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24 February 2026 

Rick Chellman, Planning Board Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 

RE: Request for Site Plan Review at 134 Pleasant Street, Proposed Revision to Banking, 
Professional Office, and Apartments 

Dear Mr. Chellman and Planning Board Members: 

On behalf of Double MC, LLC, 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 March 26, 2026, 
Planning Board Meeting. The property is shown on the City of Portsmouth Assessors Map 116 as Lot 
30. The project is located at 134 Pleasant Street, adjacent to a Right-of-Way which is a part of the city
Parrott Avenue Parking lot. The project is within the City of Portsmouth Character District 4 (CD4)
and Historic District Commission (HDC) Zoning Districts. The site is currently developed with an
existing building and a surface parking lot. The current use is a banking facility with drive-up, and
offices.

Project Overview 

The project consists of the adaptive reuse of the existing structure, with horizontal and vertical building 
expansions, and below grade (basement) parking, shown as “Building A”. “Building B” will be 
constructed in the area between the existing Citizens Bank building and Pleasant street, bringing the 
site into conformance with the ordinance desire to enliven the street frontage. New exterior treatments 
and entrance locations are proposed, along with re-imaged pedestrian friendly sidewalks and 
landscaping improvements. The proposal is to increase the banking footprint, keeping the drive 
through in the same location, expanding the professional offices, and adding apartments. In addition to 
the banking facility and drive-up, the banking services will be expanded to include the headquarters of 
Kennebunk Savings Bank. 

Site Zoning and Parking 

The project is within the City of Portsmouth Character District 4 (CD4) Zone. The proposed Bank, 
Professional Office and apartment uses are allowed in the zone. Proposed residential use at the site is 
proposed to be apartments, with a one space per unit parking requirement. The proposed 
redevelopment meets the required parking under the Portsmouth Zoning Ordinance (PZO), for the 
proposed uses, as detailed in the attached parking calculations, accounting for the shared use factors. 
The site will provide 58 parking spaces in the basement level and 33 exterior surface parking spaces 
for a total of 91 spaces provided. This is an increase of 53 spaces from the current site configuration. 
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The total parking required for the redevelopment is 85 spaces based on the parking calculations, so 
there is a 6-space excess. 

Site History 

First National Stores, Inc. purchased and merged the Universalist Church's two lots in 1952: the 
empty lot of the burned church, and the parsonage house lot. They also purchased a vacant lot behind 
these two lots from the City of Portsmouth and merged it with the other two lots, creating one lot, large 
enough to support a modern grocery store with parking lot. First National Stores, Incorporated was 
formed in April 1925 as a merger of three New England grocers; the John. T. Connor Company, Ginter 
Company and O'Keefe's, Incorporated. The Economy Grocery Company (Connecticut) was acquired in 
1929. The Nicholson-Thackray Company (Rhode Island), Davey Brothers Company (Connecticut) and 
Modern Grocery Company (also of Connecticut), were bought during 1929, as well. With these 
mergers, First National Stores operated 2,002 units. They developed a prototype architectural design in 
the 1950's, with large storefront windows, and a decorative trellis banding along the wide flat roof. 
This style was replicated across the nation and became the basis of design for the mid-century 
supermarket chain. First National's "private label" merchandise underwent a massive re-labeling 
program during 1968, with the new "Finast" branding used. In 1978, Pic-N-Pay acquired First National 
Stores. In 1982, they sold the Pleasant Avenue property to Portsmouth Trust Bank, preferring to focus 
on their existing Pic-N-Pay store on Islington Street. At this time the building underwent a major 
remodel, recladding the stone with brick and granite, and adding large canopies to the east and south. 
Portsmouth Trust sold to First NH Bank, who later sold to Citizens Bank. In 1998 it was purchased by 
a private landowner, and then was sold in 2023 to the current owner, Double MC, LLC. 

Vehicular and Pedestrian Circulation 

The proposed site pedestrian connections are the Building B east banking storefront from the Pleasant 
Street sidewalk, the Building B main banking entrance on the south side in the parking area, the 
Building A west entrance (adjacent to the vehicular ramp to the garage basement parking level), and 
the Building B residential entrance on the north side. Building A emergency egress is also provided on 
the east side of Building A. 

Vehicular access to the basement level, where parking spaces are provided, is on the southwest side of 
the re-development area. This location maximizes basement parking. The plan shows a revision to the 
west end of the current city / site parking arrangement. An existing awkward turning movement on to 
the Parrott Avenue parking lot is being replaced with a straight connection to the access next to the 
Courthouse building. This straightened connection and landscape area will also create three additional 
parking spaces in the Parrott Avenue parking lot. This configuration will serve to lessen the situation 
where cars looking to get to the Parrott Avenue parking lot from Court Street cut through the PHA 
Housing / City Fire Station properties. This reconfiguration will require city council and NH Court 
approval, so the plan set includes documents showing that the minimal implications to the plan, is 
approval for the change is not obtained. 
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Screening and Landscaping 
The site landscaping consists of the preservation of significant trees on the south, west, east and sides, 
and the addition of landscaping along Pleasant Street, and on the west side along a pedestrian access 
corridor to Court Street, to include a seating area with benches. The design is detailed on the 
Landscape Plans. 
Water and Sewage Systems 
The municipal water and sewer systems should not be impacted by the change in the proposed use to 
residential, and the building expansion. The existing water services will be re-used for the expansion. 
The sewer system will be served by the removal of surface water flow, decreasing sewer flows during 
storm events. 
Stormwater Management 
The site drainage patterns will remain, with the addition of an off-site connection to the city separated 
drainage system, thereby removing storm water flow from sewer treatment. The re-design is in keeping 
with the city’s stormwater management and treatment requirements. The storm water runoff Water 
Quality Volume (WQV) will be treated in a state-of-the-art Jellyfish stormwater treatment system, 
designed to meet Low Impact Development (LID) standards. Added treatment prior to the Jellyfish is 
provided in the Cascade pre-treatment device. This off-site work will require New Hampshire 
Department of Environmental Services (NHDES) permits for working within the Shoreland Protection 
Zone. These permits are not anticipated to be an issue, given the benefits of the proposed removal of 
stormwater from sewer flow and the enhanced stormwater treatment. 

Site Lighting 
Building mounted site lighting will be introduced on pedestrian corridors and at building entrances to 
provide a welcoming and safe pedestrian experience. The plan set includes visual illumination of the 
building lighting levels. Parking lot lighting will be provided for the at-grade exterior parking spaces, 
and the lighting levels are shown on the Lighting Plans. Fixture cut sheets are provided. 

Site Utilities and Solid Waste 
Site utilities include natural gas, underground electric and communications services. Existing services 
will be updated and revised as needed to service the facility. Natural gas service(s) from Pleasant 
Street will serve each building. Electrical service will be an upgrade to the existing service, which does 
not meet code. Currently the service is a primary feed that goes to a transformer located within the 
existing building. The proposed service consists of the placement of a new pole with a drop to a 
proposed transformer, then secondary service to a newly located electrical room. Solid waste will be 
collected within the building basement and disposed privately. The trash room is shown on the 
basement plans. 
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Bicycle Parking 

The submission includes bicycle parking locations, 20 spaces internally and 5 spaces externally. The 
parking calculations include the allowable 3 space parking deduction based on providing an excess of 
bicycle parking above the requirement.  

Technical Advisory Committee Approval 

The project was reviewed and approved at the February 3, 2026 TAC meeting with the following 
conditions, repeated below with a response in bold text: 

1) City Council approval is needed for the proposed reconfiguration of traffic flow and parking
spaces with easements. This should be a condition of Planning Board approval.

2) Third party inspection required for utility work and work in the right-of-way and on City
property. This should be a condition of Planning Board approval.

3) Drainage system will require final approval from DPW before Planning Board submission. The
attached drainage design has been coordinated with the Public Works Department.

4) Applicant must provide a license and easement plan. A license plan is included in this
submission.

5) Details of the foundation design will require DPW approval before a foundation permit can be
issued. This should be a condition of Planning Board approval. A typical Foundation Detail
has been included in the submission.

