
PLANNING BOARD 
PORTSMOUTH, NEW HAMPSHIRE 

 
EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 
 
 

 
7:00 PM Public Hearings March 17, 2022 
 

AGENDA      
 

*Members of the public also have the option to join the meeting over Zoom  
(See below for more details)* 

 
  
 

 
 
 
I. APPROVAL OF MINUTES 
 

A. Approval of the February 17, 2022 minutes. 
 
 
II. DETERMINATIONS OF COMPLETENESS 
 

SUBDIVISION REVIEW 
 
A. The request of Cate Street Development (Owner), for property located at 428 US 

Route 1 Bypass, 406 US Route 1 Bypass, and 55 Cate St requesting Subdivision 
Review approval for a lot line adjustment. 

 
SITE PLAN REVIEW 
 
A. The request of 238 Deer Street, LLC, (Owner), for property located at 238 Deer 

Street, requesting Site Plan Review approval. 
 

B. The request of Cate Street Development (Owner), for property located at 406 US 
Route 1 Bypass, requesting Site Plan Review approval. 
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III. PUBLIC HEARINGS -- OLD BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 
 

A. The request of Cate Street Development (Owner), for property located at 406 US 
Route 1 Bypass, requesting amended Site Plan Review approval to reconfigure and 
expand parking on Tax Map 172 Lot 2, Tax Map 172 Lot 1, and Tax Map 165 Lot 2 to 
contain 73 new spaces (52 covered); to renovate the existing structure on Tax Map 172 
Lot 2; and to add a bioretention stormwater facilities, stormwater collection and treatment 
facilities on Tax Map 172 Lot 1 and Map 165 Lot 2. Said properties are shown on 
Assessor Map172 Lot 1, Map 172 Lot 2, and Map 165 Lot 2 and lie within the Gateway 
Corridor (G1) District. (LU-22-7)  
 

B. The request of Cate Street Development LLC (Owner), and Boston and Maine Corp 
(Owner), for properties located at 428 US Route 1 Bypass, 406 US Route 1 Bypass, and 
55 Cate St requesting Preliminary and Final Subdivision approval (Lot Line Revision) to 
convey 31,187 square feet from Map 165 Lot 14 to Map 172 Lot 2, Map 172 Lot 1 and 
Map 165 Lot 2 which will result in a total of 52,820 square feet lot area for Map 172 Lot 
2, 126,500 square feet lot area for Map 172 Lot 1, and 260,789 square feet lot area for 
Map 165 Lot 2. Said properties are shown on Assessor Map172 Lot 1, Map 172 Lot 2, 
Map 165 Lot 2, and Map 165 Lot 14 and lie within the Transportation Corridor (TC) and 
the Gateway Corridor (G1) District. (LU-22-7)  

 
IV. PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 
 

A. The request of 238 Deer Street, LLC, (Owner), for property located at 238 Deer Street, 
requesting Site Plan Review approval for demolition of the existing structure and the 
construction of a new 3-4 story mixed-use building with 21 residential units with a 
footprint of 5,263 +/- s.f. and 19,190 s.f. gross floor area with associated site 
improvements. Said property is shown on Assessor Map 125 as Lot 3 and lies within the 
Character District 4 (CD4), Downtown Overlay, and Historic Districts. (LU-20-238) 
 

B. REQUEST TO POSTPONE The request of Donald Lowell Stickney III (Owner), for 
property located at 213 Jones Avenue requesting Conditional Use Permit under section 
10.814 of the Zoning Ordinance and modification of the standards set forth in Sections 
10.814.40 or 10.814.52 through 10.814.56, to construct a new single family residence and 
convert the existing residence into a Detached Accessory Dwelling Unit totaling 886 
square feet of living area. Said property is shown on Assessor Map 222 Lot 69 and lies 
within the Single Residence B (SRB) district. (LU-22-34) REQUEST TO POSTPONE 
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C. REQUEST TO POSTPONE The request of Nerbonne Family Revocable Trust 

(Owner), for property located at 189 Gates Street requesting a Conditional Use Permit 
under section 10.815 of the Zoning Ordinance and modification of the standards set forth 
in Section 10.815.30 for the conversion of an existing accessory structure (garage) into a 
garden cottage with 546 gross square footage of living space. Said property is shown on 
Assessor Map 103 Lot 6 and lies within the General Residence B (GRB) and Historic 
Districts. REQUEST TO POSTPONE (LU-22-30) 

 
D. The request of Treadwell House Inc. (Owner), for property located at 70 Court Street 

requesting a Conditional Use Permit under section 10.112.14 of the Zoning Ordinance to 
provide five (5) parking spaces where 11 are required. Said property is shown on 
Assessor Map 116 Lot 49 and lies within the Character District 4-L1 (CD4-L1) and 
Historic District. (LU-22-10) 

 
 
V. PRELIMINARY CONCEPTUAL CONSULTATION 
 

A. The request of One Market Square LLC (Owner), for the property located at 1 
Congress Street for Preliminary Conceptual Consultation to partially demolish existing 
buildings and construct a new 3 story structure with a short 4th story. Said property is 
shown on Assessor Map 117 Lot 14 and lies within Character District 4 (CD-4), 
Character District 5 (CD-5) and the Historic District.  (LUPD-22-6)  

 
 
VI. DESIGN REVIEW APPLICATION ACCEPTANCE 

A. The request of One Market Square LLC (Owner), for the property located at 1 
Congress Street requesting Design Review approval to partially demolish existing 
buildings and construct a new 3 story structure with a short 4th story. Said property is 
shown on Assessor Map 117 Lot 14 and lies within Character District 4 (CD-4), 
Character District 5 (CD-5) and the Historic District.  (LUPD-22-6) 

 
 
VII. OTHER BUSINESS 
 

A. Request from Michael J. O’Connor, Owner, for property located at 163 Sparhawk Street 
for a 1-year extension of the Wetland Conditional Use Permit granted on 2/18/2022. (LU-20-
256) 
 

B. Review and discuss dates and topics for proposed training offered through the New 
Hampshire Municipal Association. 

 
C. Discuss upcoming staff presentation on housing data, trends, and needs.  
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VII. ADJOURNMENT 
 
 
https://us06web.zoom.us/webinar/register/WN_H7aQpJdNSCK-DLpVuQDWKw 

https://us06web.zoom.us/webinar/register/WN_H7aQpJdNSCK-DLpVuQDWKw
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   City of Portsmouth  

Planning Department  

1 Junkins Ave, 3rd Floor  

Portsmouth, NH  

(603)610-7216  

Memorandum  

To:  Planning Board  
From:   Beverly Mesa-Zendt, Incoming Planning Director  

Peter Britz, Environmental Planner/Sustainability Coordinator/Interim Planning Director Stefanie 

L. Casella, Planner  
Date:  March 11, 2022 – Revised March 17, 2022 
Re:  Recommendations for the March 17, 2022 Planning Board Meeting   

  

I.  APPROVAL OF MINUTES  

Planning Department Recommendation   

Board members should determine if the draft minutes include all relevant details for the 

decision making process that occurred at the February 17, 2022 meeting, and vote to 

approve meeting minutes with edits if needed.  

    

II.  DETERMINATIONS OF COMPLETENESS  

SUBDIVISION REVIEW  

A. The request of Cate Street Development (Owner), for property located at 428 US 

Route 1 Bypass, 406 US Route 1 Bypass, and 55 Cate St requesting Subdivision 

Review approval for a lot line adjustment.  

  

 
  

Planning Department Recommendation   

Vote to determine that this applications is complete according to the Subdivision 

Regulations, (contingent on the granting of any required waivers under Section III and IV 

of the agenda) and to accept the applications for consideration.  

  

SITE PLAN REVIEW  

A. The request of 238 Deer Street, LLC, (Owner), for property located at 238 Deer 

Street, requesting Site Plan Review approval.  
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B. The request of Cate Street Development (Owner), for property located at 406 US 

Route 1 Bypass, requesting Site Plan Review approval.  

  

 
  

Planning Department Recommendation   

Vote to determine that this applications is complete according to the Site Plan Review 

Regulations, (contingent on the granting of any required waivers under Section III and IV 

of the agenda) and to accept the applications for consideration.  
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III.  PUBLIC HEARINGS -- OLD BUSINESS  

The Board’s action in these matters has been deemed to be quasi-judicial in nature.    

If any person believes any member of the Board has a conflict of interest, that 

issue should be raised at this point or it will be deemed waived.  

  

It is recommended that Item IIIA and IIIB be discussed together and voted on separately.  

A motion is required to consider these items together.  

