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PEASE DEVELOPMENT AUTHORITY BOARD AGENDA
Thursday, March 10, 2016

Special Meeting

Time: 8:00 a.m.

Place: 55 International Drive, Pease International Tradeport

Portsmouth, New Hampshire

AGENDA

L. Call to Order

1. Public Comment

I1. Old Business

IV.  Leases

A. Approvals
1. Lonza Biologics, Inc. — 70/80 Corporate Drive Preliminary Approval*
(Bohenko)

V. New Business

VI.  Upcoming Meetings
Port Committee March 17 555 Market Street
Audit Committee April 18
Board of Directors ~ April 21

All meetings begin at 8:00 a.m. unless otherwise posted.

VII.  Directors’ Comments

VIII.  Adjournment

IX.  Press Questions

* Related Materials Attached

¥ Related Materials Previously Sent

##%  Related Materials will be provided under separate cover

+ Materials to be distributed at Committee Meeting

Confidential Materials
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Director Bohenko:

Upon consideration of the preliminary plans presented by Lonza Biologics,
Inc., The Pease Development Authority Board of Directors hereby approves:

1.  The proposal to privatize a portion of Goose Bay Drive for the
purpose of utilizing the lot at 101 International Drive and the
lots at 70 and 80 Corporate Drive as contiguous lots;

2. The application to NH DES Wetlands Bureau for a permit to fill
approximately 50,308 square feet of wetlands. Mitigation shall
include daylighting of the existing drainage culvert;

all in accordance with the memorandum from Maria J. Stowell, P.E.,
Engineering Manager, dated March 4, 2016 and attached hereto.

Note: Roll Call Vote required.

N:\ENGINEER\BECCA\TEMPLATES\BOD MOTION.DOCX

TAKING YOU THERE
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MEMORANDUM
To: David R. Mullen, Executive Director I ,
From: Maria J. Stowell, P.E., Engineering Manager ,i.‘,i\ 19TV
Date: March 4, 2016
Subject: Lonza Site Plan Preliminary Approval, 70/80 Corporate Drive

Lonza Biologics anticipates the need to expand its Pease facilities. As you know, Lonza is currently fitting
up the shell space built in 2007. When the fit up is complete, the availability of manufacturing space on
its current leasehold will be exhausted. As a consequence, Lonza has engaged its Engineer, Tighe & Bond,
to develop plans for expanding onto the parcel at 70/80 Corporate Drive, also known as “the iron parcel”.

The attached plans show a concept for constructing: 1,046,000 + square feet of office, manufacturing and
warehouse space; two four-story parking garages; utility yards; and, traffic circulation areas. In terms of
lot and building size, this is the largest development ever to be proposed at Pease, a doubling of Lonza’s
current building and infrastructure, and it will require time for thoughtful consideration. At this time, I
suggest we bring the project to the PDA Board for a preliminary review of the lot consolidation and
wetland impact proposals and to seek approval for the submission of a wetland application.

Lot Consolidation

Lonza may elect to annex the iron parcel lot, currently consisting of two lots totaling 24.05 acres, with its
current leasehold of 17.1 acres at 101 International Drive. The total parcel size would be 43.5 * acres.
However, the expansion could be accomplished by maintaining Lonza’s current rear lot line and
developing the adjacent parcels. In either scenario, Lonza would be privatizing a portion of Goose Bay
Drive. The City and other utility providers will need to carefully review the impact that the abandonment
of Goose Bay will have on their services. The road section under consideration, which is approximately
1800 feet long, is primarily used by Lonza employees and contractors. Converting it to a private road
would not negatively impact traffic circulation on the Tradeport.

Although specific approval is not being requested at this time, it is apparent from even a cursory review
of Lonza’s concept plan that a number of variances and/or waivers may be required. We have listed below
some anticipated by our initial review, but note that others may be added, especially if Lonza determines
not to merge 70/80 Corporate Drive with 101 International Drive.

Cul-de-sac waivers: Part 506 of the PDA Land Use Controls requires that “Cul-de-sac streets shall
not in general exceed 500 feet in length unless otherwise approved by the Board.” The proposed cul-de-
sac, created by privatizing a portion of Goose Bay Drive, is 690 feet in length. The same section states that
“cul-de-sac streets shall be provided at the closed end with a drive-around roadway with a minimum
radius of 80 feet”. The proposal shows a 60 foot radius.

TAKING YOU THERE



Signage variance: Lonza currently has three signs on its 17.1 acre lot - one drive way sign and two
building signs. Lonza will undoubtedly need signs to identify its new buildings. If the parcels are
combined into a single lot, the 200 square feet maximum may be exceeded.

Setbacks: If it is determined that the current 17.1 acre lot should remain a stand-alone parcel,
variances will be needed for pavement and building encroachments.

Wetland Impacts

The proposed development would fill 50,308+ square feet of wetlands on the iron parcel. Recognizing the
significance of this impact, staff carefully considered whether such action was avoidable. Again, in
recognizing the value of this development adjacent to the current manufacturing facility and for the
additional reasons outlined below, we support this fill proposal and ask your further consideration of this
unique request.