6) Applicant must provide an updated truck turning template showing firetruck circulation layout
and alternate circulation layout. A license plan is included in this submission.

7) CMMP will be required. This should be a condition of Planning Board approval.

The submission includes the following: 

 Site Plan Application Checklist
 Zoning Development Standards Table
 Portsmouth Parking Demand Analysis
 Green Building Statement
 Utility Will Serve Letters
 Trip Generation Technical Memorandum
 Parking Lot Lighting Specifications
 Typical Foundation Detail
 Relevant Deeds
 Historical Maps
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 Plan to show the adjacent Right-of-Way
 Parking Alternative Configuration
 Site Photographs
 Site History Timeline
 Existing Drive-up Location
 Average Grade Plane; Building A and Building B

The following full-size plans are included in our submission: 

• Cover Sheet: This shows the Development Team, Legend, Site Location, and Site Zoning.
• Existing Conditions Plan V101: This plan shows the site boundary and the existing

development area conditions in detail.
• Existing Utility Plan V102: This plan shows the location and elevations of the existing utilities.
• Site Orthophoto Plan V103: This plan shows the existing site, and the site relationship to the

NHDES Shoreland Zone.
• Parrott Avenue Parking Lot Survey V105: This plan shows the result of a boundary survey of

the Parrott avenue parking lot.
• Demolition Plan C101: This plan shows site demolition.
• Site Plan C102: This plan shows the proposed building expansion and site improvements.
• Alternative Site Plan C102A: This plan shows the proposed building expansion and site

improvements adjusted due to non-approval of the desired access plan.
• Landscape Plans L1-L2: These plan show the proposed site landscaping.
• Alternative Landscape Plans L1-L2: This plan shows site improvements adjusted due to non-

approval of the desired access plan.
• PB 0.1 to 2.1 Architectural Plans - Floor Plans, Roof Plans, Elevations, and Vignettes showing

the proposed building construction.
• Utility Plan C103: This plan shows the proposed utility connections.
• Basement Plan C103A: This plan shows the proposed basement drainage and utility connection

locations, and the basement parking.
• On Site Grading and Drainage Plan C104: This plan shows the proposed grading and drainage

on site.
• Off Site Grading and Drainage Plan / Profile C104A: This plan shows the proposed grading

and drainage off site.
• Off Site Grading and Drainage Plan Orthophoto C104B: This plan shows the drainage off site.
• Drainage Area Plan C104C: This plan shows the site drainage contributing areas.
• Lighting Plan C105: This plan shows the proposed parking lot lighting.
• Night Time Lighting Plan C105A: This plan shows the proposed building lighting.
• Truck Turning Plan C106: This plan shows the proposed delivery truck turning movements.
• Fire Truck Turning Plan C107: This plan shows the proposed fire truck turning movements.
• Details D 501 to D 507: These plans shows the proposed construction details.
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Construction Phasing for 134 Pleasant Street: Proposed Planning Board Conditions 

The Site Plan for 134 Pleasant Street involves the renovation of an existing structure and a new 
out parcel building with related site work. Renovation of the existing building including a new stair 
tower and elevator addition and 4 roof top residential units is ready for improvements as soon as 
possible. The new building and related site work is not able to begin until September due to Citizens 
Bank needing the drive through until September, and the extensive nature of construction documents. 

Therefore, we request Planning Board approval to allow renovations (including the driveway to 
access the basement and stair and elevator core) to the existing building as a separate building permit 
without posting a bond. We request the new building with all the remaining site work be a separate 
building permit with posting of the site bond and the CMMP Process, after the initial existing building 
renovation permit. 
We look forward to Planning Board review of this submission and look forward to an in-person 
presentation at your meeting.  

Sincerely, 

John R. Chagnon, PE 

P:\NH\5010156-McNabb_Properties\1532-134 Pleasant St., Portsmouth-JRC\03-WIP_Files\Applications\City of Portsmouth Site Plan\Planning Board 
Site Plan Submission Letter 2026.02.24.doc 



 
 
 

 

The State of New Hampshire 

Department of Environmental Services 

 
Robert R. Scott, Commissioner 

 
 

 

 

www.des.nh.gov 
29 Hazen Drive • PO Box 95 • Concord, NH 03302-0095 

(603) 271-3503 • Fax: (603) 271-2867 • TDD Access: Relay NH 1-800-735-2964 

SHORELAND PERMIT-BY-NOTIFICATION 2026-00409 

NOTE CONDITIONS 

PERMITTEE: DOUBLE MC LLC 
MARK A MCNABB 
10 PLEASANT ST STE 300 
PORTSMOUTH NH 03801 

PROJECT LOCATION: 134 PLEASANT ST, PORTSMOUTH 
 TAX MAP #116, LOT #30 

WATERBODY:  SOUTH MILL POND 

APPROVAL DATE: MARCH 02, 2026  EXPIRATION DATE: MARCH 02, 2031 

Shoreland Permit by Notification 2026-00409 has been accepted as complete in accordance with RSA 483-B:5-b, I, (a). 
The New Hampshire Department of Environmental Services (NHDES) hereby issues this Shoreland Permit by Notification, 
with conditions pursuant to RSA 483-B:6, II that work may proceed pursuant to RSA 483-B:5-b, I, (a). The conduct of 
regulated activities other than those shown in the accepted Permit by Notification will invalidate this notice. 

DESCRIPTION OF APROVED IMPACT: 
Impact 824 SF of protected shoreland in order to redevelop a portion of parking lot, resulting in a net decrease in 
impervious area from 592 SF to 501 SF. 

THE FOLLOWING STANDARD PROJECT CONDITIONS SHALL BE MET PURSUANT TO ENV-WQ 1406.20: 
1. Erosion and siltation control measures shall be installed prior to the start of work, be maintained throughout the 

project, and remain in place until all disturbed surfaces are stabilized. 
2. Erosion and siltation controls shall be appropriate to the size and nature of the project and to the physical 

characteristics of the site, including slope, soil type, vegetative cover, and proximity to wetlands or surface waters. 
3. No person undertaking any activity in the protected shoreland shall cause or contribute to, or allow the activity to 

cause or contribute to, any violations of the surface water quality standards established in Env-Wq 1700, and the 
requirements in Env-Wq 1404.01(a) and(b). 

4. Any fill used shall be clean sand, gravel, rock, or other suitable material. 
5. For any project where mechanized equipment will be used, orange construction fence shall be installed prior to the 

start of work at the limits of the temporary impact area as shown on the accepted plans; be maintained throughout 
the project; and remain in place until all mechanized equipment has been removed from the site. 

ANY INDIVIDUAL CONDUCTING WORK UNDER THIS PERMIT IS ADVISED OF THE FOLLOWING: 
1. During construction, a copy of this permit should be posted on site in a prominent location visible to inspecting 

personnel. 
2. This permit does not convey a property right, nor authorize any injury to property of others, nor invasion of rights of 

others. 
3. Pursuant to Env-Wq 1406.21, transfer of this permit to a new owner requires notification to, and approval of, 

NHDES. 
4. This permit does not absolve the permittee from due diligence in regard to state, local or federal laws regarding 

exemplary natural communities or protected species. This permit does not authorize in any way the take of 
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threatened or endangered species, as defined by RSA 212-A:2, or of any protected species or exemplary natural 
communities, as defined in RSA 217-A:3. 

 
APPROVED: 

 

 
Clara G. Cooper 
Permitting Specialist, Shoreland Program 
Wetlands Bureau, Land Resources Management 
Water Division 
 

THIS PERMIT IS NOT VALID UNTIL SIGNED BY THE PARTIES BELOW (Env-Wq 1406.21(c)) 
 
 
    
PERMITTEE SIGNATURE (required) PRINCIPAL CONTRACTOR SIGNATURE (required, if any) 
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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. 
(2.5.3.1E) 

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) 

N/A 

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

N/A 

 List of reference plans. 
(2.5.3.1H) 

N/A 

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

 N/A 

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) 

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) 

N/A 

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

N/A 

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

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 

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

N/A 

V101 Existing 
Conditions

V101 Existing Conditions Plan

Cover Page

Cover Sheet

Cover Sheet

Cover Sheet

All Sheets

Complies

N/A

Existing Conditions Plan
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Site Plan Specifications – Required Exhibits and Data 
 Required Items for Submittal Item Location 

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

Waiver 
Requested 

 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.

