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Salem Depot bu1ld1ngs demohshed as part of expansmn

By Mapenxse Heones
nhugivraeghttibunses

SALEM, N.H. — The Salem
Depot at Broadway and Main
Street has transformed over
the past few weeks, as build-
ings have been demolished
tomake way for an expanded
intersection.

The project is scheduled
o come Lo close next fall,
according to Municipal Ser
vices Birevtor Hoy Sorenson.
who spoke recently dur-
ing a Zoom event with the
Grealer Salem Chamber of
Commerce.

The a’c T intersection sits just west of
Interstate-93s kxit 2. The project aims
10 expand Broadway 10 allow Jor a
turning fane for both northbound and
.s(mmb(mnd mljﬂc Sorenson smd

“Ihig project originated
back in 1995, Sorenson
explained lo local business
Teaders. “So here we are
in 2020. In essence, this is
i 25-year-old project that
came about becaunse of the
congestion.”

The depot intersection sits
Just west of Interstate-Yit's
Exit 2. The project aims lo
expand Broadway to allow
for a turining lane for both
northbound and southbound
traffic. Sorenson said.

See EXPANSION, Page B2

Copyright (€)2020 The Eagle-Tribune, Edition 09/20/2020
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Buildings have
been demolished
as part of the
ongoing project to
widen the roadway
at the intersection
of Broadway
and Main Street
in Salem, New
Hampshire, The
busy intersection
will add two
turning lanes for
both northbound
and southbound
traffic.

Tz JLAH3d photo
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Buildings have been demolished as part of the ongoing project to widen the roadway at the intersection of Broadway and Main
Street in Salem, New Hampshire. The busy intersection will add two turning lanes for both northbound and southbound traffic.

EXPANSION

B Continued from Page Bl

The town worked with
the stale 1o acquire seven
propertics through eminent
domain to be able 1o use that
land to cxpand the intersee
tion, according to Soren-
son. Businesses in that area
received funds to help them
move, he added.

Demolition at the intersec-
tion just finished, Sorenson
said. Now water and sewer
lines are being placed under-
ground, which should 1ake
about {wo to three months.,
sorenson explained,

“As the Chamber of

Commerce it was a littte incon-
venient for the husinesses
while you were digging things
up, but no pain, no gain,” said
Chamber President Donna
Morris, wha's office sits close
to the intersection.

“This (project) is fixing
everything in a very preven-
tative way,” she added.

Paving and sidewalks are
part of the next phase of the
project, Sorenson said, The
town is in the process of find-
ing a contractor to do the work,

Aficer the town chooses a
contractor, Sorenzon will be
reaching out to businesses in
the area to explain the final
leg of the depot expansion
project, he said.

Copyright {C)2020 The Eagle-Tribune, Edition 09/20/2020
September 20, 2020 7:35 arn (GMT +4:00)

Bulldings have been demolished as part of the ongoing
project to widen the roadway at the intersection of

Broadway and Main Street in Salem, New Hampshire. The busy
intersection will add two turning lanes for both northbound
and southbound traffic.
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Traffic, parking issues emerge for Salem Depot proposal

Planning Board has concerns about charitable casino proposal

By Madeline Hughes mhughes@eagletribune.com
Sep 7, 2020

Yy in @ @ A

SALEM, N.H. — Planning Board members say they are skeptical about a charitable casino
project proposed for the Depot intersection.

Traffic is often heavy and slow moving at the intersection, which is being reconfigured in a
$24 million project. Board members said they are concerned that the proposed two-story

casino building with nearly 14,000 square-feet for gaming and a restaurant would add to
those traffic problems.

The developer, the Lupoli Companies owned by well-known local businessman Sal

Lupoli, previously had an approved plan for a multi-use restaurant, retail, office and
residential space at the 1.3-acre site. As the coronavirus pandemic continues to impact the
economy, however, Lupoli Companies said it no longer sees that plan as feasible and is
instead proposing the restaurant and casino.

“When we look at what life is going to be like for the foreseeable future, we think we are
going to struggle to find a niche for the small retailers and the small restaurants and the
small office space broken up the way that it was in the three buiidings (in Lupoli's earlier
proposal), particularly when you look at everything that's happening at the Tuscan Village
(a nearby mixed-use project),” said Rick Fryberger, an engineer for the TEC firm that
represents Lupoli Companies.



Fryberger's comments came at an Aug. 25 Planning Board meeting — the first time board
members were able to talk with the engineer about the casino project. The developers
have received feedback from the board and, based on that information, are reworking the
plan in hopes it will eventually gain the board's approval.

