscan Boulevard, with no esplanades or planted buffer along the roadway. This 
design creates an uncomfortably exposed condition for walkers and cyclists, with no shade from trees or 
physical separation from traffic. The sketches on Sheets 27 and 29 indicate a shallow swale (for 
stormwater management) that could be used to separate the walkway from the travel lanes and create 
a more pedestrian friendly experience.   
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Linear Park Niches.   A clearly-defined program for the linear park and the large open paved areas will 
be necessary for the spaces to function as intended (see Sheet 31 and 34).  While the two swing benches 
and musical instruments will likely be appealing, they are shown in the plan as being set on a wide-open 
expanse of concrete, with a handful of trees and no other plantings. In contrast, the original niche 
option seating concepts on Sheet 36 show nuanced designs with multiple seating options, thoughtfully-
located trees and layered plantings, bike racks, and informal places for kids to play and climb. We look 
forward to seeing how the Applicant will incorporate this type of detailed, considered design into all of 
the public spaces along the open space path (see Sheets 31-35, 37-38). 
 
Planting Strips and Areas.  The planting strips shown on the renderings primarily contain lawn and 
canopy trees.  We expect that the designs will be refined to show a greater variety of plantings to give 
scale and add visual interest to these large spaces.   
 
The aerial renderings (Sheets 11, 12, 14, 21, 22, and 23) all show curb cuts (parking lot entrances) on the 
access drive between Buildings 5600 and 5200 and landscaped islands within the lots.  It is unclear 
whether these islands are designed as part of the stormwater management system and/or as traffic 
calming measures within the lots.  Neither the curb cuts nor the planted islands are shown on any of the 
site plans.  The curb cuts and islands shown in the renderings would reduce the overall number of 
parking spaces in each lot, which should be reflected on the Parking Plan (Sheet 6).   
 
Parking Lot Landscaping.  In general, we expect that the inclusion of the required planting islands (end 
caps) and trees at the recommended spacing will help mitigate heat from the extensive parking areas 
and hardscape.  Meeting or exceeding the requirement for a minimum of 10% planted landscape space 
and 1 tree per every 8 parking spaces will improve the parking areas.  
 
Rec Park.  While the Swamp White Oak can be a suitable tree for many landscape settings, it can present 
maintenance and potentially safety problems in the fall when its acorns (mast) start to fall on the grass 
and safety surface.     
 
 

IV. LIGHTING 
 
The Applicant’s proposed site plans and renderings generally do not indicate proposed site lighting 
locations, except in limited areas where lighting fixtures are shown on the building facades (see Sheet 
15).  More information on the proposed lighting throughout the project area will be needed for review 
to ensure compliance with the Design Guidelines.    
 

V. SIGNAGE 
 
The conceptual signage shown on the proposed hotel, condominium building, and furniture store 
renderings seems generally in keeping with the Design Guidelines but a signage package indicating the 
proposed sizes, locations, colors and materials for all signage will be needed to verify compliance with 
the guidelines.  
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August 31, 2026 

Mr. Jacob La Fontaine, Planning Director 
Salem Municipal Office Building 
33 Geremonty Drive 
Salem, NH 03079 
 

RE: Tuscan Village Conceptual Master Plan Update 3.0 
 Peer Review #2 letter from VIEWSHED - Site Planning, Architecture, Landscape, Lighting 

and Signage - 7/31/2026 

Dear Jacob: 
On behalf of Tuscan Village Master Development, this letter provides the Applicant’s response to the 
comments in Viewshed’s Peer Review #2, dated July 31, 2026, concerning the Tuscan Village Master Plan 
Update 3.0.  Each distinct comment is reproduced verbatim. 
 
OVERVIEW 
Comment 1: Master Plan 3.0 extends the underlying road and walkway network to integrate the proposed 
residences, hotel, retail, and restaurants into the overall circulation pattern.  However, there is a missing 
connection to the existing development that could be achieved with interconnected, interesting places to 
walk that would capture the interest of pedestrians. 
 
Response: The extended walkway network in the West Village will integrate with the existing and proposed 
Open Space network, including Overlook Park (to be delivered concurrent with the Building 5600 
residences) and an enhanced Linear Park (to be delivered concurrently with the adjacent development).  
Specific sidewalk-adjacent landscape plans will be presented as part of Site Plan Review. 

 
Comment 2: Site Planning Overview: The proposed buildings are a marked departure from the rest of the 
Tuscan Village development, with individual, widely-spaced buildings ringing large expanses of paved 
parking. The overall plan feels like a connection of unrelated buildings with minimal landscape and 
pedestrian connectivity. 
 
Response:  Comment acknowledged.  The Applicant intends to integrate each building, and the site on 
which it sits, into the overall Tuscan Village design language.  We will present specific plans as part of Site 
Plan Review for each parcel. 

 
Comment 3: Architectural Overview: As the Applicant refines all of the building designs to meet the Design 
Guidelines, we expect that the Apartment and Workforce Housing buildings will receive particular 
attention. The Workforce Housing (Building 5700) lacks a clear entry and a safe, accessible pathway, and 
the parking lot overpowers the building. The massing, facade, and scale of the Apartment building and 
parking garage (Building 5600) should also receive particular attention during design development. 
 
