
AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

200 Griffin Road, Unit 3, Portsmouth, NH 03801 
Phone (603) 430-9282 Fax 436-2315 
 
18 October 2021 
 

Peter Britz, Acting Planning Director 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
 

RE: Application for Site Plan Approval, Tax Map 125, Lot 3, 238 Deer Street 

 
Dear Peter and TAC Members: 

On behalf of 238 Deer Street, LLC we submit herewith the attached for Technical Advisory 
Committee review for the Site Plan approval. The project consist of the replacement of the 
existing structure (VFW – Statey’s) at 238 Deer Street. The owners, 238 Deer Street LLC, are 
committed to providing much needed micro housing units to the Portsmouth downtown. 
This proposed replacement building will have first floor Retail Space and 21 Micro Housing 
Units, all under 500 square feet in size, on the second through fourth floors. The applicant 
obtained a Conditional Use Permit from the Planning Board on February 18, 2021, subject to 
the Conditions listed on the Site Plan, to the requirements for on-site parking. Relief from the 
Zoning Board was also obtained on September 28, 2021, subject to the Conditions listed on 
the Site Plan, for the following: 

• 2.5 % Open Space 
• 3.5 foot rear yard 
• 8 foot penthouse setback with 60% floor area 

Please find the following plans: 
• Cover Sheet – This shows the Development Team, Legend, Site Location, and 

Site Zoning. 
• Existing Conditions Plan C1 – This plan shows the property boundary, current 

improvements, and recently constructed features on the adjacent property. 
• Demolition Plan C2 – This plan shows the removal of the existing structure. 
• Site Plan C3 – This plan shows layout of the proposed features and contains 

Zoning Development and Impervious Surface charts. 
• Utility Plan C4 – This plan shows the location of proposed utility connections to 

the proposed building.  
• Grading Plan C5 – This plan shows site grading. 
• Detail Sheets D1 and D2 – These plans show construction details. 
• Architectural Plans A1 to A7 - These plans show the proposed building 

Architectural Footprint, Elevations, Details, and Unit Layout.  



Letter to Technical Advisory Committee 2 10/18/2021 

 
Also please find attached additional information regarding the application to assist in your 
review. 
 
We ask that we be placed on the Agenda for the November 2 Technical Advisory 
Committee Meeting. We look forward to your review of this submission. 

Sincerely, 

John R. Chagnon, PE 
238 Deer Street Team 

           John Chagnon



M c H E N R Y  A R C H I T E C T U R E  

4 Market Street, Portsmouth, NH 03801     T. 603.430.0274     F. 603.430.0247     www.mchenryarch i tecture.com  
 

 
 
 
October 18, 2021 
 
City of Portsmouth Planning Board 
 
GREEN BUILDING STATEMENT 
Re: Proposed 21 Micro Unit - Mixed Use Building at 238 Deer Street, Portsmouth, NH 
 
 
· Foundation system to be cast in place concrete with continuous rigid insulation installed to depths required 
by the energy code. Continuous insulation to be provided under the concrete slab on grade for 2 feet along 
the exterior wall. 
 
· Exterior Envelope: Designed to meet or exceed the prescriptive method of the 2015 International Energy 
Code requirements. Walls to have cavity filled with closed cell spray foam insulation and a continuous air 
barrier. Composite siting materials to utilize post-consumer materials.  
 
· Exterior Windows to be aluminum clad wood windows, high-performance glazing to provide enhanced 
thermal performance and solar control. Residential unit windows will be operable for natural ventilation.    
 
· Roofing system: Lighter colored membrane roofing system over sloped ridged insulation for cool roof 
performance.  
 
· HVAC systems to consist of high-efficiency heat pumps. Meet ASHRAE ventilation code in all occupied 
spaces.  
 
· Plumbing: All fixtures to be low flow.  
 
· Lighting: Exterior lighting to be LED cutoff fixtures for energy efficiency and to minimize light pollution. All 
interior lighting to be LED throughout using less than 1 watt / sf and perimeter daylight sensors. Occupancy 
sensors to be utilized as required by code. 
 