* Lonza's expansion needs to be located adjacent to its existing facility. Lonza has incorporated this
parcel in its long term planning for the last 13 years and has paid PDA for an Option on the
premises during that time. PDA has long anticipated that Lonza’s growth would occur on this
parcel and has amended its Site Review Agreement multiple times to avoid having Lonza complete
site work which would be rendered obsolete by the planned expansion. There is no alternative
location suitable for Lonza’s growth needs.

* The iron parcel wetlands are not of high value. The PDA/Gove Study, which is the basis of PDA’s
wetland buffer ordinance, shows two wetland areas on the parcel. They are designated 40 and 53
out of 58 wetlands ranked.

* Lonza has proposed mitigation to include daylighting of the large drainage culvert that runs
through the parcel. This measure has long been a goal of the Hodgson Brook Advisory Board and
will improve water quality and provide a habitat for wildlife.

Although this development is still in the early stages of design, Lonza must have certain commitments
from PDA to support further advancement. Specifically, Lonza needs an approval on the lot consolidation
with the privatization of a portion of Goose Bay Drive and the wetland impacts. If the Board grants these
approvals, Lonza will immediately file an application with NHDES who will make a final determination on
the granting of a wetlands permit and any additional required mitigation. Additionally, Tighe & Bond will
bring a more complete plan to PDA staff and the City of Portsmouth for informal meetings prior to
finalizing its concept, subdivision and site plans, which will be brought back to the PDA Board in April.

Ifultimately approved, Lonza would carry out this development in several phases. The timing will depend
on the market demands of Lonza’s customers. PDA staff expects to have ongoing discussions with Lonza
regarding project phasing requirements - for instance, construction of a parking garage at the earliest
phase; traffic and access/egress; utility easements; and, business terms and construction schedules.

Following a more thorough agreement on these decision points, Lonza would come back to the Board for
additional approvals, to include required lease amendments, and will proceed to the City with Subdivision
(Lot Line Adjustment) and Site Review applications.

It is important to note that Lonza's recent successes have been the result of its being able to react quickly
to customer needs by utilizing its planned expansion space in the shell building. Lonza needs to be in a
position to react quickly when new business opportunities become available. Securing the approvals to



begin construction on the iron parcel will accomplish this. At the same time, the Board should recognize
that the construction start date is unknown.

Ideally, Lonza would like to make a submittal to TAC on April 18t for its workshop on April 26, as they
would hope to be permitted by fall. PDA staff will be cooperating with Lonza but cannot guarantee that

these aspirational deadlines can be met.

Lonza has provided the attached plans to show the contemplated development. They consist of:

1.

2.

3.

4,

5

6.

Land Exhibit Option 1 -Two Parcel Concept

Land Exhibit Option 2 - Single Parcel Concept

Proposed Expansion - Building Layout and Hodgson Brook Daylighting
Wetland Location Map

Site Section

Rendering (Building #2 and second parking garage not shown)

Representatives from Lonza and Tighe & Bond will present the plans and answer questions at the Board
meeting next week.

N:A\ENGINEER\Board Memos\2016\lonza iron concept.docx
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PROPOSED TREE PLANTING

PROPOSED WETLAND {SEE SHEET C-XX)
PLANTINGS

45 GRASS STRIP (TYP.)

1§ EXISTING BITUMINOUS
CONCRETE SIDEWALK (TYP.)

?aﬂ

TEMPORARY EROSION DAYLIGHT HODGSON BROOK

CONTROL BLANKET (TYP.) | l (SEE ABOVE DETAIL)
(SEE SITE PLAN FOR TYPE) PROPOSED WOOD

LAWN (TYP.) £15' GRASS STRIP (TYP.) CORPORATE ORIVE (£24)

TEMPORARY EROSION
CONTROL BLANKET (TYP.)
(SEE SITE PLAN FOR TYPE)

TERMINA
EROSION CONTROL BLARKET
UNDER COIRLOG
DAYLIGHT HODGSON BROOK
(SEE ABOVE DETAIL)

NHDOT 304.3

12° COIR LOG EROSION CONTROL STAKED PER
MANUFACTURER' S RECOMMENDATIONS (TYP.)

HODGSON BROOK DAYLIGHT

NORTHEAST FOOTBRIDGE .
Ry e :
7 WOODEN STAKES (TYP.) ENTRANCE \ ‘ ’ / ITERSECTION RADIUS' T0
=] — BlsTNE T — - — . od
= SIDEVEALK —
/’b - - z ————— s
-

/
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SITE DATA

LOCATION: TAX MAP 305, LOTS 1 &2
GOOSE BAY DRIVE & CORPORATE DRIVE
PORTSMOUTH, NH

ZONING DISTRICT:  AIRPORT, BUSINESS & COMMERCIAL (ABC)

DIMENSIONAL REQUIREMENTS:

REQUIRED
MINIMUM LOT AREA: 5 AC
MINIMUM STREET FRONTAGE: 200 FT
MINIMUM FRONT YARD SETBACK: 70 FT
SIDE SETBACK 30 FT
REAR SETBACK 50 FT
MINIMUM OPEN SPACE 25 %

MAXIMUM STRUCTURE HEIGHT SHALL NOT EXCEED FAA CRITERIA.