Response to Comment:  Comment acknowledged.  We intend to further develop the massing, façade, and 
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scale of the housing buildings, and these important attributes will be addressed as part of the Site Plan 
Review submission for each building. 

 
Comment 4: Landscape Overview: The design of the public spaces and the parking lot landscaping 
currently does not meet the Design Guidelines and will need further development and refinement. 
 
Response to Comment:  Comment acknowledged.  We intend to comply with the Design Guidelines and 
this will be addressed as part of the Site Plan Review submission for each building. 

 
Comment 5: Lighting Overview: The lighting design for the project has not been shown. The lighting 
design will need to be reviewed in a future submission. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for each building. 

 
Comment 6: Signage Overview: There is no signage currently shown. A full signage package will need to 
be reviewed in the future. 

 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for each building. For Site Plan submission, generic signage that meets the Tuscan Village Site 
and Tenant Sign Standards will be shown, with approval of actual signage performed for each tenant 
through the Planning and Building Departments. 
 
I. SITE PLANNING 
Comment 7: Open Space: Overall, the new development is markedly under typical open space expectations 
for residential uses.  
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for each residential building. Overall, the site remains below the 70% lot coverage maximum.  
Individual sites may or may not meet this requirement and CUP requests for lot coverage may be applied 
for, but the overall coverage of the area is under 70%.   

 
Comment 8:  As shown in the plan on Sheet 11, there is no new dedicated open space anywhere in the new 
development. The open space for the Overlook Park has been reduced since the 2025 submission. The 
amount of open space has also been significantly reduced from plans shown in Master Plan 2.0. Buildings 
5300 and 5400 adjacent to Mall Road now occupy land that had been open space. Similarly, what had been 
open space between the flyover and Buildings 5100 and 5200 is now dedicated to parking and circulation. 
 
Response to Comment:  This Master Plan update, and the prior Master Plan 2.0, focuses publicly-
accessible open space around the Linear Park and Tuscan Lake, and connects these focal points to every 
use and proposed building with a fine-grained network of pedestrian sidewalks.  Overlook Park will remain 
at least the size as shown in the 2025 submission.  The open space areas have been updated to show the 
Linear Park ending at the northern end of Building 5600, where Overlook Park would begin.  As each site 
plan develops there are potential opportunities for additional open space area depending on the needs of the 
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particular tenants (e.g. potential outdoor patio areas for the restaurants) that would be developed under 
individual site plans. 

 
Comment 9: In the Building 5600 Parcel, the majority of the area highlighted in purple as Linear Park is 
a sidewalk immediately adjacent to a busy section of Tuscan Boulevard, without even a tree buffer 
separating pedestrians from traffic. It cannot be considered park or open space as currently designed. 
 
Response to Comment:  The Applicant will revise the design of this portion of the Linear Park to create 
opportunities for pedestrians to separate themselves from the sidewalk and the adjacent traffic. 

 
Comment 10: There is no open space dedicated to the residents of the workforce housing. The undersized 
landscape buffer in the 2025 plans has been further reduced since the building footprint was expanded. 
There is a lack of green space on all sides of Building 5700 as well as a lack of any visual separation 
between it and the road, the existing car wash, gas station, Dunkin, and parking area. The building has 
been located mere feet from the roadway, precluding any meaningful buffer or usable outdoor space. The 
residents in the building will experience a significant heat island effect, as there are only a handful of trees 
on the adjacent edge of the gas station parcel and no meaningful opportunity for shade between the 
workforce housing building and the road. In contrast, there are three private residential amenity/recreation 
areas for the luxury apartment building. 
 
Response to Comment:  Comment acknowledged.  Amenity areas and open space associated with the 
Workforce Housing will be addressed as part of the Site Plan Review submission for that building. 
 
Comment 11: Circulation Planning: The Applicant should consider adding an express bus stop and 
planning for school bus circulation. 
 
Response to Comment:  Comment acknowledged.  The Applicant will continue to engage with area transit 
providers and the Town of Salem regarding bus stops and bus circulation. 
 
Comment 12: Parking Areas: The proposed parking quantities may need to be refined as the program for 
each building are finalized. 
 
Response to Comment:  Comment acknowledged.  Parking quantities will be refined as part of the Site 
Plan Review submission for each building. 

 
Comment 13: Building 5100: It has been noted in previous peer reviews that there could be an issue with 
the potential damaging effect of snow being pushed/falling from the flyover ramp that is above some of the 
proposed at-grade parking below. 
 
Response to Comment:  Comment acknowledged.  This was already addressed as part of the Site Plan 
Review for the MGB Site.  This issue was raised in a tdj&a letter dated 6/17/2019 and addressed by the 
applicant’s engineer in a RTC letter dated 6/14/2019. 

 
Comment 14: Accessible Parking: Accessible parking spaces have been delineated in proximity to each 
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building’s entrance, except for Building 5700, where the spaces are far from the entrance. 
 