· Materials & Resources: Minimize waste during construction and operations. Also incorporate the use of 
regional, renewable, and low carbon footprint materials. 
 
 
 
Sincerely, 
 
 
Mark Gianniny, AIA 
Senior Associate 



   

NSPECTION & MAINTENANCE PLAN 
FOR 

238 Deer Street 

Portsmouth, NH 

 

Introduction 

The intent of this plan is to provide 238 Deer Street (herein referred to as “owner”) with a list of 
procedures that document the inspection and maintenance requirements of the drainage structures for 
this development.  

 

The following inspection and maintenance program is necessary to keep the stormwater management 
system functioning properly.  These measures will also help minimize potential environmental 
impacts.  By following the enclosed procedures, the owner will be able to maintain the functionality of 
the drainage structures and maximize their ability to drain the site effectively from stormwater runoff.  

 
Annual Report 

The owner shall prepare an annual Inspection & Maintenance Report.  The report shall include a 
summary of the system’s maintenance and repair by transmission of the Inspection & Maintenance 
Log and other information as required.  A copy of the report shall be delivered annually to the City of 
Portsmouth Code Enforcement Officer. 

Inspection & Maintenance Checklist/Log 
The following pages contain a Stormwater Management System Inspection & Maintenance Checklist 
and a blank copy of the Stormwater Management System Inspection & Maintenance Log.  These 
forms are provided to the owner as a guideline for performing the inspection and maintenance. This is 
a guideline and should be periodically reviewed for conformance with current practice and standards. 
 

DRAINAGE STRUCTURE COMPONENTS 

Non-Structural BMP’s 

Non-Structural best management practices (BMP’s) include temporary and permanent measures 
that typically require less labor and capital inputs and are intended to provide protection against 
erosion of soils. Examples of non-structural BMP’s on this project include but are not limited to: 
temporary and permanent mulching, temporary and permanent grass cover, trees, shrubs and 
ground covers, miscellaneous landscape plantings, dust control, tree protection, topsoiling, 
sediment barriers, and a stabilized construction entrance.  
 

 



   

Structural BMP’s 

Structural BMP’s are more labor and capital-intensive structures or installations that require more 
specialized personnel to install. Examples on this project include but are not limited to: storm drain 
catch basins, slot drains and pipes.  

Inspection and Maintenance Requirements 

The following summarizes the inspection and maintenance requirements for the various BMP’s 
that may be found on this project. 

1. Landscaped areas: After each rain event of 0.5” or more during a 24-hour period, inspect 
landscaped areas for signs of disturbance, such as erosion. If damaged areas are discovered, 
immediately repair the damage. Repairs may include adding new topsoil, lime, seed, 
fertilizer and mulch.  

2. Plantings: Planting and landscaping (trees, shrubs) shall be monitored bi-monthly during 
the first year to insure viability and vigorous growth. Replace dead or dying vegetation with 
new stock and adjust the conditions that caused the dead or dying vegetation. During dryer 
times of the year, provide weekly watering or irrigation during the establishment period of 
the first year. Make the necessary adjustments to ensure long-term health of the vegetated 
covers, i.e. provide more permanent mulch or compost or other means of protection. Clean 
up dead leaves yearly to avoid drainage issues. 

3. Storm Drain Catch Basins and Pipes: Monitor drain inlets and outlets during 
construction. Monitor sediment levels in catch basin sumps and remove as necessary. 

  



   

 

Stormwater Management System 
Inspection & Maintenance Checklist for Post Construction Condition—for 238 Deer Street, Portsmouth, NH 

BMP/System 
Component 

Minimum 
Inspection 
Frequency 

Minimum Inspection Requirements Maintenance/Cleanout 
Threshold 

Closed Drainage System    

Drainage Pipes Yearly Check for sediment clogging, or soiled runoff. Clean entire drainage system and 
remove all sediments if discovered in 
piping. 

Catch Basins Bi-Annually Check for excessive accumulation of sediment in sump Remove sediment as necessary 

Annual Report Yearly Prepare Annual Report, including all Inspection & 
Maintenance Logs. Provide to City (if required). 

