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HALEY WARD

April 24, 2026

Rick Chellman, Planning Board Chair
City of Portsmouth

1 Junkins Avenue

Portsmouth, NH 03801

RE: Request for Planning Board Review
94 Langdon Street & 98 Cornwall Street
Proposed Multifamily Development

Dear Mr. Chellman and Planning Board Members,

On behalf of Chinburg Development, we are pleased to submit the attached Site Plan
Review Application for the above-mentioned project and request that we be placed on
the agenda for your May 21, 2026, Planning Board Meeting. The properties are shown on
the City of Portsmouth Assessors Map 139 as Lot 1 & Lot 8. The project was recently
presented to the Portsmouth Technical Advisory Committee (TAC) and was approved at
their April 7, 2026 meeting.

PROJECT OVERVIEW

The project consists of two adjoining parcels located at 94 Langdon Street and 98
Cornwall Street with a total area of 25,107 square feet. The site is currently developed
with two commercial buildings and a surface parking lot. The current use is an electrical
confractor building.

The project includes the merger of the two adjacent parcels, the removal of the existing
structures and pavement on the parcels, and the construction of three single family
dwellings with the associated and required site improvements. The site will remain as one
parcel and the dwelling units will be in a condominium association.

The conversion of the site will comply with the applicable design, safety, and operational
standards, including building code compliance. We believe that the transition to
residential use will complement the surrounding neighborhood. The site’s proximity fo
downtown Portsmouth further enhances this re-use. The existing Langdon Street curb cut
will be relocated as the buildings will occupy the north, or railroad side of the site. Existing
access to the Map 139 Lot 1 property will be discontinued; all access to the merged
parcels will be from Langdon Street.

94 Langdon Street | 02.24.2026 | 5010220.004 | Page 1

200 GRIFFIN RD. UNIT 14, PORTSMOUTH, NH 03802 603.430.9282 | HALEYWARD.COM



SITE HISTORY

Regan Electric Company, Inc. has owned and operated the site since purchasing the
property in the early 1990s. The site has remained relatively unchanged and has served
as an office with parking for company vehicles and electrical related storage.

SITE ZONING

The project is within the City of Portsmouth Mixed Residential Business (MRB) District which
allows for residential development. The proposed project is consistent with the
surrounding neighborhood which is predominantly single family residential. As proposed
with the merged lots, the project meets all zoning requirements except for the minimum
frontage which is a grandfathered non-conforming condition. A variance was sought for
the non-conforming frontage and approved by the Board of Adjustment at their March
17,2026 meeting.

PARKING

Each residence will have a two-car garage in addition to one surface space for a total
of three spaces per unit. The overall project will include nine total parking spaces.

VEHICULAR AND PEDESTRIAN CIRCULATION

The proposed development will be accessed by a shared 20-foot-wide paved driveway
with a turnaround. Pedestrian access will be provided by a block sidewalk with flush
curbing that will run adjacent to the driveway and connect the existing city sidewalk
system along Langdon Street.

TRAFFIC

A trip generation letter has been prepared for the AM and PM peak hour trips based on
the Institute of Transportation Engineer’s (ITE) publication, Trip Generation, 12 Edition
and is included in this submission. The analysis demonstrates a reduction in peak hour
trips based on the conversion of the property fromm commercial use to residential.

SCREENING AND LANDSCAPING

Detailed landscape plans were prepared by Terra Firma Landscape Architecture and
are included in the submittal package. The landscape design provides a blend of street
trees and shrubs to enhance the property while providing screening at the perimeter.
Low level plantings are proposed between unit 2 and 3 to maintain a Cornwall Street
view corridor.
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WATER AND SEWAGE SYSTEMS

The development will be served by municipal water through a new 2" water line
connected to the existing main in Langdon Street. Each dwelling will have a 1" service
line connected to the new 2" water line. As easement will be provided to the City for
water metering, valve control and leak detection. The easement will also have a
provision to upsize and/or connect the line to Cornwall Street in the future if determined
to be necessary.

