
AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

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

25 November 2020 

Dexter Legg, Planning Board Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 

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

Dear Chair Legg and Planning Board members: 

On behalf of 238 Deer Street, LLC we submit herewith the attached Application for 
Conditional Use Permit. In support thereof, we are submitting a proposed Site Plan set 
including an Architectural Concept Plan as well as a Parking Assessment prepared by 
Gorrill Palmer, Transportation Engineers. 

The following plans are included in our submission: 

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

• Standard Boundary Survey (2018) 
• Existing Conditions Plan C1 – This plan shows the current property improvements 

(updated existing and approved to be constructed features) on the property. 
• Site Layout Plan C2 – This plan shows layout of the proposed features. 
• Conceptual Architectural Plans A1 – The plan show the proposed building 

Architectural Features and Location Context.  

238 Deer Street, LLC is committed to providing much needed micro housing units to the 
Portsmouth downtown. This proposed new building will add 21 additional housing units, 
all under 500 square feet in size. The unit concept is shown on the attached Architectural 
Concept Plan. The minimum parking required for this project is 7-8 spaces. 238 Deer 
Street, LLC proposes to provide no on site spaces. Due to site constraints (a lack of space to 
get to a basement parking level) the only parking that could be provided would have to be at 
first floor level; which would not allow for a vibrant commercial first floor use. Pursuant to 
Section 10.1112.52, a conditional use permit may be granted to permit less than the 
minimum parking required, and that is our request for this project. 

The Gorrill Palmer report indicates the current parking requirements and shows that 
parking is available in close proximity to the site. This demonstrates that the parking for 
this development, although not on site, is easily accommodated within walking distance. 



Letter to Dexter Legg: Planning Board Submission 2 11/25/2020 

We look forward to your review of this submission, and for the forgoing reasons, we 
respectfully request the Board grant the Conditional Use Permit. Thank you for your 
attention. 

 

Sincerely, 

 
 
John R. Chagnon, PE 
CC: 238 Deer Street Team 
 



 
 

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

 

 

 

PARKING ASSESSMENT FOR 
238 DEER STREET MIXED-USE BUILDING 

PORTSMOUTH, NH 
 
 

Date:  November 23, 2020 

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

To:  Buz Couilard 

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

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

 

 
Introduction: 

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

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

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

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

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

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

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

Off-Street Parking Requirements 
Section  Spaces Required  

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

Total Required Spaces  12 

 
As the table summarizes, the proposed mixed-use building by ordinance would require 12 off-street parking 
spaces.        
 
Other Modes of Transportation: 

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

o Proximity to downtown – the location of the site is ideal in that residents of the units can easily walk 
from the apartment to the downtown on the existing sidewalk network without needing a car. 

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

 Bicycle Accommodations: 
 

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

Within 650 feet of the site, there are three bus stops, providing direct access to Routes 40, 41, 42, & 43.  
This availability further allows residents of the apartments to not have a car and still be able to travel via 
bus. 
 

 Ride Share: 
 

A ride share waiting area will be provided that includes a bulletin board to share postings of those offering 
and needing a ride. 

 
Locations to Park: 

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

Observed Percent Occupied (approximate)  
Location  Day Time Evening 

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

 
It should be noted that this was a snapshot in time and based on general observation only.  However, it provides 
a clear picture that there is considerable availability of parking in the immediate area for both residents / visitors 
of the proposed building to park their vehicles.  The above does not include on-street metered parking which 
is available for short term guests.  On-street parking is available on Deer Street, Bridge Street and Portwalk 
Place.  Visitors could also use the parking garages and surface lots identified above. 
 
It should be noted that the pandemic could be a factor in the low parking demand; however, even with a 
significant increase in demand, there still appears to be sufficient parking availability.   
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Conclusions and Findings: 

The following is a summary of the parking assessment’s conclusions and findings: 
 
1. By ordinance, the proposed mixed-use building requires 12 off-street parking spaces.  Due to the limited 

on-site area, the required 12 off-street parking spaces cannot be accommodated on-site, and therefore need 
to be accommodated via satellite locations such as parking garages and surface lots. 
 