  

A. The request of Cate Street Development (Owner), for property located at 406 US Route 

1 Bypass, requesting amended Site Plan Review approval to reconfigure and expand 

parking on Tax Map 172 Lot 2, Tax Map 172 Lot 1, and Tax Map 165 Lot 2 to contain 73 

new spaces (52 covered); to renovate the existing structure on Tax Map 172 Lot 2; and 

to add a bioretention stormwater facilities, stormwater collection and treatment 

facilities on Tax Map 172 Lot 1 and Map 165 Lot 2. Said properties are shown on 

Assessor Map172 Lot 1, Map 172 Lot 2, and Map 165 Lot 2 and lie within the Gateway 

Corridor (G1) District. (LU-22-7)   

  

B. The request of Cate Street Development LLC (Owner), and Boston and Maine Corp  

(Owner), for properties located at 428 US Route 1 Bypass, 406 US Route 1 Bypass, and 

55 Cate St requesting Preliminary and Final Subdivision approval (Lot Line Revision) to 

convey 31,187 square feet from Map 165 Lot 14 to Map 172 Lot 2, Map 172 Lot 1 and 

Map 165 Lot 2 which will result in a total of 52,820 square feet lot area for Map 172 Lot  

2, 126,500 square feet lot area for Map 172 Lot 1, and 260,789 square feet lot area for  

Map 165 Lot 2. Said properties are shown on Assessor Map172 Lot 1, Map 172 Lot 2, 

Map 165 Lot 2, and Map 165 Lot 14 and lie within the Transportation Corridor (TC) and 

the Gateway Corridor (G1) District. (LU-22-7)   

  

Project Review and Approvals:  

This application has been before the Technical Advisory Committee, the Conservation 

Commission, and the Zoning Board of Adjustment. Please see below for more 

information on the review from each.  

  

Technical Advisory Committee Review of Site Plan  

At the February 1, 2022 meeting, the TAC voted to recommend approval with the 

following conditions:  

  

1. The 10’ temporary easement should be in favor of the developer.  
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2. The easement in favor of Millport does not actually touch the boundary where the 

water enters the property.  Please revise.  Also, on the planting plan the easement is still 

listed as to benefit the City of Portsmouth.  

3. Ensure that the two handicapped spots for Building D are the closest to the entrance 

and that there is an accessible route into the structure.  

4. The grease trap reserve area should be closer to the structure.  

5. Ensure the existing granite culvert is tied into the drainage swale with proper headwall.  

6. Show on plans location of retaining wall 4” underdrain shown on CD-552.  

7. Proposed Parking Layout: The proposed parking expansion and layout appears to 

significantly increase the required off-street parking required under the Zoning 

Ordinance.  Moreover, it also conflicts with the assumptions of the previous projected 

parking demands of this development.  Consisting of a wide variety of land uses and 

services, the West End is assumed to be a walkable neighborhood.  Thus, the proposed 

parking expansion appears to conflict with the stated objectives of the community vision 

for this property.  Additionally, the area proposed for expansion is currently considered 

open space (including a dog park) and also acts as an important vegetated buffer to the 

active railroad corridor.  

8. Alternative Parking Layout: If the evidence does not support the proposed parking 

expansion the open space areas should not be reduced or impacted. However, if the 

evidence does support the proposed parking expansion in order to complete the final 

phase of the overall redevelopment the applicant should consider the visual buffer and 

screening aspects of the existing wooded area along the railroad land (which is being 

proposed to be converted to surface parking).  In order to mitigate the visual and 

environmental impacts on the project, the 76 spaces proposed for this area should be 

covered with an open shed-like structure and solar arrays should be considered for the 

roof given the likely solar gain at this location.  The image below is an example of such a 

system.  Additional consideration should be given to reduce encroachment on the dog 

park.   

  

  

The applicant has worked with staff to address the concerns listed above. The remaining 

outstanding items have been carried forward as recommended stipulations of approval.   

  

 
  

Planning Department Recommendation   

1) Vote to grant Preliminary and Final Subdivision Approval with the following stipulations:  

a. Lot numbers as determined by the Assessor shall be added to the final plat.   
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b. Property monuments shall be set as required by the Department of Public Works 

prior to the filing of the plat.  

c. GIS data shall be provided to the Department of Public Works in the form as required 

by the City.  

d. The final plat and all easement deeds shall be recorded concurrently at the Registry 

of Deeds by the City or as deemed appropriate by the Planning Department.  

  

2) Vote to grant Site Plan Approval with the following stipulations:  

  
Conditions Precedent  

a. Applicant shall provide an updated site plan, utility plan, and lighting plan showing 

the two proposed parking structures (to cover 50 parking spaces and constructed to 

be substantially consistent with the detail provided in the submission package dated 

March 10, 2022) located along the southern boundary line along the rail road right of 

way; and a statement to planning staff confirming that section 10.1140 (Outdoor 

Lighting) has been is met.  

b. The site plan and any easement plans and deeds shall be recorded at the Registry of 

Deeds by the City or as deemed appropriate by the Planning Department.  

c. The Applicant or its engineer shall submit a copy of a completed Land Use  

Development Tracking Form using the Pollutant Tracking and Accounting Program 

(PTAP) online portal currently managed by the UNH Stormwater Center or similar 

form approved by the City.  

d. The temporary construction easement along the railroad right-of-way should be 

shown on a recordable plan.  

e. A drainage easement directly adjacent to the rail road right of way line (as there are 

actually two pipes coming through the bank) should be shown on a recordable plan.  
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IV.  PUBLIC HEARINGS – NEW BUSINESS  

The Board’s action in these matters has been deemed to be quasi-judicial in nature.    

If any person believes any member of the Board has a conflict of interest,  that 

issue should be raised at this point or it will be deemed waived.  

A. The request of 238 Deer Street, LLC, (Owner), for property located at 238 Deer Street, 

requesting Site Plan Review approval for demolition of the existing structure and the 

construction of a new 3-4 story mixed-use building with 21 residential units with a 

footprint of 5,263 +/- s.f. and 19,190 s.f. gross floor area with associated site  

improvements. Said property is shown on Assessor Map 125 as Lot 3 and lies within the 

Character District 4 (CD4), Downtown Overlay, and Historic Districts. (LU-20-238)  

Project Review, Decisions, and Recommendations:  

This application has been before the Technical Advisory Committee, the Zoning Board of 

Adjustment, and the Historic District Commission. Please see below for more 

information on the review from each.  

On February 18, 2021 the Planning Board granted Conditional Use Permit approval to 

allow no onsite parking where 12 spaces where required. On February 17, 2022 this 

approval was granted a 1-year extension.  

Technical Advisory Committee Review of the Site Plan  

At the December 7, 2021 Technical Advisory Committee meeting, the committee voted 

to recommend approval to the Planning Board with the following stipulations:  

1. Show existing utilities on existing features plan and note any utility disruptions or 

removals on the demolition plan.  

2. Easements shall be provided for all proposed work (grading, access, etc.) that is to 

occur on land other than the applicant’s.  

3. Proposed staging areas shall be identified during the CMMP development stage.  

4. Applicant shall coordinate with abutting property owners to relocate the first 4 bike 

racks adjacent the commercial storefront windows.  

5. Easements shall be provided to the City for the pedestrian alleyway access to the 

abutting public walkways.  

6. Consider a decorative metal screen should be added along the proposed curb line in 

the abutting parking lot in order to provide better protection to the building.  
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The applicant has worked with staff to address the concerns listed above. The remaining 

outstanding items have been carried forward as recommended stipulations of approval.   

  

  
Zoning Board of Adjustment Review and Decision  

At the September 28, 2021 Zoning Board of Adjustment meeting the Board 

considered the following variance requests:  

1. Variances from Section 10.5A41.10C to allow a) 2.5% open space where 10% is 

required; and b) a 3.5' rear yard where 5' is required.  

2. A Variance from Article 15  to allow a structure to be designated as a penthouse 

with an 8' setback from the edge where 15' is required and 60% floor area of the 

story below where 50% is the maximum allowed as outlined in the definition of a 

penthouse.  

  

Decision  

As a result of this consideration the Board voted to grant the variance requests with 

the following stipulation:  

1. Penthouse-level units shall not exceed 500 square feet.  

  

Historic District Commission Review   

At the November 3, 2021 Historic District Commission meeting the Commission 

voted to grant the Certificate of Approval with the following stipulations:  

1. The bricks shall be finalized with a mockup prior to installation.  

2. The applicant shall return with a final design for the parapet.  

3. Photographic record of existing building shall be presented to the Planning 

Department and the Athenaeum prior to construction.  