Sewer for Unit 1 will connect to the existing 8” PVC line in Langdon Street. Sewer for Units
2 and 3 will connect to the existing 12" cast iron sewer line crossing the lot on Cornwall
Street. All new sewers will be 6" PVC SDR 35 gasketed pipe. A 20" wide easement will be
provided to the city for the sewer line.

STORMWATER MANAGEMENT

The impervious surfaces will be reduced by over 5000 square feet onsite and an
additional 1,000 square feet offsite, therefore creating a reduction in stormwater runoff.
The proposed stormwater will maintain existing flow patterns and continue to discharge
offsite to the north and to the municipal system within Langdon Street. Refer to the
Stormwater Management and Erosion Control Plan includes as part of this submittal for
additional details related to the stormwater design.

SITE LIGHTING

Site lighting will be wall mounted and designed at minimum levels to provide a
welcoming and safe pedestrian experience and not create excess lighting within the
neighborhood. No pole mounted lighting is proposed as part of this project.

SITE UTILITIES

Natural gas, electric and communications services will be installed underground to
serve the dwelling units. Included in the submission is a “will serve” letter for the project
from Unitil. Coordination has begun with Eversource for the electrical connection and
proposed transformer. Included in the submission is a copy of the Eversource work
order.

SOLID WASTE

Solid waste will be collected through Portsmouth curb side pickup.
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TAC CONDITIONS OF APPROVAL

Listed below are the Conditions of Approval obtained at the April 7, 2026 TAC meeting,
with the initial condition repeated and the response in bold text:

1.

An easement to the City is required for water metering, valve control, and leak
detection. This easement shall have a provision to allow the City to upsize and/or
connect the line to Cornwall Street in the future if determined to be necessary.

Note 13 was added to drawing C102, Site Layout Plan, specifying the proposed
easement as described above.

Show existing 10-12" sewer main crossing the lot on Cornwall Street and consider
sewer connection there. An easement to the City is required for the sewer main pipe
crossing the lot on Cornwall Street.

The existing sewer line was field verified as a 12” cast iron line and has been added
to Drawing V101, Existing Conditions Plan. A proposed 20’ wide easement centered
on the existing pipe is shown on the Sewer Easement Plan.

Revise the landscaping plan.

The landscaping plan was revised to remove taller growth vegetation between the
subject parcel and lot 139-6 as discussed in the TAC meeting.

The driveway will need to be named and approved by City Council.

Note 14 was added to drawing C102, Site Layout Plan, specifying the proposed
conditions as described above.

A fire access turning template is required.
A fire truck turning template was applied to the proposed driveway entrance to
confirm a fire truck can pull into the site and reverse out of the site from Langdon

Street with adequate space. The turning movements are shown on drawing T101, Fire
Truck Turning Plan
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A 1" water line is insufficient for three single family dwellings, so a common line should
be at lease 2" in size and that size should be confirmed as large enough by the MEP
Engineer. All lines to homes must be 1" minimum. If fire suppression is required by the
Fire Department, additional or larger water lines will be required.

The common line was revised to 2” with 1” service lines to the units. Fire suppression
is not required for this development as confirmed by the Fire Department.

Need air gap between stormwater system and foundation drains. Homes need to be
mechanically drained via sumps. Watertight construction required.

Note 5 was added to drawing C103, Grading & Drainage Plan, specifying the
proposed conditions as described above.

City suggests slab on grad constfruction but in no case should there be more than a
crawl space with no mechanicals due to high groundwater possible during storms in

that area.

Notes 3 and 5 were added to drawing C103, Grading & Drainage Plan, specifying the
proposed conditions as described above.

Sidewalk must be 5.5’ in width, excluding curb.

All sidewalks have been revised to be 5.5’ in width, excluding the curb.
Curb must be granite.

All proposed curbing is specified as granite.

Brick inverts in sewer manholes are required.