PARKING REQUIREMENTS;

REQUIRED PARKING
2 SPACES PER 3 EMPLOYEES ON LARGEST SHIFT
1000 ANTICIPATED EMPLOYEES = 667 SPACES

o%
CROSS-SECTION _ ~gEe. N SR R e
NOT TO SCALE > o —
N
\ =
~
~
\ - RY
Y b PROPOSED 4-STORY 450,0008 SF
PARKING GARAGE #2 F.F =585
F.F = 58.0
e
£ 3
7 TiANG I GPOSED OVERHEAD e —
/ AReaz et — ::MM\?WP-) i >
= 3 0 L N
/s ! ® ; e
g O e L+ 4? n
, L N
7 L4 7
- .. & " Lo !
N = I vr
(> .l
X BT
. ¥ WETLAND IMPACT
XN SR L RS
. F.F=580 ’
v
3-3TORY
410,000t SF
. F.F=56.5
OPOSED |
BUILDING #1: 410,000 SF e /o
BUILDING #2:  450,000% SF SRR Rl s ' -
::'TL:.: o 18c:|s‘§:ms SF THG (4 e,
046,000 EXISTING PARKING R WAIVER REQUIREDFROM ™~ ~
y e B SULDE.SA LENOTH (500 MAX)
PARKING GARAGE #1: 400+ PARKING SPACES FROFOSED Q AND RADIUS (160" MIN.)
PARKING GARAGE #2;  320i PARKING SPACES CAFE
TOTAL: 720+ PARKING SPACES @)
1000 EMPLOYEES: 687 REQUIRED SPACES .. . ‘ o9
~ ‘3‘;‘
WETLAND IMPACTS: \ -
WETLAND IMPACT AREA #1: 17,628 SF LOBBY/OTM
WETLAND IMPACT AREA #2: 1,189 SF 9
WETLAND IMPACT AREA #3: 20,204 SF \
WETLAND IMPACT AREA #4; _ 11,287 SF
TOTAL: 50,308t SF
DAYLIGHT HODGSON BROOK: 32,9741 SF \ \
\
EXSTING BULCNG /
oo -5
A
o PROPOSED EXPANSION - LONZA GROUP Tighe&Bond
Consulting Engineers
i soe PORTSMOUTH, NEW HAMPSHIRE i g

L-0700-10 SITE.dwg




LEGEND

—— —— : ——  APPROX. LOT UNE (PER TAX MAP)
EDGE OF JRISDICTIONAL
WETLAND (SEE NOTE §3)

HOTES:
1. REFERENCE: LONZA BIOLOGCS, INC.

2. AELD SURVEY PERFORMED BY LP.S. & JML OURMNG 10/14 USNG MULTPLE TRAMBLE R SURVEY
GRADE GPS UNITS WITH A TRIMBLE DATA COLLECTOR UTUIZING THE KEYNET VRS NETWORK.

3. JURISDICTIONAL WETLANDS DELINEATED BY GOVE ENVIRONMENTAL SERVICES, INC. DURING
OCTOBER 2014 N ACOORDANCE WITH 987 CORPS OF ENGINEERS WETLANOS DELINEATIONS
MANUAL, TECHNICAL REPORT Y-87-1.

4. HORIZONTAL DATUM BASED ON WORK PREVIOUSLY COMPLETED BY DOUCET SURVEY AT THS SITE

WETLAND LOCATION MAP
FOR THE
LONZA GROUP

CORPORATE DRIVE & GOOSE BAY DRIVE
PEASE INTERNATIONAL TRADEPORT

GRAPHIC SCALE PORTSMOUTH, NEW HAMPSHIRE
L = e
e f— oumm JAG | unoCTOBER 16, 2014 DOUCET
e, oS, TEL WATER. SEWER AND DRAM SERVCES ARE SHOWN I SCHEMATIC ( ¥ reer ) | ogom gn WD ouum wa:__ JI45A mEYg
FASHION, THOR LOCATIONS ARE NOT PREGSE OR NECESSARILY ACCURATE. NO WORK N
WHATSOEVER L 0E UMDCHTAEN O TS STE USR0 BES PLAN TO LOGATE e Ao J495 sar | o | Sering Tour Frsfemiorcd Sirvayhg & Uopcing Nosde
DESCRIPIICN BY_| LOCANIGHS FOR INFORMATION REGARDING SUCH. CALL DIG-SAFE AT 1-B88-DIG-SAFE (003) €50-8320  htg:/ /e Acuceizmreny.com
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