Response to Comment:  Comment acknowledged.  The Applicant will comply with all applicable codes 
and regulations, including those related to provision and location of accessible parking spaces.  This will 
be reflected in the Site Plan Submission for each building. 

 
Comment 15: Accessible Parking - Building 5600: The is no indication of the number of accessible spaces 
in the garage (with 520 spaces). 
 
Response to Comment:  Comment acknowledged.  The Applicant will comply with all applicable codes 
and regulations, including those related to provision and location of accessible parking spaces.  This will 
be reflected in the Site Plan Submission for each building. 

 
Comment 16: Accessible Parking - Building 5700: Sheet 6 shows 2 accessible spaces at the southern end 
plus three at the northern end of the workforce housing parking lot. This is a reduction by 1 accessible 
space from the June 2025 design, while the number of units increased by 22. There are no accessible 
walkways shown between the ADA parking spaces and the building entry. Concerningly, the spaces have 
been located 140-190 feet from the building entry, and are not compliant with the NH Building Code. 
 
Response to Comment:  The Applicant will comply with all applicable codes and regulations, including 
those related to provision and location of accessible parking spaces.  This will be reflected in the Site Plan 
Submission for each building. 
 
Comment 17: Pedestrian Spaces: The face of Building 5600 along the public park is unwelcoming in the 
way that it is fenced and privatized, pushing the public spaces closer to Tuscan Boulevard. 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, the Applicant has presented an updated concept plan for Overlook Park that enhances 
opportunities for public enjoyment of this open space.  Further, the interface between Building 5600 and  
 Park will be addressed as part of the Site Plan Submission for that building. 

 
Comment 18: Crosswalks: The proposed crosswalk locations need to be studied carefully to ensure 
pedestrian safety, especially between the parking garage and buildings to the south, where there are four 
east-west crossings located mid-block but no crosswalks at the corners. Traffic calming measures will be 
essential for pedestrian safety in areas with mid-block crossings. 
 
Response to Comment:  Comment acknowledged.  The mid-block crossings have been eliminated in favor 
of safer, more typical crosswalks at intersections. 

 
Comment 19: Building 5700 Walkways: None of the plans show walkways leading into the Building 5700 
(Workforce Housing). 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for this building. During the building design, the entrance to the building will be identified 
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based on the layout of the first floor of the building.   
 
Comment 20: Flyover Parking Sidewalks: There is no sidewalk connection between the West Village 
buildings and the proposed parking lot below the flyover. Since about half of that parking area is designated 
for MGB parking, there should be clear and safe sidewalk connections from that parking area to Building 
5100 and the MGB Building 5000.  As noted previously, there is a missing pedestrian connection between 
the MGB parking area crosswalks and Building 5100. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for this building. There is currently an existing sidewalk network from the parking lot under 
and on the other side of the flyover, which was constructed as part of the MGB project and reviewed by 
tdj&a in 2019. Building 5100 will tie into that existing sidewalk network.    
 
Comment 21: Outdoor Service and Storage: As the design is developed, we expect to see planting buffers 
between the trash enclosures and the sidewalks, parking areas and roadways to enhance the visual quality 
of the development. We encourage the Applicant to locate all dumpster enclosures in accordance with the 
Design Guidelines, i.e. at the side or rear of the building. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for each building, when specific service and storage locations have been defined.   
 
Comment 22: Stormwater Management: The extensive surface parking will generate a large volume of 
stormwater. There is a great opportunity here for the Applicant to include visually appealing, planted 
treatment options such as rain gardens in the design.  These could provide some much-needed vegetation 
in the parking areas, help reduce the heat island effect, and lessen the intensity and volume of storm runoff. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan Review 
submission for each building 

 
Comment 23: Recreation: As noted in our previous peer review, since the Rec Park is adjacent to the 
Hanover and Dolben residential buildings, (and requires crossing two busy roadways from the new 
residential buildings), additional recreation and play spaces are recommended in the Master Plan 3.0 area 
to serve the people in the 464 new residential units and the 120 hotel rooms.  Creating flexible spaces that 
are comfortable and appealing to residents of all ages is essential to the success of the proposed open 
spaces. 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, The Applicant has presented an updated concept plan for Overlook Park.  This concept enhances 
the public’s enjoyment of this open space through passive recreation, complementing Tuscan Village’s 
existing open spaces as well as the private open spaces associated with the proposed residences and hotel.  
This concept will be developed further and reviewed with the Site Plan for the residential building. 

 
II. ARCHITECTURE 
Comment 24: There are significant contradictions between plans and renderings that should be resolved 
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so the Planning Board and Town Staff have an accurate understanding of the proposed design in this 
submission. 
 
Response to Comment:  The intent of the renderings is to show the conceptual massing and scale of 
proposed buildings.  More detailed renderings and plans will be shown at the Site Plan Review stage.   

 
Comment 25: West Village District Plan - Sheet 4 includes an outdated table that reflects the old building 
program from the June 2025 design. The table should be updated to match the current plans and to match 
the table on Sheet 5. 
 
Response to Comment:  The Applicant has provided an updated table on revised plans reflecting the 
proposed building program. 