  

 
  

Planning Department Recommendations   

1) Vote to grant Site Plan Approval with the following conditions:  

Conditions Precedent   

a. Temporary easements will be needed for construction. Temporary easement language 

and area (to be identified on the plan) are to be obtained along eastern and western 

boundary lines in order to begin construction of the foundation.    
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b. A Construction Management and Mitigation Plan will be required to address, at 

minimum, access and use of the municipal ROW to construct the building, and proposed 

staging areas.  

c. The site plan and any easement plans and deeds shall be recorded at the Registry of 

Deeds by the City or as deemed appropriate by the Planning Department.  

d. Any easement plans and deeds for which the City is a grantor or grantee shall be 

reviewed and approved by the Planning and Legal Departments prior to acceptance by 

City Council.  

e. The Applicant or its engineer shall submit a copy of a completed Land Use Development 

Tracking Form using the Pollutant Tracking and Accounting Program (PTAP) online portal 

currently managed by the UNH Stormwater Center or similar form approved by the City.  

f. Engineer of record shall be established prior to issuance of building permit for the 

purpose of satisfying condition 1.h.  

g. Correct existing conditions plans to show 2” water service from water main to the valve 

and 1” water service from the valve to the building.    

Conditions Subsequent   

h. The Engineer of Record shall submit a written report (with photographs and engineer 

stamp) certifying that the stormwater infrastructure was constructed to the approved 

plans and specifications and will meet the design performance;  

i. A stormwater inspection and maintenance report shall be completed annually and copies 

shall be submitted to the City’s Planning and Public Works Departments.  
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IV.  PUBLIC HEARINGS – NEW BUSINESS  

The Board’s action in these matters has been deemed to be quasi-judicial in nature.    

If any person believes any member of the Board has a conflict of interest,  that 

issue should be raised at this point or it will be deemed waived.  

  

B. REQUEST TO POSTPONE The request of Donald Lowell Stickney III (Owner), for property 

located at 213 Jones Avenue requesting Conditional Use Permit under section 10.814 of 

the Zoning Ordinance and modification of the standards set forth in Sections 10.814.40 

or 10.814.52 through 10.814.56, to construct a new single family residence and convert 

the existing residence into a Detached Accessory Dwelling Unit totaling 886 square feet 

of living area. Said property is shown on Assessor Map 222 Lot 69 and lies within the 

Single Residence B (SRB) district. (LU-22-34) REQUEST TO POSTPONE   

  

  

 
  

Planning Department Recommendations   

Vote to postpone consideration to the April Planning Board meeting.  
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IV.  PUBLIC HEARINGS – NEW BUSINESS  

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   If any 

person believes any member of the Board has a conflict of interest, that issue should be raised 

at this point or it will be deemed waived.  

C.  REQUEST TO POSTPONE The request of Nerbonne Family Revocable Trust (Owner), for 
property located at 189 Gates Street requesting a Conditional Use Permit under section 
10.815 of the Zoning Ordinance and modification of the standards set forth in Section 
10.815.30 for the conversion of an existing accessory structure (garage) into a garden 
cottage with 546 gross square footage of living space. Said property is shown on 
Assessor Map 103 Lot 6 and lies within the General Residence B (GRB) and Historic 
Districts. (LU-22-30) REQUEST TO POSTPONE 

  

Project Review, Decisions, and Recommendations   

This application has been reviewed by staff and will be before the Zoning Board of 

Adjustments on March 15, 2022. Please see below for more information on the review 

from each.  

Staff Review | Garden Cottage Standards 10.815.30   

Different from an Accessory Dwelling Unit, a Garden Cottage that complies with the 

standards of Section 10.815 is otherwise exempt from the residential density standards 

of the Zoning Ordinance (e.g. minimum lot area per dwelling unit).  

The Ordinance requires that a Garden Cottage comply with the following standards 

(Section 10.815.30).  

Staff Review and Analysis   

Required Standard  Meets  
Standard  

Does Not  
Meet  
Standard  

Comments  

10.815.31. The existing accessory building shall not be 

expanded either vertically or horizontally, other than 

through the addition of a front entry not to exceed 50 sq. 

ft., or a side or rear deck not to exceed 300 sq. ft.  

  √  
Modification  

Requested  

(see below)  

10.815.32 The garden cottage shall not be larger than 

600 sq. ft. gross floor area.  √  
  Total 546 SF  

10.815.33 A garden cottage that is within the required 

yard for the zoning district shall not have any windows or 

doors higher than eight feet above grade facing the 

adjacent property.  

√  
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T10.815.34. The principal dwelling unit and the garden 

cottage shall not be separated in ownership (including by 

condominium ownership); and either the principal 

dwelling unit or the garden cottage shall be occupied by 

the owner of the property.  

√  
  Required 

condition per 

zoning 

ordinance.  

Required Standard  Meets  
Standard  

Does Not  
Meet  
Standard  

Comments  

Where municipal sewer service is not provided, the 

septic system shall meet NH Water Supply and Pollution 

Control Division requirements for the combined system 

demand for total occupancy of the premises.  

√  
  Property is on 

municipal 

water service  

  

Request for Modifications:  

The applicant requests following modification to 10.815.31 pursuant to Section 10.815.50 

of the Zoning Ordinance as follows:  

The applicant is proposing an expansion that includes a 192 SF addition and an 84 SF 

rear deck addition.  The total expansion will be 276 SF.   

Staff Analysis  

Staff recommends approval of the modification for the following reasons:  

1. The total 192 SF expansion seems reasonable to create a livable space for a new 

dwelling unit and meets the total limitation of 600 SF established in the ordinance.  

2. The total expansion does not exceed the 350 SF expansion footprint contemplated 

in the ordinance.  

3. Adequate space for off-street parking is still available on site.  

  

Zoning Board of Adjustment (BOA)   

At its March 15th BOA meeting, the Board will consider the following variance requests:  

1. Variances from Section 10.521 to allow a) 35.5% building coverage where 30% is 

the maximum allowed; and   

2. 1' right side yard where 10' is the minimum.  

  

At the time of this publication, the BOA had not considered this request. Staff will 

provide an update on the BOA decision at the March 17, 2022 meeting of the Planning 

Board.   
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Planning Board Review Criteria  

In order to grant a conditional use permit for a Garden Cottage, the Planning Board must 

first make the following findings (Sec. 10.815.40):  

  

Required Findings  Applicant Analysis   

1. Exterior design of the 

Garden Cottage is consistent 

with the existing single-family 

dwelling on the lot.  

Exterior siding, trim, windows and details are 

consistent with the existing dwelling. The garage was 

renovated in 1998 to complement the newly 

renovated house. The elevation drawings and photos 

on dwg. 3 of 3 clearly show this.  

2. The site plan provides 

adequate open space, 

landscaping and off-street 

parking for both the Garden 

Cottage and the primary 

dwelling.   

The garden cottage with the addition and deck is 

located to have minimal impact on the existing +/- 1 

B00sf landscaped rear yard. This is shown on  dwg. 1 

of 3. The existing driveway will not change & can 

easily accommodate 3 vehicles.  

3. The Garden Cottage will 

maintain a compatible 

relationship to adjacent 

properties in terms of location 

and design, and will not 

significantly reduce the privacy 

of adjacent properties.  

The garden cottage will have no windows on the right 

side and the deck will have just 6' of exposure to that 

right side. At the rear, the adjacent property is the 

Point of Graves Cemetery and the proposed addition 

to the garden cottage will break up the existing blank 

wall at the rear of the garage. At the left side the 

garden cottage is more than 30ft away from the 

adjacent property. All of the attached drawings& 

photos help to illustrate this.  

4. The Garden Cottage will not 

result in excessive noise, traffic 

or parking congestion.  

There is adequate parking for the garden cottage 

(dwg. 1 of 3) and the family oriented residential use 

will not result in excessive noise.  

  

 
  

Planning Department Recommendations   

  

1) Vote to grant a modification to the requirements set forth in section 10.815.31 to 

allow for an expansion that includes a 192 SF addition and an 84 SF rear deck 

addition.  
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2) Vote to find that the application meets the requirements set forth in Section 

10.815.40 of the Zoning Ordinance and to grant the Conditional Use Permit.   
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IV.  PUBLIC HEARINGS – NEW BUSINESS   

  

D. The request of Treadwell House Inc. (Owner), for property located at 70 Court Street 

requesting a Conditional Use Permit under section 10.112.14 of the Zoning Ordinance to 

provide five (5) parking spaces where 11 are required. Said property is shown on 

Assessor Map 116 Lot 49 and lies within the Character District 4-L1 (CD4-L1) and Historic 

District. (LU-22-10)  

  

Project Review, Decisions, and Recommendations   

This application has been before the Technical Advisory Committee and the Zoning 

Board of Adjustment.  

Technical Advisory Committee (TAC) Work Session  

The Planning Director has determined this project meets the criteria set forth in Section 

1.2.2 of Site Plan Regulations for an exemption from site plan review. In accordance with 

Section 10.1112.14, which sets forth criteria for considering a Conditional Use Permit to 

allow less than the required parking, the Technical TAC reviewed the project and the 

parking demand analysis submitted by the applicant.     