N/A 

    



 

 

Stormwater Management System Maintenance Summary 
 

Inspection & Maintenance Log—for 238 Deer Street, Portsmouth, NH 
BMP/System 
Component 

Date 

Inspected 

Inspector Problems Noted, Required Maintenance 

(List Items/Comments) 

Date of 
Maintenance 

Performed By 

      

      

      

      

      

      

      

      

      

      

Data Sheets 



 
 

707 Sable Oaks Drive, Suite 30  
South Portland, Maine 04106 
207.772.2515   

 

 

 

REVISED - PARKING ASSESSMENT FOR 
238 DEER STREET MIXED-USE BUILDING 

PORTSMOUTH, NH 
 
 

Date:  January 12, 2021 

Subject: Revised - Parking Assessment  
238 Deer Street Mixed-Use Building – Portsmouth, NH 

To:  Buz Couilard 

From:  Randy Dunton PE, PTOE, Gorrill Palmer (GP) 

Copied: John Chagnon, Ambit Engineering;  
Jeremiah Johnson, McHenry Architecture  

 

 
Introduction: 

Gorrill Palmer (GP) has prepared the following parking assessment for the proposed mixed-use building to 
be located at 238 Deer Street.  On the first floor, the building will include approximately 2,629 square feet of 
retail space with additional space on the first floor dedicated for a lobby area and accesses to upper floors.  The 
second through fourth floors include 7 micro (less than 500 square feet) apartments per floor for a total of 21 
micro apartments.  The proposed mixed-use building does not have enough area on-site to accommodate 
vehicular parking, and this assessment is to review what the impacts may be on the adjacent neighborhood from 
a parking perspective.   
 
This parking assessment will review the parking requirements based on the ordinance, actual anticipated parking 
demand, and availability of parking spaces within the immediate area. 
 
Parking Requirement per Ordinance: 

The location of the proposed building is within an Overlay District.  As such, it has specific parking requirements 
as identified in the “City of Portsmouth, New Hampshire – Zoning Ordinance” amended through December 16, 
2019.  The parking requirements for this use at this location are as follows (see attached for sections of the 
ordinance): 
 
• Retail Space:  Section 10.1115.21 – Identifies that nonresidential uses within the Downtown Overlay 

District have no Off-Street parking requirement.  Therefore, the first-floor retail space does not require any 
parking spaces.   

 
• Residential Units:  Section 10.1112.311 – Requires that for dwelling units in a mixed-use development, 

the number of off-street parking spaces required is 0.5 spaces per unit for dwelling units less than 500 square 
feet.  This would yield the need for 11 off-street parking spaces (rounded up from 10.5). 
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• Section 10.1112.312 – Requires that any group of dwelling units on a lot containing more than 4 
dwelling units provide one visitor parking space for every 5 dwelling units or portion thereof.  This 
would yield the need for 5 off-street parking spaces. 

 
• Section 10.1115.23 – Because the site is located within the Overlay District, the number of required 

off-street parking spaces can be reduced by 4 spaces. 
 
The following summarizes the number of required off-street parking spaces for the proposed mixed-use building 
(calculations attached): 
 

Off-Street Parking Requirements 
Section  Spaces Required  

Section 10.1115.21 (Retail) 0 
Section 10.1112.311 (Residential – Occupant) 11 
Section 10.1112.312 (Residential – Visitor) 5 
Section 10.1115.23 (Overlay Dist. Reduction) -4 

Total Required Spaces  12 

 
As the table summarizes, the proposed mixed-use building by strict interpretation of the ordinance would 
require 12 off-street parking spaces.  However, it is our opinion this requirement is to high, and the following 
sections identify why it is too high.        
 