 
Comment 26: Building 5600: The east façade of this building along the public Overlook Park and Tuscan 
Boulevard has been expanded to extend into the former park space.  
 
Response to Comment:  See Response to Comments 8 and 16.  Overlook Park will remain at least the size 
shown in the 2025 submission. 

 
Comment 27: The linear park which had meandered through the site in Master Plan 2.0 is now a basic 
sidewalk with no planting or tree buffer between pedestrians and the busy roadway. This cannot be called 
a linear park – it is simply a sidewalk in its most basic form.  The Linear Park along Tuscan Boulevard is 
intended to be a park space that links the whole Tuscan development, and people should be made to feel 
welcome and to have buffers from the busy traffic as well as places to rest, recreate, and gather. 
 
Response to Comment:  See Response to Comments 1, 8, and 9. 
 
Comment 28: The updated building was expanded into the park space so that the oval gathering area is 
now physically connected to the building where it juts into the park.  Since the building is now visually 
connected to the building, it may appear dedicated to the building residents.  The design does not feel 
welcoming to the general public, who have been pushed away from the building toward the busy road. The 
expansion of this building has significantly altered the feeling of Overlook Park and has reduced the open 
space available to the general public. 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, the Applicant has presented an updated concept plan for Overlook Park that enhances the public’s 
enjoyment of this open space and eliminates the perception that this open space is somehow private.  The 
interface between Building 5600 and Overlook Park will be addressed further as part of the Site Plan 
Submission for that building. 
 
Comment 29:  The renderings (Sheets 19 and 20) show walls with fencing on top to define the private 
courtyards along the linear park.  The reduced height of these walls compared to the June 2025 submission 
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is a welcome change. 
 
Response to Comment:  Comment acknowledged.  The Applicant will continue to refine the interface 
between Building 5600 and Overlook Park, and this will be addressed further as part of the Site Plan 
Submission for that building. 
 
Comment 30: Building 5700 (Workforce Housing): The building footprint and height has increased since 
the June 2025 submission. This increase in building mass has made the building less hospitable to future 
residents as it has reduced the previously limited outdoor space even further. The building is pushed as 
close as possible (15’ from the edge of travel lane) to a busy road that will service the thousands of 
additional vehicle trips passing behind the residential units. The building’s location, lack of buffering, bulk, 
lack of trees and adequate shade in the parking lot, and lack of sidewalks to connect the front door to the 
accessible parking all contribute to a building that feels inhospitable, unwelcoming, and divorced from the 
aesthetic and programmatic goals of the rest of the Tuscan Village development. 
 
Response to Comment:  Comment acknowledged.  The Applicant has located the Workforce Housing 
building on a prominent site at a major entry to the Tuscan Village project, and as such, intends to deliver 
a Workforce Housing building that is aesthetically refined and well integrated into the larger development. 
This will be addressed as part of the Site Plan Submission for Building 5700. 

 
Comment 31: Contradictions between plans and renderings that should be resolved:  

• The master plan (Sheet 3) shows no tree plantings or green space on any side of the building, and 
instead shows hardscape around all sides of the building. However, the renderings show low 
plantings along the front ends of the building, a wide expanse of blank concrete at the front entry, 
and a row of trees in an extremely narrow strip behind the building along the sidewalk. (see Sheets 
25, 27, 28) 

• The paved area shown in the plans on the southwest side of the building is rendered as lawn with 
trees on Sheet 27 and 28. 

• The paved area on the north side of the building is rendered with an impossible lawn panel that 
blocks cars from accessing the parking spaces in the renderings on Sheet 19 and 29. 

• There is a gated, paved area shown on the rear (west) side of the building that faces the car wash 
and gas station. The renderings show no gates or fences and instead show a row of trees which 
would struggle in the 10’ wide strip along the building façade (Sheets 28, 29) 

 
Response to Comment:  The intent of the renderings is to show the conceptual massing and scale of 
proposed buildings.  More detailed renderings and plans will be shown at the Site Plan Review stage.   
 
Comment 32: Building 5700 Entrance: Further information is needed on the design of the building, 
especially pedestrian access and green space. The Design Guidelines are very specific in the need for 
clearly defined entrances. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
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Submission for Building 5700. 
 
Comment 33: Building 5800 (Hotel): As noted in our previous review, the vehicular area in the porte-
cochere feels quite small in the rendering (Sheet 26) and does not seem to be fully coordinated with the site 
plan (Sheet 4). The glass façade extends much further into the driveway in the rendering than in the plan. 
The planted sidewalk that leads to the main entry is a welcome element to the design and should be 
replicated elsewhere in the parking lot. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for Building 5800. 

 
Comment 34: Roofs: The proposed flat roofs on all of the proposed buildings offer great opportunities for 
solar arrays and/or green roof installations. Since this new development is characterized by large expanses 
of paving surrounding each building, green roofs could generate electricity, help keep the buildings cool, 
and reduce the heat island effect from the asphalt and hardscape. 
 