The project proposes a traffic pattern requiring drivers to take a right turn only into the
property and also a right turn only to exit. Board members said such a traffic pattern has
not worked in other locations in town.

“Trying to do a right-in, right-out sounds good on paper, but | can tell you right now it does
not work," said Linda Harvey, an alternate member of the board. "There are going to be
people stopping on Route 28 and other cars backed up behind them are going to be
backed into the intersection and things are just going to tum into a gridlock situation.”

Mike Lyons, a seleciman and Planning Board member, agreed.

“Chasers (the other charitable gaming casino in Salem) is over by our best intersection,
and this place is going to be over by our worst intersection. Despite the fact that we and
the state are putting $24 million into it, it's still going to be an ‘F, Lyons said of the Depot,
which state transportation officials have given a poor "F" rating because of its problems.
"So | think this is a tough one.”

As part of the Planning Board review, the developers must do a traffic study showing how
the project will affect the intersection. State officials will also likely comment on the study
because reconstruction of the Depot intersection is being paid for by the state.

Other Planning Board members, including Jeff Hatch and Chairman Keith Belair, said the
proposed restaurant and casino go against the area's existing zoning. Zoning in the Depot
area is designed for mix-use projects, like the previous plan submitted by Lupoli
Companies. The idea of the zoning, according to board members, is to increase foot traffic
and decrease car traffic in the area, which has long been known for backups of vehicles.

“This project (the casino) is going to bring in more car traffic and less foot traffic,” Hatch
said.



The developers also face a parking issue. The project has 79 parking spaces, leaving the
developers to look for ways to create more spaces, Fryberger said.

“We expect there is going to be some discussion around parking and traffic especially," he
said to the board. "We know that's a heavily traveled roadway. The intersection specifically
is a challenging intersection, which is why it's being repaired. So we look forward to
discussing those issues with you.”

The project might also have to go before the town's Zoning Board of Adjustment because
the proposal involves three parcels of land, one of which is not zoned for charitable
gambling, town officials said.

During the planning process, the developers would also need state approval for a
charitable casino. The state has not received an application or any information about the
project, said Maura McCann, a spokesperson for the New Hampshire Lottery Commission.

Charitable poker rooms and casinos in New Hampshire must give 35% of their gross
revenue to local charities and 10% to the state lottery, according to state rules. Chasers
gave about $3 million to local charities last year, according to owner Lisa Withrow.

New Hampshire has 55 charitable gaming facilities. There are no limits on how many such
facilities can be put in a community, McCann said.
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Charitable casino proposed for depot intersection in Salem

By Madeilne Hughes mhughes@eagletribune.com
Aug 13, 2020
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Courtesy. Real Estate developer Sal Lupali submitted this site plan for a new charitable casino and restaurant, located at
the site of his Sal's Pizza restaurant at 29-49 North Broadway in Salem, New Hampshire.
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SALEM, N.H. — Real estate developer Sal Lupoli wants to build a charitable casino at the former

site of his Sal's Pizza restaurant near the Salem Depot intersection, according to plans submitted to

the town,

The proposal, which Lupoli has filed with the Planning Board, comes as the depot intersection is
being widened.

The proposed gaming facility at 29-49 North Broadway needs site plan approval from the Planning
Board and then a state license to move forward, said Salem's Planning Director Ross Moldoff.

The Planning Board will start the approval process Aug. 25 with a discussion of the project.

The plans submitted show a two-story casino building with nearly 14,000 square-feet for gaming and

a restaurant. There will also be two outdoor patios, according to the plan.
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The state has not received an application or any information about the project, said Maura McCann,

a spokesperson for the New Hampshire Lottery Commission.

Chasers Poker Room and Casino is the only charitable gaming facility in Salem, after Cheers Poker

Room and Casino closed in 2019.

Charitable poker rooms and casinos in New Hampshire have to give 35% of gross revenue to local
charities and 10% to the state lottery, according to state rules. Chasers gave about $3 million to
local charities last year, according to owner Lisa Withrow.

There are 55 charitable gaming facilities in the state. There are no limits on how many such facilities

can be put in a community, McCann said.

Lupoli, who could not be reached by press time, is the founder and CEQ of the Lupoli Companies,
which has developed several commercial and residential properties in the Merrimack Valley. He is
also the owner of the Sal's Pizza franchise.
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Fire safety, affordability key concerns for Tuscan building

By Madeline Hughes mhughes@eagletribune.com
Aug 12, 2020
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A rendering of the proposed 260-unit apartment building proposed by Tuscan Village A
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SALEM, N.H. &€" With the proposal of a new apartment building, Tuscan Village
developers faced skepticism and questions at Tuesday night's Planning Board meeting.