 2. Buildings and Structures: (2.5.4.3B)
• Plan view: Use, size, dimensions, footings, overhangs, 1st fl.

elevation;
• Elevations: Height, massing, placement, materials, lighting,

façade treatments;
• Total Floor Area;
• Number of Usable Floors;
• Gross floor area by floor and use.

 3. 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).

 4. Parking and Loading: (2.5.4.3D)
• Location of off street parking/loading areas, landscaped

areas/buffers; 
• Parking Calculations (# required and the # provided).

 5. Water Infrastructure: (2.5.4.3E)
• Size, type and location of water mains, shut-offs, hydrants &

Engineering data;
• Location of wells and monitoring wells (include protective radii).

 6. Sewer Infrastructure: (2.5.4.3F)
• Size, type and location of sanitary sewage facilities &

Engineering data, including any onsite temporary facilities
during construction period.

Architectural Plans

V101 Existing Conditions
Plan

C102 Site Plan

C102 Site Plan

C103 Utility Plan

C103 Utility Plan
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 7. 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.

 

 8. Solid Waste Facilities: (2.5.4.3H)

• The size, type and location of solid waste facilities.

 9. Storm water Management: (2.5.4.3I)
• 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.

 10. Outdoor Lighting: (2.5.4.3J)
• Type and placement of all lighting (exterior of building, parking lot

and any other areas of the site) and photometric plan. 
 11. Indicate where dark sky friendly lighting measures have

been implemented. (10.1)
 12. Landscaping: (2.5.4.3K)

• Identify all undisturbed area, existing vegetation and that
which is to be retained;

• Location of any irrigation system and water source.

 13. Contours and Elevation: (2.5.4.3L)
• Existing/Proposed contours (2 foot minimum) and finished

grade elevations.

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

 

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

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

 17. Special Flood Hazard Areas (2.5.4.3Q)
• 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.

All Fixtures

N/A

C103 Utility Plan

C105 Lighting Plan

L1 & L2 Landscape Plans

C102 Site Plan

Cover Letter
& Architectural Plans

Architectural Plan

C 104 Grading Plan

C 104 Grading Plan
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Other Required Information 
 Required Items for Submittal Item Location  

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

Waiver 
Requested 

 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 
approved by the Director of the Dept. of Public Works. (7.3.1) 

 Stormwater Management and Erosion Control Plan. 
(7.4) 

 Inspection and Maintenance Plan (7.6.5)  

Final Site Plan Approval Required Information 
 Required Items for Submittal Item Location  

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

Waiver 
Requested 

 All local approvals, permits, easements and licenses required, 
including but not limited to: 

• Waivers;
• Driveway permits;
• Special exceptions;
• 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: 

• Calculations relating to stormwater runoff;
• 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;

• Estimates of traffic generation and counts pre- and post-
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 

providers indicating approval of the proposed site plan and 
indicating an ability to provide all required private utilities to the 
site. 
(2.5.3.2D) 

Cover Sheet

Supplemental Materials

Detail Sheets

N/A

Supplemental Materials

Online 
& On Plans

Supplemental Materials

Supplemental Materials
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Final Site Plan Approval Required Information 
 Required Items for Submittal Item Location  

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

Waiver 
Requested 

 A list of any required state and federal permit applications required 
for the project and the status of same. 
(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 
requirements of the Site Plan Review Regulations.” 
(2.5.4.2E) 

N/A 

 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.”

b. “All improvements shown on this Site Plan shall be
constructed and maintained in accordance with the Plan by
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) 

 N/A 

Applicant’s Signature: ______________________________________ Date: ___________________________ 

Cover Sheet

N/A

Cover

C102 Site Plan

12/19/2025



134 Pleasant Street, Portsmouth NH

REQUIRED EXISTING PROPOSED - Renovation PROPOSED - New Building

Height 2 stories with short 3rd = 35' max 2 stories, 19'-6" 2 STORIES, 19'-3" 2 STORIES, 28'-7"

Penthouses

may exceed bldg height by 2' 

(35+2=37'); max area 50% of roof n/a 30'-3", 43% n/a

Roof appurtenance

may exceed bldg height by 10' 

(35+10=45'), max area 30% roof n/a di n/a

Façade Types

stoop, step, shopfront, officefront, 

recessed-entry, dooryard, gallery & 

arcade n/a SHOPFRONT SHOPFRONT

Building Types

Rowhouse, Apartments, live/work, small 

or large commercial, mixed use, flex 

space & community. commercial large commercial & residential large commercial & residential

Setback Front (principle) max 10 n/a n/a 8'-6", principal façade

Setback Front (secondary) 

max 15 n/a n/a n/a

Side NR n/a 11" (north) and 62'-5" (south) 19'-3" (north) and 67'-2" (south)

Rear, min >of: 5' from rear line or 10' from cl alley n/a 19'-4" 150'

Front lotline buildout 50% min n/a n/a 52%

Lot area (sf) NR

LOT area per dwelling NR

Coverage, maximum 90% 21.2%

Footprint, max* 10.5a43.40 15,000 11,241 13,629 9,638

Ground floor area per use, 

max 15,000 11,241 (bank) 13,532 9,638

Open space, minimum 10% > 10%

Permitted uses (cd4 & cd5)

multifamily, live/work, office, retail, 

restaurant (<500occ) office (bank) apartments & health club; physical therapy apartments, bank, financial services

Block length, max (ft) 200 n/a 121' 104'-8"

Façade modulation length, 

max (ft) 80 n/a n/a 27'-0"

Entrance spacing, max (ft) 50 n/a 50' 50'

Floor height above sidewalk, 

max 36" 4" n/a varies, max 4".

Ground floor height, min 12' n/a 9'-11" 13'-8"

Second floor height, min 10' n/a 8'-9" 11'-9"

Glazing, shopfront, min 70% n/a n/a 70%

Glazing, other 20%-50% n/a n/a 30%

Roof types(pitch)

flat, gable (6:12-12:12), hip(>3:12), 

gambrel/mansard(6:12-30:12) flat flat and hipped flat and hipped

Parking, off-street

when >20 spaces, max spaces = 120% of 

min required is the max allowed.   

10.1112.60 mixed used - some shared 

spaces allowed. 38

Parking, Residential 1 per unit

Parking, Bank & Financial 

Services 1 per 350 GFA

Parking, Health Club / PT 1 per 250 GFA

36

29

ZONING DEVELOPMENT STANDARD   01/21/2026

CD4 (CD-4, HDC): CHARACTER DISTRICT 4

53,084

n/a

43.6%

12.4%

92

21



Residential - dwelling units parking
Level UNIT No. QTY bedrooms Area (sf) spaces/unit TOTAL

LEVEL 2 A 201 807.824 1 1

LEVEL 2 A 202 889.789 1 1

LEVEL 2 A 203 856.616 1 1

LEVEL 2 A 204 856.227 1 1

LEVEL 2 A 205 892.318 1 1

LEVEL 2 A 206 742.718 1 1

LEVEL 2 A 207 732.665 1 1

LEVEL 2 A 208 890.526 1 1

LEVEL 2 A 209 642.839 1 1

LEVEL 2 A 210 571.363 1 1

LEVEL 2 A 211 643.149 1 1

LEVEL 2 A 212 909.014 1 1

LEVEL 2 A 213 735.234 1 1

LEVEL 2 A 214 745.285 1 1

LEVEL 2 B 215 1123.5 1 1

LEVEL 2 B 216 1064.23 1 1

LEVEL 2 B 217 1218.68 1 1

LEVEL 2 B 218 1314.08 1 1

LEVEL 3A 301 1456.8 1 1

LEVEL 3A 302 1265.04 1 1

LEVEL 3A 303 1148.17 1 1

LEVEL 3A 304 1008.25 1 1

BASEMENT A 004 585.878 1 1

subtotal, gross 23 0 21,100 23

Visitor Parking - 1 space per every 5 dwelling units (apartments) rounded up 5

total, gross 28

Bicycle Parking , Residential

use spaces required per use TOTAL

multifamily dwellings 1 bicycle per 5 dwelling units where > 4 dwelling units 5

bicycle parking provided outside 5

bicycle parking provided inside 20

total bike parking provided - Residential 25

max deduction 5% allowed = 1.4 parking spaces deduction Rounded dn (1)