Response to Comment:  Comment acknowledged.  The Applicant intends to reduce heat-island effects 
through use of light-colored roofs (which reflect incoming solar radiation instead of absorbing it) and 
ground level green spaces.  We will also explore rooftop solar opportunities. 

 
Comment 35: Design of National Franchises and Drive-Throughs. At this point the renderings of the fast-
food restaurant and the bank are considered placeholders. Final architectural forms should be derived 
from local and New England regional prototypes and should fit into the overall established aesthetic of 
Tuscan Village. Drive-through canopies should be well-integrated into the overall building design, and 
clear pedestrian circulation should be maintained along the front of each building. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for the relevant buildings. 

 
Comment 36: Multi-Family Housing: The design of multi-family housing (which includes both the 
apartment building and the workforce housing) is addressed in detail in the Design Guidelines 
(Architecture, pp II-24 and 25). The overall objective is to provide housing that has character, richness, 
and visual interest, with detailing that reflects historic styles of the community. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for these buildings. 

 
Comment 37: Building 5700: The conceptual design for the workforce housing does not meet the intent of 
the Guidelines in several areas: The massing and style of the structure is not distinctly residential in 
character; it could easily house offices, a hotel, or other commercial uses. As shown in the renderings, 
there does not appear to be any well-defined, prominent entrances or other features to lead the eye (and 
the residents) into the building. The entry is simply a hole in the façade. The main entrance is surrounded 
by a large, featureless expanse of concrete with no definition, visual appeal, or shade. The entry does not 
appear to comply with accessibility regulations as no accessible walkways are shown to the accessible 
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parking, which is located extremely far from the entry door. There are no variations in window size and 
shape, roof heights, or façade elements to reduce the scale and add visual variety to the building. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for Building 5700.  The developer for the Workforce Housing will have their architect design 
the building layout and façade, keeping in mind the general principles of the Design Guidelines. 
 
III. LANDSCAPE 
Comment 38: Overview. As noted previously, one of the predominant features of Master Plan 3.0 is the 
expansive size and scale of the parking areas. We look forward to seeing further refinements to the 
conceptual renderings of the landscape provided in this submission, including planting plans and parking 
lot designs that will meet the Design Guidelines. We anticipate seeing significantly more vegetation in all 
parking lots once the team has run the calculations on the required tree and buffer plantings. 
 
Response to Comment:  Comment acknowledged.  Parking lot design and planting plans will be addressed 
as part of the Site Plan Submission for each building. 

 
Comment 39: Overlook Park and Linear Park adjacent to Building 5600. The proposed public open space, 
Overlook Park, is shown on the renderings as a large open lawn ringed by an oval paved walkway, with an 
open paved area to the north serving as an overlook near Tuscan Boulevard. A semi-circular paved area 
connects the paved oval to the sidewalk along Tuscan Boulevard (also termed the Linear Park). The sketch 
on Sheet 13 shows an alternate layout for the park that is not reflected in any of the other drawings in the 
submission. That sketch and Sheet 12 have not been updated to reflect the projecting wing of the apartment 
building that reduces the park space and will impact the park design significantly. On Sheets 19 and 21, 
there are clear views of how the new projecting wing of the apartment building is directly connected to 
Overlook Park’s paved oval. The physical connection of the private building to the public space is visually 
confusing, and makes the space appear as if it is for the use and enjoyment of the building’s residents rather 
than for the public. The sketches on Sheets 12 and 13 indicate some private spaces adjacent to the public 
areas of Overlook Park, but the sketches have not been updated to match the new plans, so the current 
extent of the private space is unclear. The Applicant should provide updated drawings that clearly delineate 
public vs. private space and update the Open Space calculations on Sheet 11 accordingly. 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, the Applicant has presented an updated concept plan for Overlook Park that enhances the public’s 
enjoyment of this open space, and has committed to at an Overlook Park that is at least the area shown in 
the 2025 submission.  Sheet 11 has been updated accordingly. 

 
Comment 40: Linear Park Path: In the new design, the meandering portion of the existing linear park 
pathway would be removed in order to push pedestrians to the edge of Tuscan Boulevard, presumably to 
limit public access to the space adjacent to the building. This design creates an uncomfortably exposed 
condition for walkers and cyclists, with no shade from trees or physical separation from the busy, fast-
moving traffic. The sketches on Sheets 12 and 13 indicate a shallow swale (for stormwater management) 
that could be used to separate the walkway from the travel lanes and create a more pedestrian friendly 
experience. The Applicant should explain why the existing linear park pathway will be demolished and 
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relocated along the edge of Tuscan Boulevard. This block will become the only section of the Linear Park 
that has a continuous sidewalk along the edge of the road. 
 
Response to Comment:  See Response to Comment 9.  As suggested, the Applicant will revise the design 
of this portion of the Linear Park to retain the meandering portion of the existing Linear Park pathway.   