The TAC provided the following comments to the applicant:  

1. Provide three additional parking spaces at 159 Middle St.  

2. Signage shall be posted restricting three spaces for hotel use only.  

  

The Planning Board may also consider that a Parking Covenant (enforceable by the city) 

be placed on 159 Middle St. to ensure that the three parking spots remain should the 

property be conveyed to another party.   

  

Zoning Board of Adjustment (BOA)   

The Zoning Board of Adjustment, at its regularly scheduled meeting of Tuesday, 

February 15, 2022, considered the application for the conversion of the building into an 

8 room inn with caretaker residence which requires the following:   

1. A Variance from Section 10.440 Use #10.30 to allow an Inn where the use is not 

permitted.   

2. A Variance from Section 10.114.21 to allow a 13' maneuvering aisle where 24' is 

required.  Said property is shown on Assessor Map 116 Lot 49 and lies within 

the Character District 4-L1 (CD4-L1).    
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Decision: As a result of said consideration, the Board voted to grant the request as 

presented and advertised.  

  

Conditional Use Permit (off-street parking) Review  

  

10.1112.14 The Planning Board may grant a conditional use permit to allow a building or 

use to provide less than the minimum number of off-street parking spaces required by 

Section 10.1112.30, Section 10.1112.61 or Section 10.1115.20, as applicable, or to 

exceed the maximum number of off-street parking spaces allowed by Section 10.1112.51  

10.1112.141 An application for a conditional use permit under this section shall include a 

parking demand analysis, which shall be reviewed by the City’s Technical Advisory 

Committee prior to submission to the Planning Board, demonstrating that the proposed 

number of off-street parking spaces is sufficient for the proposed use.  

10.1112.142 An application for a conditional use permit under this section shall identify 

permanent evidence-based measures to reduce parking demand, including but not 

limited to provision of rideshare/microtransit services or bikeshare station(s) servicing 

the property, proximity to public transit, car/van-pool incentives, alternative transit 

subsidies, provisions for teleworking, and shared parking on a separate lot subject to the 

requirements of 10.1112.62.  

10.1112.143 The Planning Board may grant a conditional use permit only if it finds that 

the number of off-street parking spaces required or allowed by the permit will be 

adequate and appropriate for the proposed use of the property. In making this 

determination, the Board may accept, modify or reject the findings of the applicant’s 

parking demand analysis.  

10.1112.144 At its discretion, the Planning Board may require more off-street parking 

spaces than the minimum number requested by the applicant, or may allow fewer spaces 

than the maximum number requested by the applicant.  

10.1112.141 An application for a conditional use permit under this section shall include a 

parking demand analysis, which shall be reviewed by the City’s Technical Advisory 

Committee prior to submission to the Planning Board, demonstrating that the proposed 

number of off-street parking spaces is sufficient for the proposed use.  

10.1112.142 An application for a conditional use permit under this section shall identify 

permanent evidence-based measures to reduce parking demand, including but not 
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limited to provision of rideshare/microtransit services or bikeshare station(s) servicing 

the property, proximity to public transit, car/van-pool incentives, alternative transit 

subsidies, provisions for teleworking, and shared parking on a separate lot subject to the 

requirements of 10.1112.62.  

  

 
  

Planning Department Recommendations   

1) Vote to grant a conditional use permit to allow a building or use to provide less than 

the minimum number of off-street parking spaces required by Section 10.1112.32 

(five parking spaces on site) with the following stipulations.   

  

a) Provide three additional parking spaces at 159 Middle St.  

b) Signage shall be posted restricting three spaces for hotel use only.  
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V.  PRELIMINARY CONCEPTUAL CONSULATION  

A. The request of One Market Square LLC (Owner), for the property located at 1 Congress 

Street for Preliminary Conceptual Consultation to partially demolish existing buildings 

and construct a new 3 story structure with a short 4th story. Said property is shown on  

Assessor Map 117 Lot 14 and lies within Character District 4 (CD-4), Character District 5  

(CD-5) and the Historic District.  (LUPD-22-6)   

Description  

The applicant has provided a set of preliminary plans for discussion with the Board.  

As authorized by NH RSA 676:4,II, the Site Plan Regulations require preliminary 

conceptual consultation for certain proposals, including (1) the construction of 30,000 

sq. ft. or more gross floor area, (2) the creation of 20 or more dwelling units, or (3) the 

construction of more than one principal structure on a lot.  Preliminary conceptual 

consultation precedes review by the Technical Advisory Committee.  

  

Preliminary conceptual consultation is described in the state statute as follows:  

[Preliminary conceptual consultation]… shall be directed at review of the basic concept of 

the proposal and suggestions which might be of assistance in resolving problems with 

meeting requirements during final consideration. Such consultation shall not bind either 

the applicant or the board and statements made by planning board members shall not 

be the basis for disqualifying said members or invalidating any action taken. The board 

and the applicant may discuss proposals in conceptual form only and in general terms 

such as desirability of types of development and proposals under the master plan.  

  

The preliminary conceptual consultation phase provides the Planning Board with an 

opportunity to review the outlines of a proposed project before it gets to detailed 

design (and before the applicant refines the plan as a result of review by the Technical 

Advisory Committee and public comment at TAC hearings). In order to maximize the 

value of this phase, Board members are encouraged to engage in dialogue with the 

proponent to offer suggestions and to raise any concerns so that they may be addressed 

in a formal application. Preliminary conceptual consultation does not involve a public 

hearing, and no vote is taken by the Board on the proposal at this stage. Unlike Design 

Review, completion of Preliminary Conceptual Consultation does not vest the project to 

the current zoning.  

  

 

http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
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Planning Department Recommendations   

Board members should review section 3.A.2 Preliminary Conceptual Consultation Phase 

of the Site Plan Regulations.  

Board members should review sections of the Zoning Ordinance that may apply to this 

application. Possible sections may include but are not limited to:  

o Section 10.521 Table of Dimensional Standards     

https://files.cityofportsmouth.com/files/planning/SubdivisionRules.pdf
https://files.cityofportsmouth.com/files/planning/SubdivisionRules.pdf
https://files.cityofportsmouth.com/files/planning/SubdivisionRules.pdf
https://files.cityofportsmouth.com/files/planning/zoning/ZoningOrd-210111.pdf
https://files.cityofportsmouth.com/files/planning/zoning/ZoningOrd-210111.pdf
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VI.  DESIGN REVIEW – APPLICATION ACCEPTANCE  

  

A. The request of One Market Square LLC (Owner), for the property located at 1 Congress 

Street requesting Design Review approval to partially demolish existing buildings and 

construct a new 3 story structure with a short 4th story. Said property is shown on  

Assessor Map 117 Lot 14 and lies within Character District 4 (CD-4), Character District 5 

(CD-5) and the Historic District.  (LUPD-22-6)  

  

Description  

This item is a request for Design Review under the Site Plan Review Regulations. Under 

the State statute (RSA 676:4,II), the Design Review phase is an opportunity for the 

Planning Board to discuss the approach to a project before it is fully designed and before 

a formal application for Site Plan Review is submitted. The Design Review phase is not 

mandatory and is nonbinding on both the applicant and the Planning Board.  

Although the State statute calls this pre-application phase “design review,” it does not 

encompass review of architectural design elements such as façade treatments, rooflines 

and window proportions. Rather, it refers to site planning and design issues such as the 

size and location of buildings, parking areas and open spaces on the lot; the 

interrelationships and functionality of these components, and the impact of the 

development on adjoining streets and surrounding properties.  

The process as outlined in Section 2.4.3 of the Site Review regulations is that the Board 

first has to determine that the request for design review includes sufficient information 

to allow the Board to understand the project and identify potential issues and concerns, 

and, if so, vote to accept the request and schedule a public hearing.  Completion of the 

design review process also has the effect of vesting the project to the current zoning for 1 

year.  

Design review discussions must take place in a public hearing.  At the conclusion of the 

public hearing process, the Board makes a determination that the design review process 

for the application has ended.  

In accordance with Section 2.4.3 (1-4) of the Site Review regulations, on the January 27, 

2022 meeting of the Planning Board, the Planning Board voted to accept the request for 

design review and to schedule a public hearing,  finding that the proposal included 

sufficient information to allow the Board to understand the project and identify 

potential issues and concerns. Once the application has been accepted by the Planning 

Board, the following sections are applicable.   

Site Plan Review Regulations – Article 2, Section 2.4.3: Design Review Phase   

http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
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1. The applicant may request to meet with the Board for nonbinding discussions of a 

potential application that involve more specific design and engineering details than in 

the preliminary conceptual consultation phase.   