Other Modes of Transportation: 

The previous section identified what the off-street parking requirement would be based on the City Zoning 
Ordinance.  The downtown location of this site makes it ideal to take advantage of other modes of 
transportation, thus reducing the need for a car and therefore reducing parking demand.  The following identifies 
numerous advantages to the site’s location and supporting amenities:   
 
 Pedestrian Accommodations: 
 

o Proximity to downtown – the location of the site is ideal in that residents of the units can easily walk 
from the apartment to the downtown on the existing sidewalk network without needing a car.  They 
can walk to a place of employment, entertainment, food, or retail; all without needing a car.  This ties 
well with the expected young professional that is expected to be attracted by this type of 
accommodations.   

o Sidewalks – A robust sidewalk network is provided in the area that allows for easy walking from the site 
to the downtown for the purpose of business or personal.         

 Bicycle Accommodations: 
 

Per Section 10.1116.11 of the Zoning Ordinance (see attached ordinance section), 1 bicycle space for each 
5 dwelling units or portion thereof is required for a multifamily dwelling.  The developers will provide 
individual internal storage areas that will be sized to accommodate bicycles.  These units will be accessible 
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from street level and will have easy access.  A bicycle rack with space for a minimum of 5 bicycles will be 
provided outside.  This will encourage the use of bicycles and reduce the need for a car, and therefore a 
parking space.  

 
 Transit: 
 

Within 650 feet of the site (easy walking distance), there are three Coast bus stops, providing direct access 
to Routes 40, 41, 42, & 43.  Route 40 provides transportation primarily to the southwest and area like the 
Portsmouth Transportation Center, Route 41 provides transportation to the south and through the center 
of downtown, Route 42 provides transportation toward the west over to the Portsmouth International 
Airport at Pease, and Route 43 provides transportation toward the northwest and the Fox Run Mall.  
Through these routes, riders can access major points of destination for employment, entertainment, retail, 
transportation, and food.    
 

 Ride-Share: 
 

A waiting area will be provided within the building that includes a bulletin board in which to share postings 
of those offering or needing a ride.  This area could also serve for those waiting for deliveries from 
somewhere else or Uber / taxi pick-up etc.  The bulletin board can also serve as a location to post bus 
schedules and other transportation information to inform tenants of their options. This will provide 
additional alternatives for tenants who will not own a vehicle, and therefore not require parking within the 
area.   

 
Forecast Parking Demand: 

The previous “Parking Requirement per Ordinance” section identified parking requirements based on a strict 
interpretation of the ordinance.  As identified in the previous “Other Modes of Transportation” section, the 
ordinance is most likely an overestimate of the actual parking demand for the proposed 21 micro units.  The 
retail space does not require any on-street parking and therefore is not discussed in this section.  The purpose 
of this section is to compare the parking demand based on supplemental sources to the parking requirements 
based on the City Ordinance. The following provides a summary of the methodology and findings of the parking 
demand assessment: 

Micro Units:  

The proposed mixed-use development is to include 21 micro units (less than 500 square feet) on floors 2-4.  
These units will be market rate units, but due to their small size the rent would remain lower than larger 
apartments.  Typically, locations with lower rents attract those wishing to minimize their expenses, such as not 
having a car and the associated costs of having a car such as parking, maintenance, and insurance.  To calculate 
the parking demand for the micro-units, GP reviewed the ITE Parking Generation Manual, 5th Edition.   
 
Based on a review of that document, the most appropriate use appeared to be Land Use Code (LUC) – 223, 
Affordable Housing.  The other option would be multi-family apartments, but at less than 500 square feet, this 
size unit is not intended for a family.  Upon further review, there are multiple “setting/location” that could be 
used.  For the purposes of this assessment, we averaged the rates of the different setting/locations.  Those 
setting/location are listed as follows with their associated average parking rate (see attached). 
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Weekday Parking Demand – Summary Table 

Peak Weekday Parking Demand 

Setting/Location 
Peak Parking 

Demand – Average 
Rate per unit 

Parking 
Demand 
(Spaces) 

General Urban/Suburban (10 PM – 5 AM)         0.99     21 
Dense Multi-Use Urban (10 PM – 5 AM)        0.53     12 
Center City Core (10 PM – 5 AM)        0.16     4 
Dense Multi-Use Urban – Single Room Only (10 PM - 5AM)        0.26     6 

Average Peak Parking Demand         0.49     11 

 
As can be seen from the summary table, the average peak parking demand rate is 0.49 spaces per unit with a 
respective parking demand of 11 spaces.  Based upon the City Ordinance: 
 