Net Total Residential parking required (round up) 27

Commercial

level Suite No. Name Area (sf)

sf/parking 

space

LEVEL 1 B 102 KSB RETAIL BANKING 6,722 350 20

LEVEL 2 B 219 KSB FINANCIAL 3,636 350 11

LEVEL 1 B 103 OFFICE 1,842 350 6

LEVEL 1 A 101 OFFICE 12,114 350 35

subtotal, gross 72

Bicycle Parking , Commercial

use spaces required per use TOTAL

Commercial Use 1 bicycle per 10 spaces required 8

bicycle parking provided outside 5

bicycle parking provided inside 20

total bike parking provided - Commercial 25

max deduction 5% allowed = 3.6 parking spaces deduction Rounded dn (3)
Net Total Commercial parking required (round up) 69

Shared Parking  10.1112.60
Total Parking Required

Land Use

daytime 

(8am-5pm)

spaces required 

(round up)

evening

 (6-

12pm)

spaces 

required

daytime 

(8am-

5pm)

spaces 

required 

(round 

up)

evening

 (6-

midnight)

spaces 

required 

(round 

up)

(midnight-

6am)

spaces 

required 

(round 

up)

Apartments (Residential) 60% 16.0 100% 27.0 80% 22.0 100% 27.0 100% 27.0

Banking (Service) 60% 12.0 90% 18.0 100% 20.0 70% 14.0 5% 1.0

Financial (Office) 100% 11.0 20% 3.0 10% 2.0 5% 1.0 5% 1.0

Office (Professional Service) 100% 41.0 20% 7.0 10% 4.0 5% 2.0 5% 2.0

Shared Parking TOTAL Required 80.0 55.00 48.0 44.0 31.0 80

PARKING EASEMENT - 93 PLEASANT ST (HOTEL) 5

NET TOTAL PARKING REQUIRED (residential + commercial) 85

SUMMARY
parking proposed - outside 33

parking proposed - inside 26 tandems (*2) + 6 singles = 55 58

Total parking proposed 91

EXCESS beyond Required (Deficit) 6

Existing total available onsite today 38

53Proposed Net Increase (reduction) in parking

134 Pleasant Street

2/19/2026 revised

 Parking Demand Analysis

Maximum 

TOTAL 

Required

Car parking deduction = 1 car space for 6 

excess bikes provided, max 5%:

Car parking deduction = 1 car space for 6 

excess bikes provided, max 5%:

WeekendWeekday Nighttime

TOTAL spaces 

(rounded up)
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134 Pleasant Street 

2025.12.22 

Green Building Statement  

WATER  

• By reducing surface parking lot, water quality will be better protected. 
• The project targets the use of low-flow fixtures to reduce indoor water consumption 

by at least 30% over current building code requirements, in alignment with EPAct 
2005.  

ENERGY 

• By conducting early-phase energy study analysis, the basis of design for both the 
existing building with a deep energy retrofit and the new addition will target an 
Energy Use Intensity lower than code-compliant performance (IECC 2018), with a 
projected reduction of 30% (estimated EUI = 32). This will be validated by energy 
modeling in the next phase of design. The project will utilize a high-performance 
envelope (walls, roofs, floors, and fenestration). The project is also targeting an 
envelope design that reduces air infiltration and thermal bridging, paired with high-
efficiency mechanical (HVAC) systems that include a heat-recovery ventilator (ERV) 
to recapture conditioned air and reduce overall energy consumption. 

• The project will use LED lighting throughout with daylight sensors and other energy-
management devices. 

• Reduce Low level ozone (smog) -- Provide safe and secure bicycle storage. Use only 
low-VOC products for construction and operation.  

MATERIALS & RESOURCES  

• Minimize waste (during construction and operation)  
• Use regional, renewable, low carbon footprint materials  

INDOOR ENVIRONMENTAL QUALITY  

• Thermal comfort -- Meet ASHRAE 55 Thermal Comfort Code. Address thermal 
envelope per above. Provide multiple zones of heating and cooling in each space.  
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• Indoor air quality (before and during occupancy) -- MEET ASHRAE 62 Ventilation 
Code in all occupied spaces.  

• Views / connection to outdoors -- Provide views to outdoors for every regularly 
occupied space.  

• Daylighting -- Achieve Daylight Factor of 2% minimum for every regularly occupied 
space.  

• Individual controls (light, heat etc…) -- Provide individual controls for temperature 
and lighting. 
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January 29th, 2026 
 
John Chagnon 
Vice President/ Senior Project Manager 
Haley Ward 
200 Griffin Rd Unit 14 
Portsmouth, NH 03801 
 
Natural Gas to Mixed-Use Development at 134 Pleasant St. in Portsmouth, NH 
 
Hello John.  
  
Unitil/Northern Utilities Natural Gas Division has reviewed the requested site for two Natural Gas 
services. 
 
Unitil hereby confirms that natural gas is available for both requested services for the proposed 
development at 134 Pleasant St in Portsmouth, NH. 
 
If you have any questions, please contact me at 603-264-2033.  

 

 
 
Sincerely,  
 

 

 
Josh Wilk 
Senior Business Development Rep  

 
T 603.227.4628  
M 603.264.2033  
F 603.294.5264  
Email wilkj@unitil.com 



 
 
 

TECHNICAL MEMORANDUM 
 

 Greenman-Pedersen, Inc.                 21 Daniel Street, Second Floor                  Portsmouth, NH 03801                   p 603-766-8259 

An Equal Opportunity Employer 

 
REF: NEX-2500268.00 
 
DATE: March 18, 2026 
 
TO: Mr. Mark A. McNabb 
 McNabb Properties 
 3 Pleasant Street, Suite 400 
 Portsmouth, New Hampshire 03801 
 
FROM: Ms. Rebecca L. Brown, P.E., Senior Project Manager 
 Ms. Cecilia Donaldson, EIT, Designer 
 
RE: Traffic Impact Assessment 
 134 Pleasant Street – Portsmouth, New Hampshire 
 

 
 

INTRODUCTION 
 
 
Greenman-Pedersen, Inc. (GPI) has prepared this Traffic Impact Assessment (TIA) for a proposed mixed-
use development to be located at 134 Pleasant Street in Portsmouth, New Hampshire.  The site currently 
contains a 9,400 square foot (SF) Citizens Bank headquarters with two drive-through lanes and office space 
totaling 9,900 SF.  Access and egress for the existing site is currently provided via two driveways on 
Pleasant Street, with the northerly driveway operating as an egress-only.  In addition, a cross-connection is 
provided at the southwest corner of the site to the Parrot Avenue Public Parking Lot, offering connections 
to an additional driveway on Pleasant Street, Parrot Avenue, and the driveway to the District Court and 
Portsmouth Fire Department.  The project consists of razing the existing structures on site and constructing 
a new mixed-use building.  Upon completion, the project will provide a ±6,722 SF retail banking office for 
Kennebunk Savings Bank, ±3,636 SF financial services offices, ±13,956 SF of professional office space, 
and 23 apartment units.  An underground parking garage with 58 parking spaces and above ground parking 
for an additional 33 parking spaces will be provided, totaling 91 parking spaces on the site.  The existing 
curb cuts would be closed as part of the project, including the connection to the Parrot Avenue Parking Lot.  
A new egress-only driveway for the bank drive-through lanes would be provided at the northerly end of the 
site on Pleasant Street.  In addition, a new full-access/egress driveway would be constructed on Pleasant 
Street and a new full-access/egress driveway would connect to the District Court / Fire Department 
driveway, which provides connections to Parrot Avenue and Court Street. 
 
This memorandum provides an assessment of the potential vehicular traffic to be generated by the proposed 
redevelopment, an assessment of the anticipated parking demand, and a review of the safety of the 
proposed site access / egress. 
 