2. A request for design review accompanied by all plans and exhibits shall be 

submitted to the Planning Department at least 14 days prior to the date of a scheduled 

meeting of the Board via the City’s online permitting system as well as in hard copy. The 

total number of hard copies required shall be determined by the Planning Director.   

3. The request for design review shall include enough of the information listed in 

Section 2.5.3(1) and plans displaying enough of the information listed in Section 2.5.4(3) 

so that the Board is able to review the project. Detailed engineering of infrastructure and 

utilities are not required at the design review phase, but the information listed in Section 

2.5.4(3) should be displayed in sufficient detail to enable the Board to understand the 

proposed project and identify potential issues and concerns.   

4. At a regular meeting of the Planning Board, the Board shall determine if the 

request for design review includes sufficient information to allow the Board Site Plan 

Review Regulations 6 November 2020 to understand the project and identify potential 

issues and concerns, and shall vote on whether to accept the request for design review 

and to schedule a public hearing. If the Board determines that the request does not 

describe the  

proposed project in sufficient detail, it shall notify the applicant of the specific 

deficiencies that need to be addressed.   

5. Design review discussions shall take place in a public hearing at a regularly 

scheduled meeting of the Planning Board, after notice to abutters, holders of 

conservation, preservation, or agricultural preservation restrictions, and the general 

public as required by State statute.   

6. At any public meeting of the Planning Board, the Board may determine that the 

design review process of an application has ended and shall inform the applicant in 

writing within 10 days of such determination.  

  

  

 
  

Planning Department Recommendations   

Board members should identify if the submitted materials are adequate for Design 

Review Consideration  
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If submitted materials are sufficient, vote to find that Design Review application is 

complete and to schedule the public hearing to take place at the April 21, 2022 Planning 

Board meeting.  

VII.  OTHER BUSINESS  

  

A. Request from Michael J. O’Connor, Owner, for property located at 163 Sparhawk Street 

for a 1-year extension of the Wetland Conditional Use Permit granted on 2/18/2022. 

(LU-20-256)  

  

Description  

This application received Planning Board approval on February 23, 2021. The approval 

expires one-year from the date granted. The Planning Board may, for good cause shown, 

extend such period by as much as 1-year if requested and acted upon prior to the 

expiration date. The original letter of decision and approved site plan are included in the 

packet for reference.  

  

Please see Section 2.14 of the Site Plan Review Regulations to reference application 

approval, expiration and extension steps.  

  

  

 
  

Planning Department Recommendations   

Vote to grant a 1-year extension of the Conditional Use Permit.  

  

https://files.cityofportsmouth.com/files/planning/SitePlanReviewRegs.pdf
https://files.cityofportsmouth.com/files/planning/SitePlanReviewRegs.pdf
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VII. OTHER BUSINESS  

  

B. Review and discuss dates and topics for proposed training offered through the 

New Hampshire Municipal Association.  

  

Stephen C. Buckley, Legal Services Counsel for the NH Municipal Association, has 

been contacted to provide training to Portsmouth Planning Board members. As a 

member city of the NH Municipal Association, a session of training is available to 

the city without charge. The first session of training would be for two hours - with 

the first hour dedicated to the topic of Planning Board Roles and Responsibilities.  

Staff would like to set a special meeting date for March 30, 2022 at 6:00 p.m.   

Planning staff would like to discuss additional topics of interest and possible 

dates for a second April training session when the Planning Board will have a 

joint meeting with the Conservation Commission to receive training from the New 

Hampshire Municipal Association on Wetland Conditional Use Permits.    

  

C. Discuss upcoming staff presentation on housing data, trends, and needs.   

  

In response to requests for information and additional data related to housing 

development and housing needs in the city, staff is preparing a report for the 

April Planning Board meeting that will cover the following topics:  

  

• Housing development in Portsmouth- data and trends for the past five 

years;  

• Portsmouth–American Community Survey- five year average housing data 

released annually; and  

• Assessor’s data on current housing stock and housing types in 

Portsmouth.   

  

This report will be used to inform regulatory amendments that will be developed 

and recommended for adoption by Land Use Committee and the Planning Board 

consistent with the City Council adopted goals of diversifying and enhancing the 

supply of housing choices in Portsmouth.   

    
March 17, 2022 Planning Board Meeting  

X.  ADJOURNMENT  

  

https://linkprotect.cudasvc.com/url?a=https%3a%2f%2fwww.nhmunicipal.org%2f&c=E,1,hI0J0nqHAI_pWIuIAqyus9zFlJlRXktB_bBWAhA6qisfFbI6MHdWFTCT-FHkJWUTBq3WLlNLUAoAqhZfW_B1_toJ-59FVgrjshdWGRldaiZ6HN1CE80,&typo=1
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March 10, 2022
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2022-03-10 PB Supplemental Letter.docx

March 10, 2022

Beverly Mesa-Zendt
Planning Director
City of Portsmouth
1 Junkins Ave, 3rd Floor
Portsmouth, NH 03801

RE: LU 22-07; Cate Street Development, LLC
Supplemental Carport Submission; West End Yards Development Site
Site Plan Review Application and Boundary Line Adjustment
Fuss & O’Neill Reference No. 20180317.B10

Dear Ms. Mesa-Zendt, and Members of the Planning Board:

The following letter is in support of a revised, supplemental, submission of plans depicting a slight
layout revision to the covered carport parking along the railroad to the south of the West End
Yards Development Site.  The Cate Street Development Team has been working with Planning
Staff on the Architecture of the Carports and has agreed upon design direction based on a
rendering provided by Planning Staff.

Rendering of Carports Provided by Planning Department (above)

Cate Street Development has agreed to 2 carport structures for a total of 50 covered parking
spaces.  The Carports will be designed to match the Architecture in the above rendering.

The easternmost carport will provide 2 Handicap Accessible Spaces, 1 van accessible and 1
standard accessible space and 23 - 9-ft x 19-ft spaces.  The overall dimensions of this structure will
be 21-ft x 232-ft.

The western carport will provide 25 9-ft x 19-ft covered spaces.  The overall dimensions of this
structure will be 21-ft x 226-ft.

5 Fletcher Street
Suite 1

Kennebunk, ME
04043

t 207.363.0669
800.286.2469

f 860.533.5143

www.fando.com

California

Connecticut

Maine

Massachusetts

New Hampshire

Rhode Island

Vermont



Ms. Mesa-Zendt
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2022-03-10 PB Supplemental Letter.docx

The original submission proposed 3 carports built over 52 parking spaces between 2 parking
islands.  The above described change to 2 carports covering 50 spaces will eliminate 1 parking
island.  This will require a small update to the landscaping plan which will be done to address the
change in island configuration.

These carport revisions are the only change represented in the re-submission material enclosed with
this letter.

We hope this letter helps The City Staff and Planning Board in its review of this Site Plan
Amendment and Boundary Line Adjustment.

If you have any questions or concerns, please do not hesitate to contact me at (207) 363-0669
x2314 or by email (rlundborn@fando.com).

Sincerely,

Rick Lundborn, PE
Senior Project Manager

 /BH

c: Cate Street Development, LLC
August Consulting, PLLC
Bosen & Associates

Richard Lundborn
Stamp
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JELLYFISH JFPD0806

STANDARD DETAIL

PEAK DIVERSION CONFIGURATION
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www.ContechES.com

ELEVATION VIEW

INLET PIPE

OUTLET PIPE

A

CONTECH TO PROVIDE

GRADE RING/RISER

CONTRACTOR TO GROUT

TO FINISHED GRADE

2
'
-
0
"

S
U

M
P

T
Y

P

TRANSFER OPENING

TRANSFER

OPENING

PLAN VIEW

(TOP SLAB NOT SHOWN FOR CLARITY)

8
'
-
0
"

DRAINDOWN

CARTRIDGE

DECK

WEIR

INLET

BAY

HI FLO

CARTRIDGE

STEPS

(LOCATION

MAY VARY)

OUTLET

BAY

BYPASS

WEIR

FLOATABLES

BAFFLE

OUTLET

TRANSFER

OPENING

INLET

TRANSFER

OPENING

CARTRIDGE

DECK

CARTRIDGE

B

FRAME AND COVER SHOWN

(TRENCH COVER OPTION IS

FLUSH WITH TOP OF STRUCTURE)

THIS PRODUCT MAY BE PROTECTED BY ONE OR MORE OF THE

FOLLOWING: U.S. PATENT NO. 8,287,726; 8,221,618; US 8,123,935;

OTHER INTERNATIONAL PATENTS PENDING

6'-0"

BOTTOM OF

FLOATABLES

BAFFLE

TOP OF

BYPASS WEIR

JELLYFISH DESIGN NOTES

CARTRIDGE LENGTH

FLOW RATE HI-FLO / DRAINDOWN (CFS) (PER CART)