10.1112.311 The required minimum number of off-street parking spaces for uses 1.10 through 1.90, including 

dwelling units in mixed-use developments, shall be based on the gross floor area of each 
dwelling unit, as follows:  

 
Dwelling Unit Floor Area Required Parking Spaces 

Less than 500 sq. ft. 0.5 spaces per unit 
500-750  sq. ft. 1.0 space per unit 
Over 750 sq. ft. 1.3 spaces per unit 

 
As can be seen from the above Weekday Parking Demand table, the parking demand rate for this size apartment 
is 0.50 spaces per unit, with a parking demand of 11 spaces.  The City Ordinance, when considering the tenant, 
potential visitors, and allowable deductions, resulted in a peak parking demand of 12 parking spaces.  This 
indicates that the City Ordinance is relatively the same as the average rate from the ITE Parking Generation 
Manual, and that the LUC was the appropriate use.   
 
However, the calculations based on the City Ordinance do not appear to factor in the downtown location and 
the use of other modes of transportation; walking, bicycling, transit, and ride-share as described previously 
herein.  
 
It is our opinion that this rate (0.49 ITE or 0.50 City) is high and should be lower due to the downtown location 
of the proposed housing, the availability of public transportation and the small size of the units.  Our opinion 
for a lower rate is supported by the lower ITE parking generation rates when the size and location of the 
apartments are considered.  If the “General Urban/Suburban” rate is removed from the Weekday 
Parking Demand summary table calculations, and the three rates that do consider the 
downtown location of the site as well as the small size, the average peak parking demand is 
reduced to 0.32 spaces per unit with a respective peak parking demand of 7 spaces. 
 
It should also be noted that the ITE peak parking demand rates are based on a time between 10:00 PM and 5:00 
AM, the peak parking demand for residential uses.  The peak parking demand for retail and office space is typically 
between 8:00 AM and 5:00 PM.  Therefore, since the proposed residential housing is among offices and retail 
(some residential), this use compliments the parking demand well and is at its peak when the uses around it have 



 
 
Parking Assessment 
January 12, 2021 
Page 5 
 
minimal demand, and has minimal demand when the uses around it are at their peak.  Therefore, the daytime 
demand for parking could be as few as 3 or 4 spaces during the peak time of the day. 
    
Locations to Park: 

To evaluate parking in the area that could potentially accommodate the minimal need (7 spaces or less) of the 
proposed apartments, GP reviewed both the City’s Park Portsmouth web site as well as completing field reviews 
of the immediate area around the site (approximately 650 feet).  The field reviews were completed at 
approximately 9:30 AM on Tuesday, November 17, 2020 and again that evening at approximately 9:30 PM.  The 
daytime field review was intended to review parking while businesses were open, and the evening field review 
was intended to review with most businesses closed, but with most of the residents home for the evening.  We 
recognize this is a snapshot in time, but helps to establish some form of benchmark for discussion.  Included in 
the field reviews were a walk through the Foundry Place and Hanover Street Parking Garages to get an 
approximation of the percent occupied.  We also field reviewed the Portwalk Garage but the number of spaces 
that would be available to residents was limited and was full during our reviews.  Included with the on-street 
and parking garage field review, we also reviewed the Bridge Street and Worth surface parking lots.  The 
following summarizes our field observations of parking in the immediate area with the locations shown on the 
attached location plan:  
 

Observed Percent Occupied (approximate)  
Location  Day Time Evening 

Foundry Place Parking Garage (600 spaces)      20%       10% 
Hanover Street Parking Garage (900 spaces)       40-50%       20% 
Bridge Street Surface Lot (62 spaces)      10-15%       Less than 10% 
Worth Surface Lot (79 spaces)       70-80%        40-50% 

 
As noted, this was a snapshot in time and based on general observation only.  However, it provides a clear 
picture that there is considerable availability of parking in the immediate area for both residents / visitors of the 
proposed building to park their vehicles.  The above does not include on-street metered parking which is 
available for short term guests.  On-street parking is available on Deer Street, Bridge Street and Portwalk Place.  
Visitors could also use the parking garages and surface lots identified above. 
 
