
AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

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

Peter Stith, Technical Advisory Committee Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 

RE: Site Plan Application at 93 Pleasant Street, Micro Housing / Office; Mixed Use Development 

Dear Mr. Stith and TAC Members: 

On behalf of Mark McNabb and Dagny Taggart, LLC we are pleased to submit the attached plan set for 
Site Plan Application Review for the above-mentioned project and request that we be placed on the 
agenda for your November 2, 2021 Technical Advisory Committee Meeting. The project includes the 
re-use of the existing commercial building and proposed new construction of a building addition to the 
rear of the existing building with the associated and required site improvements. The area behind the 
existing building is currently a surface parking lot. The surface parking will be lowered to below street 
level and be included with the new construction. The plan provides an excellent opportunity to create 
much needed affordable housing in downtown Portsmouth. 

The plan was reviewed at the October 5, 2021 Technical Advisory Committee meeting. Comments 
from the meeting have been incorporated into a revised Site Plan set and presented for approval.  

The following plans are included in our submission: 

• Cover Sheet – This shows the Development Team, Legend, Site Location, Required Permits, 
and Site Zoning. 

• Standard Boundary Survey – This plan shows the existing property boundaries. 
• Existing Conditions Plan C1 – This plan shows the existing site conditions in detail. 
• Demolition Plan C2 – This plan shows portions of the existing building which will be removed. 
• Site Layout Plan C3 – This plan shows the site development in detail with the associated 

Zoning Development Standards calculations. 
• Parking Level Plan C4 – This plan shows the proposed parking level and parking calculations 

and details the CUP request. 
• Utility Plan C5 – This plan shows the site utilities in detail. 
• Grading and Erosion Control Plan C6 - This plan shows the site drainage control and treatment 

design. 
• Landscape Plan L1 – This plan shows the proposed landscaping in detail. 
• Erosion Control Notes and Details D1 – This plan shows sequence of construction and details. 
• Detail Sheets D 2 – D4 – These plans show associated details for construction. 
• Floor Plans and Exterior Elevation Plans – These plan shows the proposed building exterior 

elevations and interior layouts. 
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Also included is a copy of the results of the Drainage Analysis; with 2 complete paper copies submitted 
to the Planning Department. 

The development team met with representatives of the Temple Israel (abutting property) to review the 
concerns expressed at the TAC meeting of October 5, 2021. We hope to continue discussions as we 
prepare for the TAC meeting on November 2. 

We look forward to the TAC review of this submission and feedback on the proposed design. 

Sincerely, 

 
 
John R. Chagnon, PE 
 
 
CC: Mark McNabb, Tracy Kozak, Terrance Parker 

           John Chagnon
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EXECUTIVE SUMMARY 
 

This drainage analysis examines the pre-development (existing) and post-development 

(proposed) stormwater drainage patterns for the proposed building and associated future 

site improvements at 93 Pleasant Street in Portsmouth, NH. The site is shown on the City of 

Portsmouth Assessor’s Tax Map 107 as Lot 74. The total size of the lot is 17,498 square-feet 

(0.4017 acres).   

 

The development will provide for the future development of a mixed use building, a 8150 

square-foot addition, with associated landscaping, utilities, and parking. The new building 

will be serviced by public water, sewage, and electricity. The development has the potential 

to increase stormwater runoff to adjacent properties, and therefore must be designed in a 

manner to prevent that occurrence. This will be done primarily by capturing stormwater 

runoff and routing it through appropriate stormwater facilities, designed to ensure that 

there will be no increase in peak runoff from the site as a result of this project.  

 

The hydrologic modeling utilized for this analysis uses the “Extreme Precipitation” values 

for rainfall from The Northeast Regional Climate Center (Cornell University), as well as an 

additional 15% multiplier, as is required for New Hampshire’s costal district by the 

Alteration of Terrain Bureau. 
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INTRODUCTION / PROJECT DESCRIPTION 
This drainage report is designed to assist the owner, planning board, contractor, regulatory 

reviewer, and others in understanding the impact of the proposed development project on 

local surface water runoff and quality.  The project site is shown on the City of Portsmouth, 

NH Assessor’s Tax Map 107 as Lot 74.  Bounding the site to north are multiple LLCs and a 

limited partnership. Bounding the site to the south is Court Street, followed by a trust and 

multiple preservation sites. Bounding the site to the west is Pleasant Street, followed by 

multiple LLCs and a trust. Bounding the site to the east is a temple. A vicinity map is 

included in the Appendix to this report. 