 
Comment 41: Linear Park Niches: Sheets 17-18 show some alternate layout options for the semicircular 
plaza space at the sidewalk (Linear Park Niche 2 Concept 1 and 2). This space is in need of detailed study 
and refinement. This small plaza will be in full sun most of the day along a busy boulevard with no physical 
barrier or tree buffer between the paving and the moving cars. As shown, the site design and location will 
limit pedestrian use and will limit people’s willingness to let their children play in an open area 10 feet 
from rapid vehicular traffic. Further refinement is needed to make this space engaging, comfortable, and 
appealing for people to spend time in. A great local example of such spaces is at the MGB Building (5000), 
where layers of tree plantings, shrubs, perennials, and well-detailed planters and furnishings surrounding 
human-scaled patios have created inviting spaces that feel welcoming and comfortable despite the site’s 
location adjacent to major roads and a parking lot. The inclusion of public art and multiple types of seating 
options would also be welcome in the Overlook Park. 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, the Applicant has provided an updated conceptual design of Overlook Park.  This includes seating 
in the niche adjacent to Overlook Park.  We look forward to developing this further as part of Site Plan 
Review for the adjacent apartments. 

 
Comment 42: Since no grading information was provided, the only information for this area is the rough 
sketch provided in Sheet 12, Overlook Park Concept 1.3. However this sketch has not been updated during 
the last year and does not reflect the impact of the expanded building footprint. It is unclear whether the 
park will actually overlook or have any visual connection to Tuscan Lake (which would be ideal). 
 
Response to Comment:  In response to Viewshed’s comments, as well as Planning Board and Town Staff 
feedback, the Applicant has provided an updated conceptual design of Overlook Park.  This feedback has 
encouraged us to focus on passive recreation in this open space as well as enhancing the planted buffer 
toward Tuscan Boulevard.  We have provided a conceptual section through Overlook Park and Tuscan Lake 
to show grades. 
 
Comment 43: Linear Park Niches at the Hotel. A clearly-defined program for the linear park and the large 
open paved areas will be necessary for the spaces to function as intended (see Sheets 14, 15, 16). While the 
two swing benches and musical instruments will likely be appealing, they are shown in the plan as being 
set on a wide-open expanse of paving, with a handful of trees behind them and no other plantings. In 
contrast, the original niche option seating concepts shown in the June 2025 submission on Sheet 36 show 
nuanced designs with multiple seating options, thoughtfully-located trees and layered plantings, bike racks, 
and informal places for kids to play and climb. This sheet was removed from the updated submission. We 
look forward to seeing how the Applicant will incorporate this type of detailed, considered design into the 
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design of all of the public spaces along the open space path. 
 
Response to Comment:  The enhanced Linear Park adjacent to the proposed Building 5800 Hotel will be 
delivered concurrently with that project, and will be refined further as part of the design of that building. 
 
Comment 44: Planting Strips and Areas. The planting strips shown on the renderings primarily contain 
lawn and canopy trees. We expect that the designs will be refined to show a greater variety of plantings to 
give scale and add visual interest to these large spaces. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for each building. 

 
Comment 45: The extreme narrowness of planting strip behind the workforce housing is shown in Sheets 
28 and 29. As noted before, there is a conflict between the plans and the renderings as to whether this area 
is planted or fenced and paved. However, even if we assume that the area is planted with the three trees 
shown in the renderings, there is a stark contrast between the appropriate width of the landscape buffer for 
the Apartment Building 5600, the Hotel Building 5800, and the Office Building 5200 relative to the 
extremely narrow setback/landscape buffer around the workforce housing building. There is a much more 
generous landscaped setback provided for the parked cars at Building 5600 than for the apartment 
residents in the workforce housing. The Applicant should carefully study ways to increase the open space, 
landscaped buffer, and appropriate setback for the workforce housing building so that it is not inferior to 
all of the other buildings in the development. 
 
Response to Comment:  Comment acknowledged.  The Applicant and its Workforce Housing partner will 
explore this further as part of design of the Workforce Housing, to ensure this component of the project is 
designed to the same high standards of livability and design as the overall Tuscan Village project. 

 
Comment 45: Parking Lot Landscaping: The comments made in the September 2025 peer review were not 
reflected in the updated drawings. The surface parking lots have not been updated to meet the guidelines 
for a minimum of 10% interior landscaped area per large parking lot and 1 tree per every 8 parking spaces. 
The large expanses of parking at the center of the hotel/Workforce housing parcel and the Bank/ restaurant/ 
office parcel will create visually dominant parking areas and create uncomfortable heat island effects and, 
in contradiction to the Design Guidelines. 
 
Response to Comment:  Comment acknowledged.  This will be addressed as part of the Site Plan 
Submission for each building and incorporate the Design Guidelines as well as the requirements under the 
Site Plan regulations for landscaping in parking areas. 
 
Comment 46: Parking Lot Design: As designed, most of the parking lots just meet or fall short of the 
required number of spaces for each building. There is no allowance made for households in the workforce 
housing that may have more than one car, for visitor/guest parking, or for staff parking at the hotel. The 
drawings do not show locations for snow storage areas for any parking lot. While the parking table on 
Sheet 7 indicates an overall surplus of parking capacity for the West Village, the extra spaces in the flyover 
parking lot and the Building 5600 parking garage are reserved for specific users and are not generally 
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accessible, resulting in a shortfall for parking spaces open to all users. 
 