The site is bounded by mixed-use development to the north, Parrott Avenue Parking to the south, Pleasant 
Street to the east, and Portsmouth Fire Department to the west.  The site and its relation to the surrounding 
roadway network is demonstrated in Figure 1. 
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EXISTING CONDITIONS 

 
 
Pleasant Street 
 
Pleasant Street is classified as Class IV – Compact Road under the jurisdiction of the City of Portsmouth 
running in a north-south direction.  Adjacent to the site, the roadway consists of one general-purpose travel 
lane in each direction with directional travel separated by a striped double-yellow centerline.  On-street 
parking is not permitted along either side of the roadway.  The speed limit is posted at 20 miles per hour 
(mph) on Pleasant Street.  Brick sidewalks, approximately 5- to 6-feet wide are provided along both sides 
of Pleasant Street.  No bicycle accommodations are provided along Pleasant Street.  A Cooperative Alliance 
for Seacoast Transportation (COAST) bus stop is located on the westerly side of Pleasant Street just north 
of the main site driveway. 
 
Parrot Avenue 
 
Parrot Avenue is classified as Class V – Local Road under the jurisdiction of the City of Portsmouth running 
in an east-west direction.  Adjacent to the site, the roadway consists of one general-purpose travel lane in 
each direction with directional travel separated by a striped double-yellow centerline.  On-street parking is 
permitted along both sides of the roadway.  The speed limit is posted at 25 miles per hour (mph) on Parrot 
Avenue.  A pedestrian trail is provided along the southern side of Parrot Avenue, and a sidewalk is provided 
along the northern side of Parrot Avenue east of District Court.  No bicycle accommodations are provided 
along Parrot Avenue. 
 
Court Street 
 
Court Street is classified as Class V – Local Road under the jurisdiction of the City of Portsmouth running 
in an east-west direction.  Adjacent to the site, the roadway consists of one general-purpose travel lane in 
each direction with directional travel separated by a striped double-yellow centerline.  On-street parking is 
not permitted along either side of the roadway.  The speed limit is not posted on Court Street; however, the 
enforced speed limit based on the downtown area is predominantly 25 miles per hour (mph) unless 
otherwise posted.  Brick sidewalks, approximately 4- to 5-feet wide are provided along both sides of Court 
Street.  No bicycle accommodations are provided along Court Street. 
 
 

PUBLIC TRANSPORTATION 
 
 
The Cooperative Alliance for Seacoast Transportation (COAST) and the University of New Hampshire 
(UNH) Wildcat Transit provide public bus service throughout the greater seacoast area, including downtown 
Portsmouth.  The Project site is located directly adjacent to the Pleasant Street/Junkins Avenue bus stop, 
which serves COAST Route 44.  Approximately two-tenths of a mile west from the project site along Court 
Street at Court Street/Chestnut Street is a bus stop which serves COAST Route 41.  Approximately two-
tenths of a mile to the north of the project site at Congress Street/Pleasant Street is the Market Square bus 
stop, which serves COAST Route 40, COAST Route 41, and UNH Route 4A / 4B.  All public transportation 
information is provided in the Appendix. 
 
The fare for COAST rides is $1.50 for adults while seniors and persons with disabilities pay 50% off the 
regular fare.  The fare for UNH rides is $1.50 for adults while seniors and persons with disabilities pay 50% 
off the regular fare, UNH students, UNH faculty, and UNH staff ride for free.  Children under 5 also ride for 
free when accompanied. 
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COAST Route 44 provides service to Hanover Station and Junkins Avenue in Portsmouth and Government 
Street in Kittery, Maine.  The average travel time between Junkins Avenue and Government Street is 60 
minutes.  On a typical weekday, this service runs between 5:54 AM and 6:45 PM for outbound travel, and 
between 6:35 AM and 8:54 PM for inbound travel.  No service is provided on weekends. 
 
COAST Route 41 provides service to Hanover Station, Lafayette Road at Cross Roads House, Lafayette 
Road at Walmart, and Lafayette Road at Hillcrest Estates in Portsmouth.  The average travel time between 
Hanover Station and Lafayette Road at Hillcrest Estates is 29 minutes outbound and 19 minutes inbound.  
On a typical weekday and Saturday, this service runs between 6:00 AM and 8:29 PM for outbound travel, 
and between 6:30 AM and 8:49 PM for inbound travel.  No service is provided on Sunday. 
 
COAST Route 40 provides service to Hanover Station, Islington Street (Plaza 800), Borthwick Avenue 
(Portsmouth Hospital), and Portsmouth Transportation Center.  The average travel time between 
Portsmouth Transportation Center and Hanover Station is 23 minutes.  On a typical weekday and Saturday, 
this service runs between 6:00 AM and 7:23 PM for outbound travel, and between 6:24 AM and 7:47 PM 
for inbound travel.  No service is provided on Sunday. 
 
UNH Route 4A provides service to UNH campus in Durham to Market Square in Portsmouth.  The average 
travel time between UNH campus and Market Square is 34-36 minutes.  On a typical weekday, seven runs 
are provided for outbound and inbound travel starting from 6:40 AM to 9:35 PM.  On a typical weekend, 
three runs are provided for outbound and inbound travel starting from 11:35 AM to 7:05 PM.  Reduced 
weekday hours go into effect during winter, spring, and summer break periods. 
 
UNH Route 4B provides service to UNH campus in Durham to Market Square in Portsmouth.  The average 
travel time between UNH campus and Market Square is 36-45 minutes.  On a typical weekday, six runs are 
provided for outbound and inbound travel starting from 8:45 AM to 8:05 PM.  On a typical weekend, four 
runs are provided for outbound and inbound travel starting from 1:05 PM to 9:05 PM.  Reduced weekday 
hours go into effect during winter, spring, and summer break periods. 
 
 

COLLISIONS 
 
 
Collision data were obtained from the Portsmouth Police Department for the most recent three years (2022-
2024) for the existing site driveway intersections with Pleasant Street, Parrot Avenue, and Court Street.  A 
summary of the crashes at these intersections is provided in Table 1.   
 
Based on the data received by the Portsmouth Police Department, the intersection of Court Street at the 
Feaster Apartments driveway experienced one collision over the three-year study period.  It was a single 
vehicle collision that occurred during the morning commuter peak period.  A box truck accidentally knocked 
over a street light while reversing direction. 
 
The intersection of Pleasant Street with the Southern Citizen’s Bank Parking Lot experienced one collision 
over the three-year study period.  This collision occurred during a commuter peak period and was an angle 
collision with a bicycle.  The vehicle was turning out of the Citizen’s Bank Parking Lot and did not see the 
cyclist.  The collision resulted in non-fatal injuries. 
 
The intersection of Parrott Avenue at the Parrott Avenue Parking Lot Exit experienced two collisions over 
the three-year study period.  Neither collision occurred during a commuter peak and both collisions were 
angle collisions between vehicles pulling out of the lot and vehicles travelling along Parrott Street.  Both 
collisions resulted in property damage only.   
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All other intersections did not have any reported collisions over the three-year study period. 
 
Due to the low number of collisions, no safety issues were identified. 
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TABLE 1 
Collision Summary 
 

 
 

Number of Collisions Severity a Collision Type b Percent During 

Location Total 

 
Average per 

Year PD PI F NR VEH PED FO SV U 

Commuter 

Peak c 

Wet/Icy 

Conditions d 

Source: Portsmouth Police Department (2022-2024) 

Court Street at Feaster Apartments 
Driveway 

1 0.33 1 -- -- -- -- -- -- 1 -- 100% -- 

Pleasant Street at Citizen’s Bank 
Northern Driveway 

0 -- -- -- -- -- -- -- -- -- -- -- -- 

Pleasant Street at Citizen’s Bank 
Southern Driveway 

1 0.33 -- 1 -- -- -- 1 -- -- -- 100% -- 

Parrott Avenue at Parrott Avenue 
Parking Lot Driveway 2 0.67 2 -- -- -- 2 -- -- -- -- -- -- 

Parrott Avenue at District Court/Fire 
Department Driveway 

0 -- -- -- -- -- -- -- -- -- -- -- -- 

Source: Portsmouth Police Department (2022-2024). 
a PD = property damage only; PI = personal injury; F = fatality, NR = not reported. 
b VEH = vehicle; PED = pedestrian / bicycle; FO = fixed object; SV = single vehicle; U = unknown. 
c Percent of vehicle incidents that occurred during the weekday AM (7:00 AM-9:00 AM) and weekday PM (4:00 PM -6:00 PM) commuter peak periods. 
d Represents the percentage of only “known” collisions occurring during inclement weather conditions. 
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Sight Distance 
 
To identify potential safety concerns associated with site access and egress, sight distances have been 
evaluated at the proposed site driveway locations to determine if the available sight distances for vehicles 
exiting the site meet or exceed the minimum distances required for approaching vehicles to safely stop.  
The available sight distances were compared with minimum requirements, as established by the American 

Association of State Highway and Transportation Officials (AASHTO)
1
.  AASHTO is the national standard 

by which vehicle sight distance is calculated, measured, and reported.   
 