2. The proposed mixed-use building will require a minimum of 5 bicycle parking spaces.  This requirement will 
be satisfied by both an internal storage area for bicycles as well as a proposed on-site bicycle rack.    
  

3. Given the close proximity to downtown and available other modes of transportation such as pedestrian 
accommodations, abilities for bicycles and access to transit, it could be expected that some residents will 
not own a vehicle and therefore not require a parking space.  In addition, a bulletin board will be provided 
for those offering and needing ride share. 
 

4. There are a considerable number of choices and availability for parking in the immediate area of the site, 
both during the day and at night.  This includes two parking garages and two surface lots, in addition to 
metered parking spaces in the area for short term parking.  These other sources of parking show more than 
adequate availability to accommodate the needs of the proposed mixed-use building.    

 
5. Based on this assessment, it is our opinion that the required parking can easily be accommodated by the 

two existing parking garages and two surface parking lots within walking distance of the proposed use.  
 
Prepared by: 

 
Randy Dunton, PE, PTOE 
Gorrill Palmer Consulting Engineers 
rdunton@gorrillpalmer.com 
 
u:\3768_268 deer street_portsmouth\n traffic\final - deer street - parking assessment_11.23.2020.docx 
 
 



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

Task: Calculate  the required number of parking spaces

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

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

Given: 21 Micro Units (less than 500 sf)

Calculations :

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

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

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

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

12 Spaces

Summary of Off-Street parking Spaces Required

Total Required Spaces 

Vehicle Off-Street Parking Requirements: 

Bicycle Parking Requirement:

Section 10.1115.21
Section 10.1112.311
Section 10.1112.312
Section 10.1115.23

0 Spaces 
11 Spaces
5 Spaces

-4 Spaces 
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Department Legend

CIRCULATION

MISC - A

RESIDENTIAL UNITS

RETAIL

IKEA EFFICIENCY UNIT FLOOR PLAN - 400SF IKEA BROOKLYN EFFICIENCY UNIT - 391SF

CONCEPTUAL ARCHITECTURAL238 DEER STREET MIXED-USE
238 DEER STREET PORTSMOUTH, NH 03801

As indicated
RD/ JJ

12/17/2020

A1CUP PERMIT APPLICATION

DESCRIPTION:
3-4 STORY MIXED USE BUILDING WITH GROUND FLOOR RETAIL AND 21 MICRO APARTMENTS 
UNDER 500 SF. USE WILL REQUIRE APPROXIMATELY 7-8 PARKING SPACES, AND SITE DOES NOT 
HAVE ADEQUATE AREA OR ACCESS TO CREATE NEW PARKING. MAIN PURPOSE OF REQUEST 
FOR CONCEPTUAL REVIEW IS TO GET FEEDBACK ON NEARBY OFF-SITE PARKING OPTIONS, 
BUILDING USE AND SIZE.

LOCUS MAP

PROPOSED BUILDING DATA:
BUILDING SQUARE FOOTAGE: 20,000 SF
BASEMENT: 4,000 SF

STORAGE AND 
MECHANICAL - 4,000 SF

GROUND FLOOR: 4,000 SF
RETAIL - 2,629 SF
MISC. - 263 SF
APARTMENT LOBBY - 343 SF

SECOND - FOURTH FLOOR: 4,000 SF 
EACH - 12,000 TOTAL

UNIT 1 - 409 SF
UNIT 2 - 412 SF
UNIT 3 - 378 SF
UNIT 4 - 381 SF
UNIT 5 - 378 SF
UNIT 6 - 381 SF
UNIT 7 - 378 SF
7 UNITS PER FLOOR * 3 
FLOORS = 21 TOTAL UNITS

1/8" = 1'-0"1 FIRST FLOOR
1/8" = 1'-0"2 SECOND - FOURTH FLOOR PLAN

AS INDICATED

OWNER CONCEPT PRECEDENT: IKEA EFFICIENCY UNIT
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