JELLYFISH TREATMENT CAPACITY IS A FUNCTION OF THE CARTRIDGE LENGTH AND THE NUMBER OF CARTRIDGES. THE STANDARD PEAK DIVERSION

STYLE WITH PRECAST TOP SLAB IS SHOWN. ALTERNATE OFFLINE VAULT AND/OR SHALLOW ORIENTATIONS ARE AVAILABLE. PEAK CONVEYANCE

CAPACITY TO BE DETERMINED BY ENGINEER OF RECORD

CARTRIDGE SELECTION

OUTLET INVERT TO STRUCTURE INVERT (A)

MAX. TREATMENT (CFS)

1.96 1.47 0.98 0.54

15"27"40"54"

0.049 / 0.0250.089 / 0.0450.133 / 0.0670.178 / 0.089

3'-3"4'-3"5'-4"6'-6"

DECK TO INSIDE TOP (MIN) (B)

5.00 4.00 4.00 4.00

GENERAL NOTES:

1. CONTECH TO PROVIDE ALL MATERIALS UNLESS NOTED OTHERWISE.

2. FOR SITE SPECIFIC DRAWINGS WITH DETAILED STRUCTURE DIMENSIONS AND WEIGHT, PLEASE CONTACT YOUR CONTECH ENGINEERED

SOLUTIONS REPRESENTATIVE.  www.ContechES.com

3. JELLYFISH WATER QUALITY STRUCTURE SHALL BE IN ACCORDANCE WITH ALL DESIGN DATA AND INFORMATION CONTAINED IN THIS DRAWING.

CONTRACTOR TO CONFIRM STRUCTURE MEETS REQUIREMENTS OF PROJECT.

4. STRUCTURE SHALL MEET AASHTO HS-20 OR PER APPROVING JURISDICTION REQUIREMENTS, WHICHEVER IS MORE STRINGENT, ASSUMING EARTH

COVER OF 0' - 10', AND GROUNDWATER ELEVATION AT, OR BELOW, THE OUTLET PIPE INVERT ELEVATION.  ENGINEER OF RECORD TO CONFIRM

ACTUAL GROUNDWATER ELEVATION.  CASTINGS SHALL MEET AASHTO M306 LOAD RATING AND BE CAST WITH THE CONTECH LOGO.

5. STRUCTURE SHALL BE PRECAST CONCRETE CONFORMING TO ASTM C-857, ASTM C-918, AND AASHTO LOAD FACTOR DESIGN METHOD.

6.  OUTLET PIPE INVERT IS EQUAL TO THE CARTRIDGE DECK ELEVATION.

7.  THE OUTLET PIPE DIAMETER FOR NEW INSTALLATIONS IS RECOMMENDED TO BE ONE PIPE SIZE LARGER THAN THE INLET PIPE AT EQUAL OR

GREATER SLOPE.

8.  NO PRODUCT SUBSTITUTIONS SHALL BE ACCEPTED UNLESS SUBMITTED 10 DAYS PRIOR TO PROJECT BID DATE, OR AS DIRECTED BY THE

ENGINEER OF RECORD.

INSTALLATION NOTES

A.  ANY SUB-BASE, BACKFILL DEPTH, AND/OR ANTI-FLOTATION PROVISIONS ARE SITE-SPECIFIC DESIGN CONSIDERATIONS AND SHALL BE SPECIFIED

BY ENGINEER OF RECORD.

B.  CONTRACTOR TO PROVIDE EQUIPMENT WITH SUFFICIENT LIFTING AND REACH CAPACITY TO LIFT AND SET THE STRUCTURE.

C.  CONTRACTOR WILL INSTALL AND LEVEL THE STRUCTURE, SEALING THE JOINTS, LINE ENTRY AND EXIT POINTS (NON-SHRINK GROUT WITH

APPROVED WATERSTOP OR FLEXIBLE BOOT).

D.  CARTRIDGE INSTALLATION, BY CONTECH, SHALL OCCUR ONLY AFTER SITE HAS BEEN STABILIZED AND THE JELLYFISH UNIT IS CLEAN AND FREE OF

DEBRIS.  CONTACT CONTECH TO COORDINATE CARTRIDGE INSTALLATION WITH SITE STABILIZATION.

FRAME AND COVER

(DIAMETER VARIES)

N.T.S.

24"

TRENCH COVER

(LENGTH VARIES)

N.T.S.

www.ContechES.com

®

USA

EJIW

STRUCTURE ID

WATER QUALITY FLOW RATE (cfs)

PEAK FLOW RATE (cfs)

RETURN PERIOD OF PEAK FLOW (yrs)

# OF CARTRIDGES REQUIRED (HF / DD)

PIPE DATA: I.E. MAT'L DIA

INLET #1

INLET #2

OUTLET

SITE SPECIFIC

DATA REQUIREMENTS

WIDTH HEIGHTANTI-FLOTATION BALLAST

NOTES/SPECIAL REQUIREMENTS:

RIM ELEVATION

CARTRIDGE LENGTH

* PER ENGINEER OF RECORD

SLOPE % HGL

SEE GENERAL NOTES 6-7 FOR INLET AND OUTLET

HYDRAULIC AND SIZING REQUIREMENTS.

6"8"

27'±

15"HDPE22.82

***

15"HDPE22.92

15"

WQU#3

10

2.76

0.361

*

*

*

*

*

*

8/4
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05481 US 31 SOUTH, CHARLEVOIX, MI 49720

(866) 222-8400 ext 3010   ●   engineering@redi-rock.com

www.redi-rock.com

28" (710 mm)

28" (710 mm)

28" (710 mm)

2.5

1

This drawing is for reference only. Determination of the suitability and/or manner of use of any details contained in this document is the sole responsibility of

the design engineer of record. Final project designs, including all construction details, shall be prepared by a licensed professional engineer using the actual

conditions of the proposed site.  Final wall design must address both internal and external drainage and all modes of wall stability.

wall height

varies

5'-0" (1.52 m)

maximum

Non-woven geotextile fabric (If specified by

Engineer based on site soil conditions)

Infill stone (No. 57 or equivalent)

Fill between adjacent blocks (all blocks)

Fill vertical core slot (PC blocks)

Stone to extend at least 12" (305 mm)

behind blocks.

Middle block (Typical)

Top block

Move blocks forward during installation

to engage shear knobs (Typical)

Grade to drain surface

water away from wall.

Drainage swale required.

provide 4-inch underdrain

Solid bottom block

f = 34°

Leveling pad (12-inch minimum)

Backfill per design requirements.  Install

in lifts and compact per project

specifications.

Setback = 1 

5

8

" (41 mm)

(5° Wall Batter Angle)

0'-6" (152 mm)

0'-6" (152 mm)

28" (710 mm)

0'-6" (152 mm)

chainlink fence along

back of wall
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TREES QTY BOTANICAL NAME COMMON NAME CONT PLANT SIZE MIN. HT. AT

INSTALL

PLANT SIZE

AT MATURITY

GROWTH HABIT SALT

TOLERANCE

NOTES

AR-OG 5

Acer rubrum `October Glory` October Glory Maple

B & B 3-3.5" CAL. 14' HT. 60' HT. BROAD / ROUNDED HIGH NATIVE CULTIVAR

CC 1 Cercis canadensis Eastern Redbud B & B 2-2.5" CAL. 10' HT. 25' HT. ROUNDED MEDIUM NATIVE

PA-B 11

Platanus acerifolia `Bloodgood` Bloodgood London Plane Tree

B & B 3-3.5" CAL. 14' HT. 70' HT. BROAD / ROUNDED MEDIUM

TC-G 2

Tilia cordata `Greenspire` Greenspire Littleleaf Linden

B & B 3-3.5" CAL. 14' HT. 50' HT. PYRAMIDAL MEDIUM

TR-AR 5

Acer rubrum `October Glory` October Glory Maple

Relocated N/A

TR-UA-P 1 Ulmus americana 'Princeton' Princeton Elm Relocated N/A

SHRUBS QTY BOTANICAL NAME COMMON NAME CONT PLANT SIZE

IG-S 37

Ilex glabra `Shamrock` Inkberry

B & B 18-24" HT. 4'X4' ROUNDED HIGH NATIVE CULTIVAR

IV-RS 8

Ilex verticillata 'Red Sprite' Red Sprite Winterberry

CONT. 18-24" SPD 4'X4' ROUNDED HIGH NATIVE CULTIVAR

PA-H 90

Pennisetum alopecuroides 'Hameln'

Hameln Fountain Grass 2 GAL 2'X2' MOUNDED HIGH

PF-G 26

Potentilla fruticosa 'Goldfinger' Goldfinger Potentilla

CONT. 15-18" HT. 3'X3' ROUNDED HIGH NATIVE CULTIVAR

PV-S 58

Panicum virgatum `Shenandoah`

Switch Grass 3 GAL 4'X3' NARROW CLUMP HIGH NATIVE CULTIVAR

SJ-GM 74

Spiraea japonica `Goldmound` Gold Mound Spirea

B & B 18-24" SPD 3'X4' MOUNDED HIGH

TM-G 8 Taxus x media 'Tauntoni' Taunton Yew B & B 18-24" SPD 3'X6' SPREADING MEDIUM

VD-BM 8 Viburnum dentatum 'Blue Muffin' Blue Muffin Viburnum CONT. 3-3.5' HT. 7'X4' UPRIGHT HIGH NATIVE CULTIVAR

PLANT SCHEDULE

2X ROOT BALL DIAMETER (MIN.)