Sight distance is the length of roadway ahead that is visible to the driver.  Stopping Sight Distance (SSD) is 
the minimum distance required for a vehicle traveling at a certain speed to safely stop before reaching a 
stationary object in its path.  The values are based on a driver perception and reaction time of 2.5 seconds 
and a braking distance calculated for wet, level pavements.  When the roadway is either on an upgrade or 
downgrade, grade correction factors are applied.  Stopping sight distance is measured from an eye height 
of 3.5 feet to an object height of 2 feet above street level, equivalent to the taillight height of a passenger 
car.  The SSD is measured along the centerline of the traveled way of the major road. 
 
Intersection sight distance (ISD) is provided on minor street approaches to allow the drivers of stopped 
vehicles a sufficient view of the major roadway to decide when to enter the major roadway.  By definition, 
ISD is the minimum distance required for a motorist exiting a minor street to turn onto the major street, 
without being overtaken by an approaching vehicle reducing its speed from the design speed to 70 percent 
of the design speed.  ISD is measured from an eye height of 3.5 feet to an object height of 3.5 feet above 
street level.  The use of an object height equal to the driver eye height makes intersection sight distances 
reciprocal (i.e., if one driver can see another vehicle, then the driver of that vehicle can also see the first 
vehicle).  When the minor street is on an upgrade that exceeds 3 percent, grade correction factors are 
applied. 
 
SSD is generally more important as it represents the minimum distance required for safe stopping while ISD 
is based only upon acceptable speed reductions to the approaching traffic stream.  The ISD, however, must 
be equal to or greater than the minimum required SSD in order to provide safe operations at the intersection.  
In accordance with the AASHTO manual, “If the available sight distance for an entering or crossing vehicle 
is at least equal to the appropriate stopping sight distance for the major road, then drivers have sufficient 
sight distance to anticipate and avoid collisions.  However, in some cases, this may require a major-road 
vehicle to stop or slow to accommodate the maneuver by a minor-road vehicle.  To enhance traffic 
operations, intersection sight distances that exceed stopping sight distances are desirable along the major 
road.”  Accordingly, ISD should be at least equal to the distance required to allow a driver approaching the 
minor road to safely stop. 
 
The available SSD and ISD at the proposed site driveway locations were measured and compared to 
minimum requirements as established by AASHTO for the posted speeds.  The required minimum sight 
distances for the driveways are compared to the available distances, as shown in Table 2.  
 
  

 

1 A Policy on Geometric Design of Highways and Streets; American Association of State Highway and Transportation Officials (AASHTO); 
2018. 
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TABLE 2 

Sight Distance Summary 

 

 
 

Stopping Sight Distance (feet) Intersection Sight Distance (feet) 

Location/Direction 
 

Measured 

 
Minimum 

Required a 
 

Measured 

Minimum 

Required b Desirable c 

 
Pleasant Street at Egress Driveway: 
 North of intersection (SB) 
 South of intersection (NB) 
 

 
 

225 
390 

 
 

180 
165 

 
 

320 
405 

 
 

180 
165 

 
 

195 
225 

 
Pleasant Street at Main Site Driveway: 
 North of intersection (SB) 
 South of intersection (NB) 
 

 
 

335 
305 

 
 

180 
165 

 
 

335 
350 

 
 

180 
165 

 
 

195 
225 

 
Parrott Avenue at District Court/Fire 
Station Driveway: 
 East of intersection (WB) 
 West of intersection (EB) 
 

 
 
 

310 d 
280 

 
 
 

220 
220 

 
 
 

310 d 
130 [305] e 

 
 
 

220 
220 

 
 
 

240 
280 

 
Court Street at District Court / Fire 
Station Driveway: 
 West of intersection (EB) 
 East of intersection (WB) 
 

 
 
 

+500 
+500 

 
 
 

220 
220 

 
 
 

225 
315 

 
 
 

220 
220 

 
 
 

240 
280 

District Court Driveway at 
Site Driveway: 
 North/West of intersection (SB) 
 South of intersection (NB) 

 
 

100 f 
200 f 

 
 

80 
80 

 
 

100 f 

200 f 

 
 

80 
80 

 
 

170 
145 

a Values based on AASHTO requirements for minimum SSD based on posted speed plus 7 mph for a speed of 27 mph on Pleasant 
Street, and 32 mph on Parrott Avenue and Court Street, and based on an assumed speed of 15 mph on the District Court driveway.   

b Values based on AASHTO requirements for SSD. 
c Values based on AASHTO requirements for ISD for posted speed of 20 mph on Pleasant Street, 15 mph on District Court Driveway and 
25 mph on Parrott Avenue and Court Street. 

d To intersection with Pleasant Street. 
e XXX [XXX] = ISD with car parked on northwest corner of intersection [ISD without car parked on northwest corner of intersection]. 
f To end of roadway. 
 
 

As indicated in Table 2, the available SSD and ISD at all of the site driveway intersections will meet or 
exceed AASHTO recommendations for minimum sight distance with the exception of looking west exiting 
the District Court / Fire Station Driveway onto Parrot Avenue.  There is an on-street parking spaces on the 
northerly side of Parrot Avenue just to the west of the District Court / Fire Station driveway.  When a larger 
vehicle parks in this space, visibility for drivers looking left can become blocked.  In this case, the driver may 
make a two-stage left-turn movement by first looking left (east) along Parrot Avenue for westbound traffic, 
then pulling the front of the vehicle slightly into the roadway to see beyond the parked vehicle to oncoming 
eastbound traffic.  When a smaller vehicle or no vehicle is parked in the on-street parking space, the 
available ISD well exceeds AASHTO minimum requirements. 
 
In order to maintain the sight distances at the driveways after development of the site, it is recommended 
that any proposed plantings, vegetation, landscaping, and signing along the site frontage be kept low to the 
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ground (no more than 3.0 feet above street level) or set back sufficiently from Main Street so as not to inhibit 
the available sight lines.   

 
 
TRIP GENERATION 
 

The site currently contains a mix of bank and office space.  The first floor contains a 9,400 square foot (SF) 
Citizens Bank headquarters with two drive-through lanes and the first and second floors contain various 
office spaces totaling 9,900 SF.  The project consists of razing the existing structures on site and 
constructing a new mixed-use building.  Upon completion, the project will provide a ±6,722 SF retail banking 
office for Kennebunk Savings Bank, ±3,636 SF financial services offices, ±13,956 SF of professional office 
space, and 23 apartment units.  GPI utilized trip-generation rates published by the Institute of Transportation 
Engineers (ITE) Trip Generation Manual, 12th Edition2 to estimate the trips generated by the proposed uses, 
using the following: 

• Drive-In Bank (LUC 912) – Utilized for 6,722 SF of the first floor of the proposed bank with drive 
through. 

• General Office Building (LUC 710) – Utilized for the 3,636 SF of the second floor financial office 
space and 13,956 SF first-floor office space. 

• Multi-Family (Low-Rise)(LUC 220) – Utilized for the apartment units. 
 