Response to Comment:  The parking shown for both the hotel and workforce housing meets the zoning 
requirements for parking.  The parking requirements for the hotel include parking for staff, visitors, etc.  
Based on discussions with workforce housing partners, the proposed 1 space/unit ratio is sufficient to 
accommodate anticipated demand.  Additionally, the parking for the hotel and workforce housing is shared. 
Snow storage in parking areas is prohibited and notations on all site plans indicate that if inadequate snow 
storage is provided, then the snow must be removed.  Tuscan Village has been successful in adhering to 
this requirement regarding snow storage and its removal and will continue as such. 
 
Comment 47: Additionally, there are several discrepancies between the parking space totals shown on the 
Parking Plan (Sheet 6) and the Parking Table Plan (Sheet 7). Building 5000 MGB Flyover Parking: 106 
spaces reserved for the existing MGB building Building 5100 Office Building Flyover: short 22 or 23 
parking spaces 398 provided Discrepancy: Parking Plan Sheet 6 requires 415 spaces Parking Table Plan 
Sheet 7 requires 414 spaces Building 5200 5500 Office Restaurant: short 11 parking spaces: 164 required, 
153 provided Building 5300 5400 Fast Food Bank: +11 parking spaces (53 required, 64 provided) Building 
5600 Apartments: 23 or +25 spaces reserved for only that building’s use Discrepancy: Parking Plan Sheet 
6 lists 572 spaces provided Parking Table Plan Sheet 7 lists 574 spaces provided Building 5700 Workforce 
Housing: exactly meets requirement: 72 spaces for 72 units Note: 5 of the 72 spaces are dedicated ADA 
parking, so if there are fewer than 5 residents in the building with ADA plates, there will not be sufficient 
parking for each unit. Building 5800 Hotel: +2 spaces (120 required, 122 provided) As shown above, the 
project is short by 20 to 21 parking spaces that are open to all users. This shortfall does not take into 
account the snow storage areas that are not shown on the plans, and are expected to reduce the number of 
available parking spaces within each parking lot during the winter. 
 
Response to Comment:  The Applicant has submitted an updated Parking Plan and Parking Table to correct 
these discrepancies.  Buildings 5200, 5300, 5400, and 5500 share a contiguous parking lot with 217 spaces, 
which equals the zoning requirement.  The Workforce Housing and Hotel uses also share a parking lot.  
Collectively, these show that overall, the project meets the required parking under the Zoning requirements.    
 
Comment 48: Accessible Parking - Workforce Housing: The five accessible parking spaces shown on the 
current plans have been moved to the far ends of the parking area, up to 190 feet from the main entrance 
The accessible parking spaces were previously located at the main entrance. Additionally, the required 
accessible routes to the front door are not shown. This design should be updated to meet the requirements 
in the New Hampshire Building Code. 
 
Response to Comment:  The Applicant will comply with all applicable codes and regulations, including 
those related to provision and location of accessible parking spaces.  This will be reflected in the Site Plan 
Submission for each building. 

 
IV. LIGHTING 
Comment 49: The Applicant’s proposed site plans and renderings do not indicate proposed site lighting 
locations. More information on the proposed lighting throughout the project area will be needed for review 
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to ensure compliance with the Design Guidelines. 
 
Response to Comment:  Comment acknowledged.  Lighting will be addressed in the Site Plan Submission 
for each building. 
 
V. SIGNAGE 
Comment 50: The conceptual signage that was shown on the proposed hotel renderings in the June 2025 
submission has been removed, and no signage was shown in any of the renderings for any of the eight 
proposed buildings. A signage package indicating the proposed sizes, locations, colors and materials for 
all signage will be needed to verify compliance with the guidelines. 
 
Response to Comment: Comment acknowledged.  A signage package will be provided when plans for 
each building have advanced to the appropriate stage. 
 
If you have any questions or would like additional information, please feel free to contact me at your 
convenience. 
 
Sincerely, 

   
Michael Barelli 
Senior Vice President, Development 
 
 
Cc:  Viewshed 
       Tuscan Village Team 
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CAUTION: Security Reminder: External Email This email came from outside the Salem
network. Only open links or attachments if you recognize the sender and were
expecting the message. Even if a link seems safe, never enter your login information
on any site you reached through an email. If you clicked anything or entered
credentials by mistake, report it right away through normal support channels.

From: Mark Gross
To: LaFontaine, Jacob; Mailloux, Colleen; Brubaker, Crayton
Cc: Michael Barelli
Subject: Master Plan 3.0
Date: Friday, September 18, 2026 12:44:45 PM

All,

Thank you so much for meeting today……..based on our conversation and the fact that the peer
reviews as well as town reviews have not been completed as of yet, I think it would be in

everone’s interest to postpone the PB hearing on September 22nd and reschedule for October

27th, 2026…….this email is our formal request to be continued to the October 27th meeting 
…..it is my further understanding is that all revised information must be submitted by October

13th, but we will try to get that information submitted prior to Jacob’s departure……..
 