INSTALL TREE GATORS ON ALL TREES NOT
COVERED BY IRRIGATION AS PER
MANUFACTURERS SPECIFICATIONS.
CONTRACTOR TO MAINTAIN DURING PERIOD
OF WARRANTY

INSTALL TREE PLUMB - L.A. TO APPROVE FACE
/ ORIENTATION OF TREES ON SITE

TREE SHALL BE PLANTED +/- 3" ABOVE
SURROUNDING GRADE - TREE SHALL BE
PLUMB AFTER SETTLEMENT
IF ROOTBALL IS WRAPPED IN PLASTIC OR
NON-BIODEGRADEABLE MATERIAL REMOVE ENTIRE
WRAP - IF WRAPPED IN BURLAP, CUT OPEN AT LEAST
1/3 OF TOP

HAND EXCAVATE HOLE TO DIAMETER 2X WIDER THAN
ROOT BALL - PRUNE ROOT FLARE - BACKFILL HOLE
WITH PLANTING SOIL MIX AS SPECIFIED

4" HIGH X 8" WIDE EARTH SAUCER TO
CONTAIN 3" MULCH - PULL MULCH 3-6" AWAY
FROM TRUNK OF TREE (KNOCKDOWN /
REMOVE SAUCER AFTER FIRST SEASON)

UNDISTURBED SUBGRADE

NOTE:
FOR ALL FALL PLANTING, WRAP TRUNK AS
SPECIFIED TO 2ND LOWEST BRANCH -
REMOVE THE FOLLOWING SPRING

ALL TREES SHALL BE FLOODED TWICE DURING
THE FIRST 24 HOURS AFTER PLANTING

NON-GURDELING BIODEGRADABLE STRAP

1/3 PEAT - BLEND MANURE
1/3 HIGH ORGANIC LOAM
1/3 EX. SOIL

PLANTING SOIL MIX:

FOR TREES  LESS THAN 16' OVERALL HEIGHT
USE (3) 2"X2" HARDWOOD STAKES DRIVE (MIN 18")
FIRMLY INTO SUBGRADE

3" PINE BARK MULCH (UNLESS OTHERWISE NOTED ON
PLANS) PLACE 1" MAX. MULCH ON TOP OF ROOT BALL

REMOVE NURSERY STAKE AND
NEVER CUT THE LEADER

FOR TREES 16' IN HEIGHT AND LARGER STAKE WITH (3)
2"X2" HARDWOOD STAKES @ 120 DEGREE SPACING,
MIN. 2' IN GROUND, STAKES TO BE CLEAR OF ROOT
BALL AND FLUSH WITH GRADE OR US 'QUICK BILL'
TREE ANCHORS OR APPROVED EQUAL.

NON-GURDELING BIODEGRADABLE STRAP
ATTACH TO TREE AT 1/2-2/3 HEIGHT OF TREE
ABOVE GROUND

SURVEY TAPE TO MARK STRAPPING,
TYP.

1
Deciduous Tree Planting
Scale: N.T.S.

CUT AND REMOVE BURLAP FROM TOP 1/3 OF
ROOTBALL. IF ROOTBALL IS WRAPPED IN PLASTIC
OR NON-BIODEGRADEABLE MATERIAL REMOVE
ENTIRE WRAP
3" PINE BARK MULCH (UNLESS OTHERWISE NOTED
ON PLANS)

REMOVE ALL DEADWOOD (DO NOT REMOVE ANY
OTHER VEGETATION)

ROOTBALL ON UNDISTURBED SUBGRADE

BACKFILL WITH PLANTING STANDARD MIX

TEMPORARY MOUND WITH EXCAVATED SOIL TO 3"
ABOVE FINISHED GRADE

2X ROOT BALL
DIA. (MIN.)

PLANTING STANDARD SOIL MIX:
1/3 PEAT - MANURE BLEND
1/3 HIGH ORGANIC LOAM
1/3 EXISTING SOIL

SHRUBS SHALL BE PLANTED 2" ABOVE
SURROUNDING GRADE - SHRUBS SHALL BE PLUMB
AFTER SETTLEMENT

2
Shrub Planting
Scale: N.T.S.

Plant Schedule
and Planting

Details
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General Landscape Notes:
1.1) CONTRACTOR REQUIREMENTS:
A) ALL WORK SHALL COMPLY WITH APPLICABLE CODES AND REGULATIONS, FROM ALL FEDERAL, STATE AND

LOCAL AUTHORITIES.

B) THE CONTRACTOR SHALL ARRANGE FOR AND OBTAIN ALL PERMITS AND LICENSES  REQUIRED FOR THE
COMPLETE WORK SPECIFIED HEREIN AND SHOWN ON ALL THE  DRAWINGS. THE CONTRACTOR SHALL PAY
FOR ANY FEES NOT WAIVED.

1.2) UTILITIES:
A) LANDSCAPE CONTRACTOR IS REQUIRED TO CONTACT THE RELEVANT UTILITY COMPANIES PRIOR TO DOING

ANY EXCAVATION ON THE SITE. IF ANY WORK IS TO BE DONE AROUND  UNDERGROUND UTILITIES, THE
APPROPRIATE AUTHORITY OF THAT UTILITY MUST BE  NOTIFIED OF THE IMPENDING WORK.

B) UTILITIES SHALL BE LOCATED AND MARKED PRIOR TO ANY INSTALLATION.  ADJUSTMENTS MAY BE
NECESSARY IN THE FIELD TO ACCOMMODATE UTILITY LOCATIONS. REPORT ANY CONFLICTS TO THE
LANDSCAPE ARCHITECT PRIOR TO INSTALLATION.

C) THE LANDSCAPE CONTRACTOR SHALL BE RESPONSIBLE FOR ANY DAMAGES DONE TO EXISTING  UTILITIES.
THE CONTRACTOR SHALL BE RESPONSIBLE FOR THE COST OF SATISFACTORY REPAIR OF ALL DAMAGE IN
KIND RESULTING FROM THEIR FAILURE TO COMPLY.

1.3) PROTECTION OF EXISTING WORK: IT SHALL BE THE CONTRACTOR'S RESPONSIBILITY TO PERFORM ALL
WORK IN A MANNER THAT PROTECTS WORK COMPLETED BY OTHERS, SUCH AS CURBS, UTILITIES, STORM
DRAINAGE, FENCES, DRIVEWAY APRONS, DRIVES, VEGETATION, ETC. THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE COST OF SATISFACTORY REPAIR OF ALL DAMAGE IN KIND RESULTING FROM THEIR
FAILURE TO COMPLY.

1.4) QUANTITIES: A COMPLETE LIST OF PLANTS INCLUDING A SCHEDULE OF QUANTITIES, SIZES, TYPES, AND
NAMES IS INCLUDED IN THIS SET OF DRAWINGS. IN THE EVENT OF DISCREPANCIES BETWEEN QUANTITIES
OF PLANT IN THE PLANT LIST AND THE QUANTITIES SHOWN ON THE DRAWINGS, THE PLAN SHALL GOVERN.
THE LANDSCAPE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT OF UNLABELED PLANTS IN PLAN
FOR CLARIFICATION. THE LANDSCAPE ARCHITECT SHALL BE ALERTED BY THE CONTRACTOR OF ANY
DISCREPANCIES PRIOR TO FINAL BID NEGOTIATION.

1.5) APPLICABLE PLANT MATERIALS STANDARDS: ALL PLANT MATERIALS ARE TO COMPLY WITH THE LATEST
EDITION OF THE AMERICAN STANDARD FOR NURSERY STOCK AS PUBLISHED BY THE AMERICAN
ASSOCIATION OF NURSERYMEN. PLANTING METHODS WILL BE IN ACCORDANCE WITH SITE-SPECIFIC
REQUIREMENTS.

1.6) PLANT HARDINESS: ALL TREES AND SHRUBS SHALL BE NURSERY GROWN WITHIN A USDA PLANT
HARDINESS ZONE, WHICH IS THE SAME AS, OR COLDER THAN, THE ZONE IN WHICH THE PROJECT IS
LOCATED.