The Project will be located in downtown Portsmouth, in close proximity to multiple retail, restaurant, office, 
residential, and entertainment uses for sharing trips between uses.  As a result, many of the trips generated 
by the site will be walking and biking trips.  In addition, the site is located in close proximity to multiple bus 
routes, allowing for easy access to public transportation for access to/from the site.  Therefore, the trip rates 
for all the land uses were based on Dense Multi-Use Urban settings with the exception of LUC 912 (Drive-
in Bank) as separate trip rates are not provided for a dense multi-use urban setting for this land use.   
 
 
Existing Trips 
 
Not all of the trips will be new to the area.  As previously noted, the site currently contains a mix of bank and 
office space, which is currently generating traffic.  The first floor contains a 9,400 square foot (SF) Citizens 
Bank headquarters with two drive-through lanes and the remaining space in the building contains office 
space totaling 9,900 SF.  GPI has estimated the trips generated by the former site based on ITE trip rate 
for LUC 712 (Small Office Building) and LUC 912 (Drive-In Bank).  The resulting trip generation estimate is 
summarized in Table 3, and the detailed calculations are provided in the Appendix. 
 
 
  

 

2 Trip Generation Manual, 12th Edition; Institute of Transportation Engineers; Washington, DC; September 2025. 
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TABLE 3 – Existing Trip Generation Summary 
 

 
Time Period/Direction 

Office Trips 
(LUC 712) a 

 
Bank Trips 
(LUC 912) b Total Trips c 

    

Weekday Daily 100 930 1,030 
    

Weekday AM Peak Hour:    

 Enter 27 55 82 

 Exit 6 39 45 

 Total 33 94 127 
    

Weekday PM Peak Hour:    

 Enter 5 99 104 

 Exit 10 99 109 

 Total 15 198 213 
    

    

Saturday Daily 10 812 822 
    

Saturday Midday Peak Hour:    

 Enter 1 126 127 

 Exit 1 121 122 

 Total 2 247 249 
    

a ITE LUC 712 (Small Office Building) in Dense Multi-Use Urban setting for 9.9 ksf. 
b ITE LUC 912 (Drive-In Bank) in General Urban / Suburban setting for 9.4 ksf. 
c Sum of Office and Bank Trips. 

 
 
Proposed Trips 
 
As stated previously, the project consists of razing the existing structures on site and constructing a new 
mixed-use building.  Upon completion, the project will provide a ±6,722 SF retail banking office for 
Kennebunk Savings Bank, ±3,636 SF financial services offices, ±13,956 SF of financial services offices, 
and 23 apartment units.  GPI has estimated the trips generated by the proposed development based on ITE 
trip rate for LUC 710 (General Office Building), LUC 912 (Drive-In Bank) and LUC 220 (Multi-Family Housing 
[Mid-Rise]).  The resulting trip generation estimate is summarized in Table 4, and the detailed calculations 
are provided in the Appendix.  
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TABLE 4 – Proposed Trip Generation Summary 
 

 
Time Period/Direction 

Residential Trips 
(LUC 221) a 

Bank Trips 
(LUC 912) b 

Office Trips 
(LUC 712) c Total Trips d 

     

Weekday Daily 66 664 164 894 
     

Weekday AM Peak Hour:     

 Enter 2 39 13 54 

 Exit 13 28 2 43 

 Total 15 67 15 97 
     

Weekday PM Peak Hour:     

 Enter 8 71 2 81 

 Exit 1 70 13 84 

 Total 9 141 15 165 
     

     

Saturday Daily 60 582 24 642 
     

Saturday Midday Peak Hour:     

 Enter 2 90 0 92 

 Exit 4 86 3 90 

 Total 6 176 3 182 
     

a ITE LUC 220 (Multi-family Housing (Low-Rise)) in Dense Multi-Use Urban setting for 23 units. 
b ITE LUC 912 (Drive-In Bank) in Dense Multi-Use Urban setting for 6.722 ksf. 
c ITE LUC 710 (General Office Building) in Dense Multi-Use Urban setting for 17.592 ksf. 
d Sum of Residential Trips, Bank Trips, and Office Trips. 

 
 
Table 5 provides a comparison of the trips generated by the proposed land uses to the trips generated by 
the former site.  As shown in Table 5, the proposed redevelopment will result in a slight decrease in vehicle 
trips during all analysis time periods as compared to the existing uses on the site.  
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TABLE 5 – Trip Generation Comparison 
 

 
Time Period/Direction Existing Trips a 

Proposed 
Trips b 

Net Increase in 
Trips c 

    

Weekday Daily 1,030 894 -136 
    

Weekday AM Peak Hour:    

 Enter 82 54 -28 

 Exit 45 43 -2 

 Total 127 97 -30 
    

Weekday PM Peak Hour:    

 Enter 104 81 -23 

 Exit 109 84 -25 

 Total 213 165 -48 
    

    

Saturday Daily 822 642 -180 
    

Saturday Midday Peak Hour:    

 Enter 127 92 -35 

 Exit 122 90 -32 

 Total 249 182 -67 
    

a Total Existing Trips (From Table 3). 
b Total Proposed Trips (From Table 4). 
c Proposed Trips minus Existing Trips. 

 
 

PARKING 

 
 
As part of the Project, a total of 91 parking spaces are proposed.  This will be split into 58 underground 
garage vehicle parking spaces and 33 above-ground parking spaces in the parking lot.  In addition, a total 
of 50 total bicycle parking spaces will be provided, with 40 spaces in the garage and 10 spaces within an 
outdoor bicycle rack.   
 
 

Zoning Regulations 
 
Residential Parking 
 
Section 10.1112.311 of the City of Portsmouth Zoning Ordinance requires 1.0 parking spaces per unit for 
residential dwellings of 500-750 SF and 1.3 parking spaces per unit for residential dwellings above 750 
SF.  However, new state legislature states that municipalities cannot require more than one (1) parking 
space per residential unit, regardless of size.  Therefore, the 23 residential units would require 23 parking 
spaces to meet the requirements of state legislature. 
 
In addition, Section 10.1112.312 of the Zoning Ordinance states that: 
 

“In addition to the off-street parking spaces provided in accordance with Sec. 10.1112.311, any 
dwelling or group of dwellings on a lot containing more than 4 dwelling units shall provide one 
visitor parking space for every 5 dwelling units or portion thereof.” 
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Therefore, a total of 5 visitor parking spaces would be required to meet zoning regulations, which would 
result in a total of 28 parking spaces required for the residential use.   
 
Bank & Office Parking 
 
Section 10.1112.32.5.10-5.30 of the City of Portsmouth Zoning Ordinance requires professional offices 
and financial services to provide one parking space per 350 SF.  Accordingly, the 6,722 SF retail bank 
office will require 20 parking spaces, the 3,636 SF financial office space will require 11 parking spaces, 
and the 13,956 SF of office space will require 40 spaces.  Therefore, a total of 71 parking spaces would 
be required to serve the proposed bank and office space. 
 
Bicycle Parking 

 
Section 10.1116.11 of the Zoning Bylaws states that for multifamily dwellings, one bicycle parking space 
is required for every 5 dwelling units or portion thereof, up to a maximum of 30 bicycle spaces.  Therefore, 
five (5) bicycle parking spaces are required for the residential units. For non-residential uses, one bicycle 
space for each 10 automobile parking spaces are required.  A total of 71 parking spaces are required to 
meet zoning regulations for the proposed non-residential uses.  Therefore, eight (8) bicycle parking 
spaces are required to serve the non-residential uses.  A total of 13 bicycle parking spaces are required 
to meet zoning regulations.  As previously noted, a total of 50 bicycle parking spaces will be provided on 
the site, resulting in an excess of 37 bicycle parking spaces. 
 
The City’s zoning regulations allow for the application of a reduction in the parking spaces provided on 
site of one (1) parking space for every 6 excess bicycle parking spaces, up to a maximum of 5% 
reductions.  Based on an excess of 37 bicycle parking spaces being provided on the site, a reduction in 
parking supply of six (6) parking spaces may be applied. However, 5% of the parking required for each 
use represents 4 spaces; therefore a maximum reduction of four (4) parking spaces is permitted. 
 