The proposed sewer design was revised and no longer proposes any sewer manholes
that would require brick inverts.
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SUBMISSION

The submission includes the following materials
« Site Plan Application Checklist
» Site Review Application Fee Form
» Construction Cost Estimate
+ Site Photos
o« Tax Map
» Zoning Map
» Trip Generation Letter
« Eversource Coordination Email
o Unfil “Will Serve” Letter
» Green Building Statement
* Architectural Plans
« Stormwater Management & Erosion Control Plan
* Inspection & Long-Term Maintenance Plan
« Site Plans

The following plans are included in our submission:
+ CO000 - Cover Sheet
+ CO00T1 - General Notes, Legend & Abbreviations
¢ V101 - Conditions Plan
* V102 -Sewer Easement Plan
+ CI101 - Demolition Plan
« C102-Site Layout Plan
+ C103 - Grading & Drainage Plan
e C104 - Utility Plan
o (C501 & C502 - Construction Details
e« (C701 & C702 — Pre- & Post-Development Hydrology Plans
e TI101 - Fire Truck Turning Plan
e L-1&L-2-Landscape Plans

We look forward to the Planning Boards’s review of this submission and to presenting the
project in person at your upcoming meeting.

Sincerely,
Haley Ward, Inc.

L Y

Shawn Tobey, PE
Southern Maine & New Hampshire Land Development Manager
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City of Portsmouth, New Hampshire

Site Plan Application Checklist

This site plan application checklist is a tool designed to assist the applicant in the planning process and for preparing the application for Planning
Board review. The checklist is required to be completed and uploaded to the Site Plan application in the City’s online permitting system. A pre-
application conference with a member of the planning department is strongly encouraged as additional project information may be required
depending on the size and scope. The applicant is cautioned that this checklist is only a guide and is not intended to be a complete list of all site plan
review requirements. Please refer to the Site Plan review regulations for full details.

Applicant Responsibilities (Section 2.5.2): Applicable fees are due upon application submittal along with required attachments. The application shall
be complete as submitted and provide adequate information for evaluation of the proposed site development. Waiver requests must be submitted
in writing with appropriate justification.

Name of Applicant: Chinburg Development

Application # (in City’s online permitting): LU-25-175

Date Submitted: March 23, 2026

Site Address: 94 Langdon Street & 98 Cornwall Street

Application Requirements

Required Items for Submittal

Item Location
(e.g. Page or
Plan Sheet/Note #)

Waiver
Requested

Complete application form submitted via the City’s web-based
permitting program (2.5.2.1(2.5.2.3A)

Online

N/A

All application documents, plans, supporting documentation and
other materials uploaded to the application form in viewpoint in
digital Portable Document Format (PDF). One hard copy of all plans
and materials shall be submitted to the Planning Department by the
published deadline.

(2.5.2.8)

Online &
Delivered

N/A

Site Plan Review Application Required Information

Required Items for Submittal

Item Location
(e.g. Page/line or
Plan Sheet/Note #)

Waiver
Requested

Statement that lists and describes “green” building components and
systems.
(2.5.3.1B)

Green Building
Narrative Included

Existing and proposed gross floor area and dimensions of all
buildings and statement of uses and floor area for each floor.
(2.5.3.1C)

Architectural Plans

Tax map and lot number, and current zoning of all parcels under Site
Plan Review.
(2.5.3.1D)

Site Plans

Site Plan Application Checklist/December 2020
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https://portsmouthnh.viewpointcloud.com/categories/1076/record-types/6420

Site Plan Review Application Required Information

Required Items for Submittal

Item Location
(e.g. Page/line or
Plan Sheet/Note #)

Waiver
Requested

Owner’s name, address, telephone number, and signature. Name,

address, and telephone number of applicant if different from owner.

(2.5.3.1F)

Cover Sheet
C000

N/A

Names and addresses (including Tax Map and Lot number and
zoning districts) of all direct abutting property owners (including
properties located across abutting streets) and holders of existing
conservation, preservation or agricultural preservation restrictions
affecting the subject property.