In the original plan, a 220-unit senior living facility was proposed for the property. However,
since the COVID-19 pandemic, those facilities have been particularly hard hit financially,
according to lead developerA Joe Faro. Because of that and other changes to the local
housing market, the developers are proposing a 260-unit market-rate apartment building.

The proposal prompted questions and commentsA about affordability, fire safety and the
project as a whole.

“This project has changes about as often as people change their socks,” said D.J.
Bettencourt, Salem resident and chairman of the Budget Committee, when he called into
the meeting. "And | understand that there are reasons for that, and | understand projects
of this size mature and develop over time. But | must say that there comes a time in which
| think the board and this community has to say 'stop."

Faro said market conditions changedA rapidiyA because of the pandemic. He sees the

need for more market-rate housing in tax-free New Hampshire as people can choose to
work from home, he said.

"If you think you can build a 3 million-square-foot, 170-acre megaplex like this without
having to deal with market forces and market changes then you are a much better man
than | am, because that is impossible," Faro said, in response to Bettencourt. "There is not
a member of this board, or a member of this community, or any other one, that would be
able to do this without having to deal with forces beyond our control, such as the market."

Developers have been working in tandem with town officials for years on this project. In
May 2019, the town and developers struck aA $38 million agreement, in which developers
would do about $14 million in off-site improvements in town and pay about $24 million in
development impact fees. DevelopersA might now pay more in development impact
feesA because of these added residential units and other potential residential units.

"We have lived up to every single promise and every single expenditure and put tens of
millions of dollars into this community,” Faro said Tuesday. "l think you need to walk a mile
in @ man's shoes to understand how challenging it is to do a development like this, in an
environment like this, when [ listen to all of this negative feedback."



The Planning Board has been relatively receptive to approving plans for the Tuscan
Village, Planning Director Ross Moldoff said. With this proposal, developers were only
presenting a preliminary plan to the board. Town officials will now work with the developers
to incorporate feedback from the board into the plan.

Fire safety concerns

The Salem Fire Department does not have a ladder tall enough to reach some of the
proposed building's apartments on the fourth and fifth floors on the courtyard side, fire
Chief Larry BestA said. This is also a problem for the newly builtA Hanover apartment
building, which was approved 18-months ago.

"The (Hanover) courtyard isn't set up to drive into (with a fire truck) because of the
features and landscaping,” Best explained. Instead, to get to an apartment on the
courtyard side, firefighters need to carry in a free-standing ladder, he said.A

The buildings are built to code with special compartmentalized firewalls and sprinklers to
control fires, he said. However, if someone were trapped in a fifth floor, courtside

apartment and needed to escape through a window, no current ladder would reach them,
Best said.A

"We are working through those scenarios to perform a rescue, should we need to, from the
courtyard area,” Best said.A

Solving the problem isA not as simple as buying a new ladder and fire truck to carry it,

Best explained. "We need staffing to go with that ladder truck and a station, or place to
store it."

Town voters did not support an effort earlier this year to buy land to build a new Main
Street Fire Station that could have accommodated a new ladder truck.A

Affordability option



With the new proposal, the planning department decided this was a time to renew the
conversation about adding workforce housing &€” affordableA units with regulated prices
&€” to the project. Workforce housing is for people earning moderate incomes in their
communities, about $50,000 for a single person in Salem, Assistant Planner Jacob
Lafontaine said.A

An affordable one-bedroom apartment in Salem would be about $1,100 a month, he
said A

Apartments in Tuscan Village cost hundreds of dollars more a month because they are
market rate. In the Hanover building, available studio apartments cost $1,812 per month
and one-bedrooms start at $1,936 a month, according to the Hanover's website.

"We thought it was prudent to bring up because the project changed from its original
plans," Moldoff said. He explained that many other cities and townsA implement similar
affordable housingA requirements when projects have a higher population density.

The proposed apartment building would have a density of 40 units per acre, according to
current plans. In Salem before the Tuscan Village project the most densely poputated
residential areas had 12 units per acre, Moldoff explained. In the Tuscan Village, the
Hanover project has a density of 34 units per acre and the Corsa apartments have a
density of 31 units per acre.A

Multiple planning board members including Lyons, Jeff Hatch and Joseph Feole voiced
interest in requesting affordable housing for this project.A

Hatch, who described himself as living on a moderate-income, said, "We should have put
our foot down early on and demanded 10% (workforce housing). But | think in this case

where they are asking for another huge building withA five floors | think we should get
some."