Total Vehicle Parking Required 
 
As described above, a total of 28 parking spaces are required to serve the residential uses on the site 
and 71 parking spaces to serve the commercial / office uses, for a total parking requirement of 99 parking 
spaces.  As noted above, the provision of 37 excess bicycle parking spaces on the site will allow for the 
four-space reduction in the parking provisions required by zoning, reducing the required parking supply 
to 95 parking spaces. 
 
Shared-Use Parking 
 
Section 10.1112.61 of the City of Portsmouth Zoning Ordinance allows developments that contain a mix 
of uses on the same parcel to reduce the number of off-street parking spaces in accordance with the 
parking occupancy rates.  The minimum required parking spaces for the development are calculated by 
multiplying the minimum parking requirements discussed above for each land use by the parking 
occupancy rates provided in Section 10.1112.61 of the Zoning Ordinance.  The minimum required parking 
spaces for the development is the highest of all the time periods.  Based on this methodology, the 
minimum number of parking spaces required for the development is 80 parking spaces.  Applying the 
four-space reduction in parking allowed due to 37 excess bicycle spaces reduces this parking requirement 
to 76 spaces. 
 
As the proposed parking supply of 91 parking spaces will meet the City’s zoning ordinance requiring 76 
parking spaces, adequate parking will be provided on the site for the proposed uses. 
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ITE Parking Demand Rates 
 
The ITE publication Parking Generation, 6th Edition3 provides parking demand generation rates on a per 
dwelling unit basis for residential land uses.  GPI utilized parking demand generation rates for LUC 220 
(Multifamily Housing 2+ Bedroom (Low-Rise)), and LUC 710 (General Office Building) for Dense Multi-Use 
Urban settings.  LUC 912 (Drive-In Bank) does not provide parking estimates for dense multi-use urban 
settings; therefore parking rates for general urban/suburban settings were utilized for this LUC to estimate 
the parking demand generated by the proposed mixed-use development.  As previously stated, the Project 
is located in downtown Portsmouth with convenient access to offices, restaurants, entertainments, public 
transit, and Mobility As A Service (MAAS) opportunities (i.e. Uber/Lyft) where trips are not anticipated to be 
made by personal vehicle.  Since the majority of the parking estimates were made based on general 
urban/suburban data, the ITE parking estimates are likely an overestimation of the actual parking 
requirements.   
 
ITE provides parking demand rates for the various land uses for each hour of the day.  Therefore, GPI 
superimposed the parking demands anticipated to be generated by the proposed residential units, health 
club, office and bank to estimate the hourly parking demand throughout the day on a weekday and 
Saturday.  The results of the analysis indicate that the peak parking demand anticipated to be generated 
by the proposed development will be 70 parking spaces.  As a total of 91 parking spaces are proposed 
on the site, the available parking will be adequate to accommodate the anticipated peak parking demand. 

 
Parking Easement 
 
There is an existing parking easement on the property that provides five (5) parking spaces as overflow for 
the Treadwell Mansion’s hotel use.  Based on the City’s zoning ordinance, applying a shared-use parking 
credit for the proposed uses, the total parking required on the site to serve both the easement and the 
proposed uses would be 81 parking spaces.  Based on ITE parking demand generation data, the total 
parking required to serve both the easement and proposed uses would be 75 spaces.  Therefore, the 91 
parking spaces provided will be adequate to accommodate the anticipated parking demand based on both 
the City’s zoning regulations and ITE parking demand generation rates. 

 

 

  

 

3 Parking Generation Manual, 7th Edition; Institute of Transportation Engineers; October 2023. 
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CONCLUSIONS 
 

• The site currently contains a 9,400 square foot (SF) Citizens Bank headquarters with two drive-
through lanes and office space totaling 9,900 SF.  Access and egress for the existing site is currently 
provided via two driveways on Pleasant Street, with the northerly driveway operating as an egress-
only.  In addition, a cross-connection is provided at the southwest corner of the site to the Parrot 
Avenue Public Parking Lot, offering connections to an additional driveway on Pleasant Street, Parrot 
Avenue, and the driveway to the District Court and Portsmouth Fire Department.  The project 
consists of renovating the existing structures on site and constructing a new mixed-use building.  
Upon completion, the project will provide a ±6,722 SF retail banking office for Kennebunk Savings 
Bank, ±3,636 SF financial services offices, ±13,956 SF of financial services offices, and 
23 apartment units.  An underground parking garage with 58 parking spaces and above ground 
parking for an additional 33 parking spaces will be provided, totaling 91 parking spaces on the site.  
The existing curb cuts would be closed as part of the project, including the connection to the Parrot 
Avenue Parking Lot.  A new egress-only driveway for the bank drive-through lanes would be 
provided at the northerly end of the site on Pleasant Street.  In addition, a new full-access/egress 
driveway would be constructed on Pleasant Street and a new full-access/egress driveway would 
connect to the District Court / Fire Department driveway, which provides connections to Parrot 
Avenue and Court Street. 
 

• All study area intersections and roadway segments experienced less than one collision a year over 
the three-year study period, indicating that no significant safety issues exist. 
 

• The available SSD and ISD at all of the site driveway intersections will meet or exceed AASHTO 
recommendations for minimum sight distance with the exception of looking west exiting the District 
Court / Fire Station Driveway onto Parrot Avenue.  There is an on-street parking spaces on the 
northerly side of Parrot Avenue just to the west of the District Court / Fire Station driveway.  When 
a larger vehicle parks in this space, visibility for drivers looking left can become blocked.  In this 
case, the driver may make a two-stage left-turn movement by first looking left (east) along Parrot 
Avenue for westbound traffic, then pulling the front of the vehicle slightly into the roadway to see 
beyond the parked vehicle to oncoming eastbound traffic.  When a smaller vehicle or no vehicle is 
parked in the on-street parking space, the available ISD well exceeds AASHTO minimum 
requirements. 

 
In order to maintain the sight distances at the driveways after development of the site, it is 
recommended that any proposed plantings, vegetation, landscaping, and signing along the site 
frontage be kept low to the ground (no more than 3.0 feet above street level) or set back sufficiently 
from Main Street so as not to inhibit the available sight lines.   
 

• The proposed redevelopment will result in a slight decrease in trips during all analysis time periods 
as compared to the existing uses on site. 

 
• A total of 91 vehicle parking spaces and 50 bicycle parking spaces are provided on the site.  To 

satisfy the City’s zoning requirements, a total of 99 parking spaces are required to serve the 
proposed residential, office, and bank.  However, the City’s zoning regulations allow a reduction of 
one (1) parking space for every six excess bicycle parking spaces provided on the site up to five (5) 
percent.  As 50 bicycle spaces are proposed and only 13 spaces are required for zoning, there will 
be an excess of 37 bicycle parking spaces on the site, allowing for a reduction in the parking supply 
to 95 spaces.  In addition, the City’s zoning regulations allow for the sharing of parking spaces on 
the site for mixed-use developments.  Based on the City’s multi-use trip percentages, a total of 76 
parking spaces would be required to serve the weekday daytime peak.  Therefore, the proposed 
parking supply of 91 spaces will satisfy the City’s zoning requirements. 
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• In addition, based on ITE parking demand generation rates, the proposed development is 

anticipated to generate a peak parking demand of 70 parking spaces.  Therefore, the proposed 
parking supply of 91 spaces will be adequate to accommodate the peak parking demand anticipated 
for the site. 
 

• There is an existing parking easement on the property that provides five (5) parking spaces as 
overflow for the Treadwell Mansion’s hotel use.  Based on the City’s zoning ordinance, applying a 
shared-use parking credit for the proposed uses, the total parking required on the site to serve both 
the easement and the proposed uses would be 81 parking spaces.  Based on ITE parking demand 
generation data, the total parking required to serve both the easement and proposed uses would 
be 75 spaces.  Therefore, the 91 parking spaces provided will be adequate to accommodate the 
anticipated parking demand based on both the City’s zoning regulations and ITE parking demand 
generation rates. 
 

Based on the findings above, the proposed mixed-use redevelopment can be safely and efficiently 
accommodated along the existing roadway network.  No additional project-specific mitigation is 
warranted based on the incremental impacts of the Project. 
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