(2.5.3.1F)

Existing Conditions Plan
V101

Names, addresses and telephone numbers of all professionals
involved in the site plan design.
(2.5.3.1G)

Cover Sheet
C000

List of reference plans.
(2.5.3.1H)

Cover Sheet
C000

List of names and contact information of all public or private utilities
servicing the site.
(2.5.3.1l)

Cover Sheet
C000

Site Plan Specifications

Required Items for Submittal

Item Location
(e.g. Page/line or
Plan Sheet/Note #)

Waiver
Requested

Full size plans shall not be larger than 22 inches by 34 inches with
match lines as required, unless approved by the Planning Director..
(2.5.4.1A)

Required on all plan
sheets

N/A

Scale: Not less than 1 inch = 60 feet and a graphic bar scale shall be
included on all plans.
(2.5.4.1B)

Required on all plan
sheets

N/A

GIS data should be referenced to the coordinate system New
Hampshire State Plane, NAD83 (1996), with units in feet.
(2.5.4.1C)

Complies

N/A

Plans shall be drawn to scale and stamped by a NH licensed civil
engineer.
(2.5.4.1D)

Required on all plan
sheets

N/A

Wetlands shall be delineated by a NH certified wetlands scientist
and so stamped. (2.5.4.1E)

No Wetlands Onsite

N/A

Title (name of development project), north point, scale, legend.
(2.5.4.2A)

All Sheets

N/A

Date plans first submitted, date and explanation of revisions.
(2.5.4.2B)

All Sheets

N/A

Individual plan sheet title that clearly describes the information that
is displayed.
(2.5.4.2C)

Required on all plan
sheets

N/A

X

Source and date of data displayed on the plan.
(2.5.4.2D)

Existing Conditions Plan
V101

N/A

Site Plan Application Checklist/December 2020

Page 2 of 6




Site Plan Specifications — Required Exhibits and Data

Required Items for Submittal

Item Location Waiver

(e.g. Page/line or Requested
Plan Sheet/Note #)

1. Existing Conditions: (2.5.4.3A)
Surveyed plan of site showing existing natural and built features;
Existing building footprints and gross floor area;
Existing parking areas and number of parking spaces provided;
Zoning district boundaries;
Existing, required, and proposed dimensional zoning
requirements including building and open space coverage, yards
and/or setbacks, and dwelling units per acre;
Existing impervious and disturbed areas;
Limits and type of existing vegetation;
Wetland delineation, wetland function and value assessment
(including vernal pools);
SFHA, 100-year flood elevation line and BFE data, as required.

Existing
Conditions Plan
V101

Buildings and Structures: (2.5.4.3B)
Plan view: Use, size, dimensions, footings, overhangs, 1st fl.
elevation;
Elevations: Height, massing, placement, materials, lighting,
facade treatments;
Total Floor Area;
Number of Usable Floors;
Gross floor area by floor and use.

Architectural Plans

Access and Circulation: (2.5.4.3C)
Location/width of access ways within site;
Location of curbing, right of ways, edge of pavement and
sidewalks;
Location, type, size and design of traffic signing (pavement
markings);
Names/layout of existing abutting streets;
Driveway curb cuts for abutting prop. and public roads;
If subdivision; Names of all roads, right of way lines and
easements noted;
AASHTO truck turning templates, description of minimum vehicle
allowed being a WB-50 (unless otherwise approved by TAC).

Site Layout Plan
C102

4. Parking and Loading: (2.5.4.3D)

e Location of off street parking/loading areas, landscaped
areas/buffers;

e  Parking Calculations (# required and the # provided).

Site Layout Plan
C102

5. Water Infrastructure: (2.5.4.3E)
e Size, type and location of water mains, shut-offs, hydrants &
Engineering data;
e Location of wells and monitoring wells (include protective radii).

Utility Plan
C104

6. Sewer Infrastructure: (2.5.4.3F)
e Size, type and location of sanitary sewage facilities &
Engineering data, including any onsite temporary facilities
during construction period.

Utility Plan
C104

Site Plan Application Checklist/December 2020
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Utilities: (2.5.4.3G)
The size, type and location of all above & below ground utilities;

Size type and location of generator pads, transformers and other
fixtures.

Utility Plan
c104

Solid Waste Facilities: (2.5.4.3H)

City Curbside Pickup

The size, type and location of solid waste facilities.