CENTER REVIEW

Modern Retail

Tuscan Village brings new retail to Boston’s steadily expanding northem corridor.

Randall Shearin

AL 8 mitlion square feet, Tuscan Village will contain retail, office, residential aned hospitakity uses.

is underway 1o construct Tuscan
A Village, a 2.8 million-square-foot
mixed-use project anticipated to meet
the growing demands of the area
The center, located on a 170-acre site
about 30 miles north of Boston, just
over the state line, has grown in recent
years as the Boston market steadily ex-
pands northward. While the corridor
along Interstatc 95 has steadily devel
oped, the corridor northward along
Interstate 495 has been relatively un-
derdeveloped, as has the area along
Interstate 93. Just to the north of the
juncture of 193 and 1495 and equi-

T_in Salem, New Hampshire, work
i
|
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distant between Boston and Concord
lies Salem, home to Tuscan Village.

“The town of Salem and the state
of New Hampshire have been very
receptive to this development,” says
Michael Powers, senior vice president
of leasing for Tuscan Brands, the de-
veloper of the center. “It has been a
very cooperative relationship. The
state now considers this project the
Gateway to New Hampshire. The
mixed-use nature of the project pro-
vides opportunity for not only retail
growth, but office, medical, residen-
tial and hospirality uses.”

The area has experienced a strong

economy over the past decade, creat
ing a good opportunity for merchan-
dising the center. The center has about
12 million people within a 30-min-
ute drive time, With nearly 3 million
square feet of space, Tuscan Village
will become a compelling civic hub
for the area.

“From an office perspective, we are
seeing a lot of interest from companies
who are secking a lower cost option in a
no state income tax area with less traffic,
given the reverse commute,” says Powers.

The immediate trade area has an
average annual household income of
approximately $112,000 with strong



education levels. Tuscan Village will
contain about 1 million square feet of
office space and 950 residential units.
A medical center campus and two ho-
tels will also be part of the project.
The project will have about 800,000
square feer of retail space.

“Retailers today are very particular
about the environment they will open
stores in and how many stores they will
open in a given radius,” says Powers. “Un-
derstanding these propensities, it was crit-
ical to put together a programing strategy
that focused on retailers and restaurants
that were relevant to the market today.
Tuscan Village will be unique; a destina-
tion focused on place making and custom-
er experiences.”

As such, Tuscan Brands is working
to create an atmosphere that doesn’t
exist elsewhere in the market. The cen-
ter's central design theme is inspired
by old world urban development and
traditional surroundings like includ-
ing lush landscaping, pocket parks
and a robust calendar of civic events.

“We're really secking to be aspira-
tional as well as experiental,” says
Powers. “The design has resonated
well with the market.”

The first phase of the project, com-
prising 50 acres and known as the North
Village, was completed in 2019. North
Village is anchored by an 80,000-square-

CENTER REVIEW
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Tugcan Village wilt be a large-scale projsct, designed fa create a hub for the surrounding
community. Medcal oftice and retall uses play heavily into thal role.

Homesense, a home décor concepts from
TJX Companies. Also in North Village are
The Villas, a 96-unit for-salc condomini-
um project, Corsa, a 156-unit luxury rent-
al apartment complex, and a brand new
Ford automobile dealership. The second
phase, comprising 120 acres, is now under
construction. Known as South Village, the
area will have the majority of the retail
and restaurants at Tuscan Village along
a lakefront setting. The lake will serve as
the main focal point for Tuscan Village.

foot Market Basket grocery store, and

| — T P

Lscan Brands is working to create an almosphers hat doasn't exist
Lush kanclscaping and pockel parks add to the project's altractons,

A 15,000-square-foot L.L. Bean will also

alsewhiers in the marke,

anchor South Village. The L.L. Bean storc
will be the only one in the retailer's port-
folio that sits dircctly on a body of water.
L.L. Bean plans to use the Tuscan Lake to
its advantage, offering fly fishing demon-
strations; kayaking; canoeing; and paddle
boarding on the lake. To date, other re-
tailers announced include ULTA, Tuscan
Market, Old Navy, Drive Custom Fit, JP
Morgan Chase Bank, Chipotle, Beach
Plum and Pressed Café.