The proposed development will develop a building and integrated parking garage adjacent 

to existing buildings on the site. This report includes information about the existing site 

and the proposed building necessary to analyze stormwater runoff and to design any 

required mitigation.  The report includes maps of pre-development and post-development 

watersheds, subcatchment areas and calculations of runoff.  The report will provide a 

narrative of the stormwater runoff and describe numerically and graphically the surface 

water runoff patterns for this site.  Proposed stormwater management methods will also be 

described, as well as erosion and sediment control practices.  To fully understand the 

proposed site development the reader should also review a complete site plan set in 

addition to this report.  

METHODOLOGY 
 “Extreme Precipitation” values from The Northeast Regional Climate Center (Cornell 

University) have been used for modeling purposes. These values have been used in this 

analysis. 

This report uses the US Soil Conservation Service (SCS) Method for estimating stormwater 

runoff.  The SCS method is published in The National Engineering Handbook (NEH), Section 

4 “Hydrology” and includes the Technical Release No. 20, (TR-20) "Computer Program for 

Project Formulation Hydrology", and Technical Release No. 55 (TR-55) “Urban Hydrology 
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for Small Watersheds” methods.  This report uses the HydroCAD version 10.0 program, 

written by HydroCAD Software Solutions LLC, Chocorua, N.H., to apply these methods for 

the calculation of runoff and for pond modeling.  Rainfall data and runoff curve numbers 

are taken from “The Stormwater Management and Erosion Control Handbook for Urban 

and Developing Areas in New Hampshire.” 

Time of Concentration (Tc) is calculated by entering measured flow path data such as flow 

path type, length, slope and surface characteristics into the HydroCAD program. For the 

purposes of this report, a minimum time of concentration of 5 minutes is used. 

The storm events used for the calculations in this report are the 2-year, 10-year, 25-year, 

and 50-year (24-hour) storms. Watershed basin boundaries have been delineated using 

topographic maps prepared by Ambit Engineering and field observations to confirm. 

SITE SPECIFIC INFORMATION 
Based on the United States Department of Agriculture (USDA) Natural Resources 

Conservation Service (NRCS), Soil Survey of Rockingham County, New Hampshire the site is 

made up of one soil type:  

Soil Symbol Soil Name and Slopes 

699  Urban land 

All existing and proposed site development takes place on one soil type: 

Urban land has unknown characteristics. 

A copy of the custom soil survey for this project site is included in the Appendix to this 

report. 

The physical characteristics of the existing lot consist of slopes from 0 to 13%, with the lot 

generally sloping from the northeast to the southwest. Elevations on the site range from 23 

to 33 feet above sea level. Due to the observed poor infiltrative capacity of the soil, as well 

as the general poor quality of urban fills, this site’s soil will be treated as a Hydrologic Soil 

Group D. 
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The existing site is developed and includes an existing building located at the west of the 

lot, with the rest of the lot occupied by a gravel parking lot. Vegetation around the lot 

consists of established grasses and several trees. 

According to the Federal Emergency Management Agency (FEMA) Flood Insurance Rate 

Map (FIRM) number 33015C0259F (effective date January 29, 2021), the project site is 

located in Zone X and is determined to be outside of the 0.2% annual chance floodplain. A 

copy of the FIRM map is included in the Appendix. 

PRE-DEVELOPMENT DRAINAGE 
In the pre-development condition, the site has been analyzed as two subcatchment basins 

(E1 and E2) based on localized topography and discharge location. Subcatchment E1 

contains an existing parking area and part of the existing building, and drains to the south 

entrance to the lot. E1 drains to Drainage Point 1 (DP1). Subcatchment E2 contains most of 

the existing building and some grass, and drains to the west edge of the lot. E2 drains to 

Drainage Point 2 (DP2). 