Jacob,
 
Can you please confirm that we are currently noticed for that meeting date of October 27th?  
Thanks











TOWN OF SALEM PLANNING BOARD

Conditional Use Permit
Preexisting Freestanding Sign  •  354 Main Street

THE REQUEST

Permit a preexisting sign of 187.5 sq ft and 36 ft tall,

where 32 sq ft and 15 ft are allowed in Business Office II.

Applicant: Salem Gateway Properties LLC   •   Map 75 / Lot 7310   •   Ordinance § 490-702H modifying § 490-702D(2)

No increase in height, area, or location.  Sign has stood more than 40 years.  NHDOT District 5 has no objection.

Knightly Meeting Room  •  33 Geremonty Drive



THE REQUEST 354 MAIN ST  •  MAP 75 / LOT 7310  •  BO-II

Salem Gateway Properties LLC  •  CUP  •  preexisting sign  •  § 490-702H 2 / 8

Conditional Use Permit under § 490-702H to permit the preexisting freestanding sign at 354 Main Street to 
be refurbished at 187.5 square feet and 36 feet tall, where 32 square feet and 15 feet are allowed in the 
Business Office II District.

Allowed in BO-II Preexisting sign This application

Display area 32 sq ft 187.5 sq ft 187.5 sq ft — no increase

Height 15 feet 36 feet 36 feet — no increase

Location 5 ft min. setback Existing footprint No relocation

Work is a refurbishment of a sign that has stood on this lot for more than 40 years: new faces, pole refinish, LED of 
comparable output, new power run. Not a new sign.
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District Business Office II

Ordinance allowed 32 sq ft  /  15 ft tall

Requested (existing) 187.5 sq ft  /  36 ft tall

Cabinet 12'-0" wide  x  15'-7 1/2" high

Area math 12.00 x 15.625 = 187.5 sf / face

Overall height 36'-0" grade to top

Clearance +/- 20'-4" under cabinet

Location Existing — private property

NH-97 centerline ~60 ft (NHDOT 9/2/26)

CA ROW 50 ft — sign is outside it
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NHDOT District 5 is all right with the sign rehabilitation in the CUP packet.

Controlled Access ROW 50 feet from centerline of Main Street (NH-97)

Sign location Approximately 60 feet from centerline — on private property

ROW rule NHDOT allows no private signs inside the ROW

Copy rule On-site businesses only — no advertising a business down the road

Contact Roger Demers, Engineering Technician, District 5  •  603-223-3808

Letter dated September 2, 2026 from Roger P. Demers. Full email is Exhibit F in the packet.
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PROPOSED WORK

- Reface cabinet — Gateway Auto Center and on-site 
tenant slots

- Refinish and paint existing pole

- New electrical service (Tom Tombarello)

- LED retrofit of comparable brightness

- Add street address 354 on the face

NOT CHANGING

- Height stays 36 feet (15 ft allowed)

- Area stays 187.5 sq ft (32 sf allowed)

- Cabinet stays 12'-0" x 15'-7 1/2"

- Location stays — private property, outside ROW

- Copy stays on-site businesses only
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(a)

Complies with purpose of the sign ordinance

Orderly, effective, safe identification of the property — not a new billboard. Same structure, cleaner faces, more efficient 
light. No animation, no reader board.

(b)

Particular situation justifies the modification

Preexisting 40-year pylon on a 7-acre former dealership on Route 97. A new 15 ft / 32 sf sign would not identify this 
campus. We are keeping the sign that is already there.

(c)

The site is suitable

Existing location on private property, ~60 ft from NH-97 centerline, outside the 50 ft Controlled Access ROW (NHDOT 
9/2/26). About 20'-4" clearance under the cabinet.

(d)

No adverse impact on neighboring properties

No taller, no bigger, no closer than the preexisting sign. LED of comparable output. Same commercial neighbors along 
Main Street.
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(e)

No adverse impact on traffic or pedestrian safety

Preexisting location outside the state ROW. No animation, no flashing, no message board. LED is like-for-like 
output. Street address 354 will be added to the face.

(f)

Aesthetic character of the site and area will not be adversely affected

Replaces a tired fluorescent cabinet with a finished navy / silver / white face on the same 36 ft structure. 
Cleanup of an existing pylon, not a new element on Main Street.

(g)

Consistent with the spirit of the chapter and the Master Plan

Reinvestment in an existing commercial property. Reuse of existing infrastructure. Energy-efficient lighting. No 
second sign and no larger sign than what already stands.
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Suggested motion

Move to grant a Conditional Use Permit under § 490-702H to modify § 490-702D(2) to permit the preexisting 
freestanding sign at 354 Main Street (Map 75 / Lot 7310, BO-II) at 187.5 square feet and 36 feet in height, 
where 32 square feet and 15 feet are allowed, subject to the conditions below.

Conditions

Note the CUP on the sign permit / plan before a building permit is issued.

No increase above 187.5 sq ft or 36 ft, and no relocation from the existing footprint.

LED output comparable to the existing fluorescent fixtures — specs to Building.

Street address incorporated on the sign face.

Copy limited to businesses operating at 354 Main Street (NHDOT on-site rule).

Separate electrical permit for the new power run.
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