Note on C102

Storm water Management: (2.5.4.31)
The location, elevation and layout of all storm-water drainage.
The location of onsite snow storage areas and/or proposed off-
site snow removal provisions.
Location and containment measures for any salt storage facilities
Location of proposed temporary and permanent material storage
locations and distance from wetlands, water bodies, and
stormwater structures.

Grading &
Drainage Plan
C103

. Outdoor Lighting: (2.5.4.3))

Type and placement of all lighting (exterior of building, parking lot
and any other areas of the site) and photometric plan.

Wall Mounted
Residential Lighting
Only. Note On C102

. Indicate where dark sky friendly lighting measures have
been implemented. (10.1)

Note On C102

. Landscaping: (2.5.4.3K)
e Identify all undisturbed area, existing vegetation and that
which is to be retained;

e Location of any irrigation system and water source.

Landscape Plans
L-1&L-2

. Contours and Elevation: (2.5.4.3L)

e  Existing/Proposed contours (2 foot minimum) and finished
grade elevations.

Grading &
Drainage Plan
C103

. Open Space: (2.5.4.3M)
e Type, extent and location of all existing/proposed open space.

Site Layout Plan
C102

. All easements, deed restrictions and non-public rights of
ways. (2.5.4.3N)

Existing Conditions
Plan V101

. Character/Civic District (All following information shall be
included): (2.5.4.3P)
e Applicable Building Height (10.5A21.20 & 10.5A43.30);
e Applicable Special Requirements (10.5A21.30);
e Proposed building form/type (10.5A43);
e  Proposed community space (10.5A46).

. Special Flood Hazard Areas (2.5.4.3Q)
e The proposed development is consistent with the need to
minimize flood damage;
All public utilities and facilities are located and construction to
minimize or eliminate flood damage;
Adequate drainage is provided so as to reduce exposure to
flood hazards.

Site Plan Application Checklist/December 2020
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Other Required Information

Required Items for Submittal Item Location Waiver
(e.g. Page/line or Requested
Plan Sheet/Note #)

Traffic Impact Study or Trip Generation Report, as required.

(3.2.1-2)

Indicate where Low Impact Development Design practices have
been incorporated. (7.1)

Indicate whether the proposed development is located in a wellhead
protection or aquifer protection area. Such determination shall be N/A
approved by the Director of the Dept. of Public Works. (7.3.1)
Stormwater Management and Erosion Control Plan. Grading & Drainage
(7.4) Plan C103

Inspection and Maintenance Plan (7.6.5) Drainage Analysis

Trip Generation Letter

Drainage Analysis

Final Site Plan Approval Required Information

Required Items for Submittal Item Location Waiver
(e.g. Page/line or Requested
Plan Sheet/Note #)

All local approvals, permits, easements and licenses required,
including but not limited to:
Waivers;
Driveway permits;
Special exceptions; Cover Sheet
’ C000
Variances granted;
Easements;
Licenses.
(2.5.3.2A)
Exhibits, data, reports or studies that may have been required as
part of the approval process, including but not limited to:
e Calculations relating to stormwater runoff;
e Information on composition and quantity of water demand
and wastewater generated;
Information on air, water or land pollutants to be
discharged, including standards, quantity, treatment
and/or controls; Included In Online
Estimates of traffic generation and counts pre- and post- Submittal
construction;
Estimates of noise generation;
A Stormwater Management and Erosion Control Plan;
Endangered species and archaeological / historical studies;
Wetland and water body (coastal and inland) delineations;
Environmental impact studies.
(2.5.3.2B)
A document from each of the required private utility service
roviders indicating approval of the proposed site plan and
irl)'ldicating an abiIit?topSrovide all rec?uirz.d private IngtiIities to the Included Ip Online
. Submittal
site.
(2.5.3.2D)
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Final Site Plan Approval Required Information

Required Items for Submittal Item Location Waiver
(e.g. Page/line or Requested
Plan Sheet/Note #)