It should be noted that the pandemic could be a factor in the low parking demand; however, even with a 
significant increase in demand, there still appears to be sufficient parking availability.   
 
We also understand that currently, the Foundry Garage is not experiencing the demand that is committed for 
the garage from uses that are not currently built or occupied.  We also recognize that the Foundry Garage is 
slighted to accommodate some parking when the nearby Hanover Street garage is updated. 
 
However, with all these considerations, it would seem reasonable that the surrounding area, including a 600 
space Foundry Garage, could accommodate 3 to 4 parking spaces during the day to support local residents and 
economic growth of the area.       
 
 
 





JN 3768
Computed By:  RED
11/23/2020
Parking Requirements for:  
     238 Mixed Use Building
     Portsmouth, NH

Task: Calculate  the required number of parking spaces

Reference: City of Portsmouth, New Hampshire
Zoning Ordinance  (Amended Through December 16, 2019)

Section 10.1115.21 - Identifies Retail Space in Downtown Overlay District has no requirement for off-street parking
Section 10.1112.311 - Residential Units 
Section 10.1112.312 - Visitor Parking Requirement
Section 10.1115.23 - Reduction in spaces due to Overlay District
Section 10.1116.11 - Bicycle Space Requirements

Given: 21 Micro Units (less than 500 sf)

Calculations :

Section 10.1112.311 
(21 units less than 500 sf) X (0.5 spaces per unit) = 10.5 spaces (round up to 11 spaces)

Section 10.1112.312
(21 units) / (5 spaces per dwelling unit) = 4.2 spaces (round up to 5 spaces)

Section 10.1115.23
Reduction of 4 spaces due to location within Downtown Overlay District

Section 10.1116.11
(21 units) X (1 bicycle space per 5 units) = 4.2 Bicycle spaces (round to 5 bicycle spaces)

12 Spaces

Summary of Off-Street parking Spaces Required

Total Required Spaces 

Vehicle Off-Street Parking Requirements: 

Bicycle Parking Requirement:

Section 10.1115.21
Section 10.1112.311
Section 10.1112.312
Section 10.1115.23

0 Spaces 
11 Spaces
5 Spaces

-4 Spaces 
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FLOOR PLANS
HISTORIC DISTRICT COMMISSION, OCTOBER 2021

DEER ST. MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801
A2

McHA:    SM/RD/MG
10/18/2021
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OVERALL ELEVATIONS
HISTORIC DISTRICT COMMISSION, OCTOBER 2021

DEER ST. MIXED-USE BUILDING
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10/18/2021

1/16" = 1'-0"1 NORTH ELEVATION (DEER STREET)
1/16" = 1'-0"2 EAST ELEVATION (PUBLIC WALKWAY)

1/16" = 1'-0"3 SOUTH ELEVATION (REAR)
1/16" = 1'-0"4 WEST ELEVATION (BRIDGE STREET)



GROUND FLOOR: 5,286 SF SECOND FLOOR: 5,349 SF THIRD FLOOR: 5,349 SF PENTHOUSE: 3,206 SF 
RETAIL: 3,500 SF NINE UNITS: 3,989 SF EIGHT UNITS: 3,989 SF FOUR UNITS: 1,907 SF 

238 DEER STREET:
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OPEN SPACE:
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BUILDING HEIGHT:
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AERIAL RENDERING
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DEER STREET RENDERING
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INTERIOR CONCEPT / OWNER
INSPIRATION

DEER ST. MIXED-USE BUILDING
238 DEER STREET

PORTSMOUTH, NH 03801
A7

McHA:    SM/RD/MG
10/18/2021

EXAMPLE EFFICIENCY UNIT FLOOR PLAN - 400SF

EXAMPLE EFFICIENCY UNIT EXAMPLE EFFICIENCY UNIT

EXAMPLE EFFICIENCY UNIT

OWNER CONCEPT
PRECEDENT:
EXAMPLE 
EFFICIENCY UNIT
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