Entertainment, Food and beverage
and home furnishings have been a key
focus of the leasing team.

Separately on the property, Hanover
Companies is developing a 281-unit
apartment complex scheduled to open
later this year and Partner’s Healthcare
has announced a medical office building
to anchor the projects main entrance on
Rockingham Park Boulevard.

Given its sheer size and complexity,
Tuscan Village will continue to open
in stages. The South Village is planned
to open by in March 2021 with the
office and additional retail phases
opening in 2022, SCB

March 2020 » SHOFPING CENTER BUSINESS = 33
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Salem Planning Board to consider new Tuscan Village buildings

By Madeline Hughes mhughes@eagletribune.com
Feb 18, 2020
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Courtesy. This is a rendering of the proposed Starbucks in the Tuscan Village, near the new Market Basket.
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SALEM, N.H. — The Salem Planning Board will consider two new buildings in the Tuscan Village and
a cell tower in north Salem at their next meeting.

Demoulas Super Markets Inc., which owns the new Market Basket and surrounding plaza, proposed
the new construction.

The first building will house four unnamed shops. The second will feature a Starbucks and cellphone
store, Planning Director Ross Moldoff said.

The new plan is similar to a 2017 proposal that included four buildings, featuring a coffee shop, a
bank and two restaurants for the plaza, Moldoff said.

Demoulas hasn't submitted new plans for the other two buildings that were included in the 2017

https://www.eagletribune.com/news/new_hampshire/salem-planning-board-to-consider-ne... 2/19/2020



Salem Planning Board to consider new Tuscan Village buildings | New Hampshire | eagle... Page 2 of 3

proposal, Moldoff said.

The developer is asking for a modification to the parking requirements for the project, asking the town
to wave 16 spots, Moldoff said. He added that the request is not uncommon.

This part of the Tuscan Village development could be approved at the March 12 meeting, if the board
does not continue the public hearing, Moldoff said.

Cell tower

A company from North Reading, Massachusetts, is applying to build a 150-foot cell tower in a parking
lot on North Broadway, according to planning board documents.

Blue Sky Towers |ll LLC develops cellular infrastructure, working with wireless companies and real
estate owners, according to its website.

The proposed tower will be in a commercial area just north of Walmart, at the back edge of the Bien
Soigne salon and spa parking lot, according to planning documents. There are nearby residential

areas, across Route 28 and to the rear of the commercial property.

Neighbors will be notified of the project before the March 12 meeting, Moldoff said.
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Soccer fields proposed for Industrial
Way in Salem

By Madeiine Hughes mhughes@eagletribune.com

Jan 7, 2020

SALEM, N.H. — Salem's Conservation Commission gave the go-ahead at a
recent meeting for a private athletic facility company to build indoor soccer fields on an
industrial site in town.

Business partners Joel Hatten and Frank Bizzarro, CEQ and CFO of New Hampshire
Sports Domes respectively, propose building two year-round fields with artificial turf at 6
Industrial Way, near Exit 2 of Interstate 93.

The business still needs to get approvals from the Planning Board as well as the New
Hampshire Department of Environmental Services to build on the site, which includes
wetlands, according to Planning Director Ross Moldoff.

"It's neat to have a recreation facility like this proposed in an industrial zone," Moldoff
said.

The Planning Board will hear more about the lighting and noise impacts at its Jan. 14
meeting. The board will also discuss impact fees and parking waivers because these
facilities are "not traditional buildings,” Moldoff said.

The 75-foot tall domes will enclose a regulation size artificial turf soccer field — 110
yards by 70 yards. There will be an additional 10 feet of turf surrounding each sideline.
There will not be any permanent seating in the domes.

"The driving force for this was members of my group and | have had kids go through the
soccer world, it's difficult to get space to practice during the winter season," Bizzarro
said.

The domes will be enclosed year-round and have air conditioning in the summer,
Bizzarro said. The regulation fields will also have the ability to be cut in half for smaller
practice fields, according to project documents.

"Our primary focus is going to be older kids who utilize a full-size field, and there are lots
of adult leagues out there too," Bizzarro said. "You can’t put them on a smaller field and
have it be a safe environment.”

New Hampshire Sports Domes are also in the process of building other indoor
facilities in Hookset and Goffstown, Bizzarro said.



“This hasn't been done in New Hampshire before, the tech is evolving very quickly and
we are going to be the first to bring this type of dome to New Hampshire," he said. "We
are excited to bring this type of facility to New Hampshire that can provide a new
experience to young adults and athletes of all ages."