A list of anY required state and federal permit applications required Cover Sheet
for the project and the status of same. C000
(2.5.3.2E)
A note shall be provided on the Site Plan stating: “All conditions on
this Plan shall remain in effect in perpetuity pursuant to the Site Layout Plan
requirements of the Site Plan Review Regulations.” C102
(2.5.4.2E)
For site plans that involve land designated as “Special Flood Hazard
Areas” (SFHA) by the National Flood Insurance Program (NFIP)
confirmation that all necessary permits have been received from
those governmental agencies from which approval is required by
Federal or State law, including Section 404 of the Federal Water
Pollution Control Act Amendments of 1972, 33 U.S.C. 1334.
(2.5.4.2F)
Plan sheets submitted for recording shall include the following
notes:
a. “This Site Plan shall be recorded in the Rockingham County
Registry of Deeds.”
“All improvements shown on this Site Plan shall be Site Layout Plan
constructed and maintained in accordance with the Plan by C102
the property owner and all future property owners. No
changes shall be made to this Site Plan without the express
approval of the Portsmouth Planning Director.”
(2.13.3)

)

;/ o e g
decsy
Applicant’s Signature: _— W%/ Date: March 23, 2026

Applicants Agent
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City of Portsmouth Planning Department

Site Plan Review Application Fee — FY25

Project: Multifamily Develoment - 94 Langdon St. Map/Lot: 139/1 & 8

Applicant:  Chinburg Development

All development

Base fee 5600 $600.00

Plus $5.00 per 51,000 of site costs
Site costs $470,470 + $2,352.35

Plus $10.00 per 1,000 S.F. of site development area
Site development area 25,000|S.F. + $250.00

Fee $3,202.35

Maximum fee: $20,000.00

Fee received by: Date:

Note: Initial application fee may be based on the applicant’s estimates of site costs and site
development area. Following site plan approval, the application fee will be recalculated based on the
approved site plan and site engineer's corresponding site cost estimate as approved by the
Department of Public Works, and any additional fee shall be paid prior to the issuance of a building
permit.



Construction Cost Estimate

Haley Ward, Inc

Date: March 20, 2026

Project:  Proposed Multifamily Development Job No: 5010220.004

Location: 94 Langdon Street and 98 Cornwall Street Portsmouth, NH - On Site

Scope: Site Cost Estimate

ITEM NO DESCRIPTION UNIT | AMOUNT UNIT COST TOTAL
1 Construction Entrance EA 2 $5,000.00 $10,000.00
2 Site Clearing & Demolition LS 1 $ 36,400.00 $36,400.00
3 Saw Cutting Asphalt LF 160 $ 13.50 $2,160.00
4 SiltSoxx LF 390 $8.00 $3,120.00
5 Sub-Base Gravel (Type D) CY 180 $52.00 $9,360.00
6 Base Gravel (Type A) CY 94 $50.00 $4,700.00
7 Base Asphalt TN 100 $85.00 $8,500.00
8 Surface Asphalt TN 50 $110.00 $5,500.00
9 6" SDR-35 LF 335 $185.00 $61,975.00
10 Sewer Man Hole VF 16 $900.00 $14,400.00
11 HDPE 12" Drain LF 303 $85.00 $25,755.00
12 Drain Manhole VF 5 $900.00 $4,500.00
13 Catch Basin VF 14.5 $900.00 $13,050.00
14 Covers and Frames (SS & SD) EA 7 $1,200.00 $8,400.00
15 Testing - Sewer LS 1 $10,000.00 $10,000.00
16 HDPEP 3/4" Domestic & 2" Fire Water Servicq LF 630 $145.00 $91,350.00
17 Testing - Water LS 1 $15,000.00 $15,000.00
18 Underground Electric & Cable LF 1040 $85.00 $88,400.00
19 Electrical Transformer EA 1 $12,000.00 $12,000.00
20 Underground Gas Trench Prep & Backfill LF 330 $50.00 $16,500.00
21 Loam & Seed Slopes SY 1400 $21.00 $29,400.00

TOTAL $470,470

Note: This is an estimate of construction costs based upon various sources
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Photos of 94 Langdon St & 98 Cornwall St
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Current existing condition of the site.
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More abutting homes (constructed by Chinburg).y

Chinburg Properties
3 Penstock Way | Newmarket, NH 03857 | 603.868.5995