Table 1: Pre-Development Watershed Basin Summary 

Watershed 

Basin ID 

Basin 

Area (SF) 

Tc 

(MIN) 

CN 10-Year 

Runoff (CFS) 

50-Year 

Runoff (CFS) 

To 

Design 

Point 

E1 13,061 5.0 94 2.39 3.69 DP1 
E2 4,435 5.0 91 0.78 1.23 DP2 

POST-DEVELOPMENT DRAINAGE 
The proposed development has been designed to match the pre-development drainage 

patterns to the greatest extent feasible. In the post-development condition, the site has 

been analyzed as three subcatchment basins, (P1, P1a, and P2). Subcatchments P1 and P1a 

correspond to the subcatchment area E1, and drains to DP1. P1 and P1a contain the 

proposed roof area and associated landscaping. The peak flows from P1a are attenuated 
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with the use of an R-Tank stormwater storage tank, and an outlet control structure. 

Subcatchment P2 corresponds to the subcatchment area E2 and drains to DP2. 

Table 2: Post-Development Watershed Basin Summary 

Watershed 

Basin ID 

Basin Area 

(SF) 

Tc (MIN) CN 10-Year 

Runoff 

(CFS) 

50-Year 

Runoff (CFS) 

Design 

Point 

P1 7,347 5.0 93 1.33 2.07 DP1 
P1a 5,720 5.0 98 1.08 1.64 DP1 
P2 4,429 5.0 91 0.78 1.23 DP2 

The overall impervious coverage of the area analyzed in this report for all basins decreases 

from 0.310 acres (77.11%) in the pre-development condition to 0.299 acres (74.38%) in 

the post-development condition. The project proposes the construction of a subsurface 

storage trench to reduce the peak flow discharge from the site. 

Table 3 shows a summary of the comparison between pre-developed flows and post-

developed flows for each design point The comparison considers the reduced flows as a 

result of infiltration.  

Table 3: Pre-Development to Post-Development Comparison 

Q2 (CFS) Q10 (CFS) Q25 (CFS) Q50 (CFS) 

Design 

Point 

Pre Post Pre Post Pre Post Pre Post Description 

DP1 1.52 1.39 2.39 2.20 3.07 2.81 3.69 3.39 E Lot 

DP2 0.48 0.48 0.78 0.78 1.01 1.01 1.23 1.23 W Lot 

Note that all drainage points of interest in the development area experience lower peak 

flows.  
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OFFSITE INFRASTRUCTURE CAPACITY 
City stormwater drainage is currently utilized with the existing site. In order that proposed 

drainage systems not additionally burden the City’s infrastructure, the proposed site’s 

stormwater infrastructure was designed to attenuate the peak flows of runoff to levels 

equal to or below those of the existing site. The watersheds are not revised, in other words 

water is not directed to a different watershed. 

EROSION AND SEDIMENT CONTROL PRACTICES
The erosion potential for this site as it exists is moderate due to the presence of gravel 

areas that are highly erodible. During construction, the major potential for erosion is wind 

and stormwater runoff. The contractor will be required to inspect and maintain all 

necessary erosion control measures, as well as installing any additional measures as 

required. All erosion control practices shall conform to “The Stormwater Management and 

Erosion Control Handbook for Urban and Developing Areas in New Hampshire.” Some 

examples of erosion and sediment control measures to be utilized for this project during 

construction may include: 

• Silt Soxx (or approved alternative) located at the toe of disturbed slopes and catch

basin inlets

• Stabilized construction entrance on fods at access point to the site

• Temporary mulching and seeding for disturbed areas

• Spraying water over disturbed areas to minimize wind erosion

After construction, permanent stabilization will be accomplished by permanent seeding, 

landscaping, and surfacing the access drives and parking areas with asphalt paving and 

other areas with brick and concrete walkways.  
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CONCLUSION 
The proposed development has been designed to match the pre-development drainage 

patterns to the greatest extent feasible. With the design of the R-Tank system, the post-

development runoff rates are reduced to be equal to or below the pre-development runoff 

rates. Runoff from over 30% of the proposed roof will be treated through a BioClean 

Downspout Filter, meeting the City’s requirement for redevelopment stormwater 

treatment. Erosion and sediment control practices will be implemented for both the 

temporary condition during construction and for final stabilization after construction. 

Therefore, there are no negative impacts to downstream receptors or adjacent properties 

anticipated as a result of this project. 
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