1.7) PLANTING SEASONS: PLANTING SHALL ONLY OCCUR DURING SPECIFIED SEASONS. SPRING SEASON
SHALL BE FROM MARCH 1 TO JUNE 15. FALL PLANTING SEASON SHALL BE FROM SEPTEMBER 15
THROUGH NOVEMBER 15. NO PLANTING SHALL OCCUR WHEN THE GROUND IS FROZEN.

1.8) PLANT SUBSTITUTIONS: NO SUBSTITUTIONS OF PRODUCTS, PLANT TYPES OR SIZES SHALL BE MADE
WITHOUT THE WRITTEN APPROVAL OF THE LANDSCAPE ARCHITECT. REQUESTS FOR SUBSTITUTION SHALL
BE IN WRITING, AND SHALL STATE THE REASON FOR THE SUBSTITUTION REQUEST, THE SUGGESTED
ALTERNATIVE AND THE CHANGES IN COST. REQUESTS FOR SUBSTITUTION IN PLANT MATERIALS SHALL
STATE THE NAMES OF NURSERIES THAT HAVE BEEN UNABLE TO SUPPLY THE ORIGINALLY SPECIFIED
MATERIAL.

1.9) THE LANDSCAPE ARCHITECT SHALL RESERVE THE RIGHT TO INSPECT ALL PLANT MATERIALS AT THE
NURSERY, UPON SITE DELIVERY AND DURING INSTALLATION TO INSURE SPECIFICATIONS AND
PROCEDURES ARE ADHERED TO.

1.10) MINIMUM SIZES: ALL PLANTS 3' OR GREATER IN HEIGHT OR SPREAD SHALL BE BALLED AND
BURLAPPED. SIZES SPECIFIED IN THE PLANT LIST ARE MINIMUMS ON WHICH THE PLANTS ARE TO BE
JUDGED.

1.11) DEAD PLANTS: DEAD PLANTS ARE TO BE REMOVED FROM THE SITE IMMEDIATELY, AND REPLACED WITH
THE SAME PLANT & SIZE REGARDLESS OF SEASON, WEEKLY FROM THE JOB BY THE CONTRACTOR. THE
CONTRACTOR SHALL MAINTAIN AN UPDATED COMPREHENSIVE LIST OF ALL DEAD MATERIALS REMOVED
AND PRESENT A COPY OF THE LIST TO THE OWNER AND LANDSCAPE ARCHITECT AT THE END OF EVERY
MONTH DURING THE CONTRACT PERIOD.

1.12) PLANT MATERIAL REMOVAL: NO EXISTING TREES SHALL BE REMOVED WITHOUT THE WRITTEN
AUTHORIZATION FROM THE LANDSCAPE ARCHITECT EXCEPT WHERE NOTED ON THE PLANS.
CONTRACTORS WHO REMOVE EXISTING TREES WITHOUT WRITTEN APPROVAL WILL BE REQUIRED TO MAKE
REMEDIES DETERMINED BY THE GOVERNING URBAN FORESTER OR EQUIVALENT AUTHORITY. NO
GRUBBING SHALL OCCUR WITHIN EXISTING TREE AREAS UNLESS SPECIFICALLY NOTED ON THE PLANS.

1.13) ALL DISTURBED AREAS NOT TO RECEIVE PLANT MATERIALS ARE TO BE LOAMED AND SEEDED AND
BLENDED INTO EXISTING GRADE AND CONDITIONS. SEE SECTION 4.0.

1.14) LEDGE BOULDERS: IF DURING SITE EXCAVATION, LEDGE BOULDERS ARE AVAILABLE, THESE ARE TO BE
STOCKPILED FOR USE IN EARTH BERMS IF APPLICABLE, WITH HAWK DESIGN, INC. PRIOR TO
INSTALLATION. THIS ITEM WILL ONLY APPLY IF SO SPECIFIED ON DRAWINGS. BOULDERS SIZES TO BE
STOCKPILED WILL RANGE FROM TWO TO FIVE FEET IN DIAMETER. SEE APPROPRIATE DETAIL FOR
INSTALLATION COORDINATION.

1.15) SLEEVES: LANDSCAPE OR SITE CONTRACTOR SHALL PLACE INDIVIDUAL SLEEVES FOR LIGHTING AND
IRRIGATION UNDER ANY PROPOSED WALKWAY OR VEHICULAR ROADWAY PRIOR TO INSTALLATION.
COORDINATE SLEEVE LOCATIONS WITH IRRIGATION AND LIGHTING CONTRACTORS PRIOR TO
INSTALLATION.

1.16)  DO NOT CLOSE OR OBSTRUCT ANY STREET, SIDEWALK, ALLEY OR PASSAGEWAY WITHOUT PRIOR
NOTIFICATION AND PERMISSION. CONDUCT OPERATIONS AS TO INTERFERE AS LITTLE AS POSSIBLE
WITH THE USE ORDINARILY MADE OF ROADS, DRIVEWAYS, ALLEYS, SIDEWALKS OR OTHER FACILITIES
NEAR ENOUGH TO THE WORK TO BE EFFECTED THEREBY.

Planting Materials:
2.1 PLANTING MATERIAL ITEMS IN SECTION 2.0 ARE TO BE INCORPORATED DURING PLANT INSTALLATION UNLESS

OTHERWISE DEEMED UNNECESSARY IN ACCORDANCE WITH SOIL TEST RECOMMENDATIONS. SEE SECTION
3.1.

MULCH - MULCH WILL BE DOUBLE-SHREDDED PINE BARK MULCH.
- TREES AND SHRUBS SHALL RECEIVE AN EVEN 3" MULCH LAYER.
- GROUNDCOVERS, PERENNIALS AND ANNUALS SHALL RECEIVE AN EVEN 2" MULCH LAYER.

MANURE- TO BE WELL ROTTED, ODORLESS, UNLEACHED COW MANURE, CONTAINING NOT MORE THAN 15%
BEDDED MATERIALS SUCH AS STRAW, WOOD CHIPS OR SHAVINGS, AGED NOT LESS THAN TWO YEARS OLD.

HERBICIDE- A PRE-EMERGENCE WEED KILLER IS TO BE USED ON ALL LAWN AND PLANTING AREAS PRIOR TO
INSTALLATION AS PER MANUFACTURER'S SPECFICATIONS. *HERBICIDES ARE NOT TO BE APPLIED IN RESTRICTED
CONSERVATION AREAS.

FERTILIZER- ALL TREES AND SHRUBS TO HAVE SLOW RELEASE PACKET OR PELLET PLACED INTO THE PLANT PIT
WITH A MINIMUM ANALYSIS OF 10-10-10. ALL GROUNDCOVERS, PERENNIALS AND ANNUALS ARE TO RECIEVE A
BROADCAST APPLICATION OF A 14-14-14 FERTILZER AT 3 LB PR 100 SQ. FT. APPLY AS PER MANUFACTURER'S
INSTRUCTIONS. *FERTILIZERS ARE NOT TO BE APPLIED IN RESTRICTED CONSERVATION AREAS.

TOPSOIL- ACCEPTABLE TOPSOIL SHALL BE FERTILE, FRIABLE NATURAL LOAM, UNIFORM IN COMPOSITION, FREE
OF STONES, LIMBS, PLANTS AND THIER ROOTS, DEBRIS AND OTHER EXTRANEOUS MATTER OVER ONE INCH IN
DIAMETER. THE SOIL SHALL BE CAPABLE OF SUSTAINED PLANT GROWTH AND HAVE A 5% MINIMUM ORGANIC
CONTENT. IN SITUATIONS WHICH REQUIRE A CUSTOM TOPSOIL OR STRUCTURAL SOIL, THE SOIL MIXTURE
SPECIFICATION WILL BE PROVIDED BY THE LANDSCAPE ARCHITECT.

SOIL AMENDMENTS: APPLY AS NECESSARY ACCORDING TO SOIL TEST RESULTS, AS PER MANUFACTURES
SPECIFICATIONS.

ANTI-DESICCANT- "WILT PRUF" NCF OR EQUAL APPLY AS PER MANUFACTURERS' SPECIFICATIONS.

Plant Installation:
3.1) SOIL TESTING: LANDSCAPE CONTRACTOR SHALL PROVIDE A CERTIFIED SOIL ANALYSIS PRIOR TO ANY PLANT

INSTALLATION TO DETERMINE ANY NECESSARY AMENDMENTS TO THE EXISTING SOIL CONDITIONS FOR
SEEDING AND PLANTING. THE ANALYSIS WILL ALSO BE REQUIRED FOR ESTABLISHING THE FERTILIZER
PROGRAM REQUIRED. COORDINATE RESULTS AND PROVIDE WRITTEN RECOMMENDATIONS TO HAWK DESIGN,
INC. 15 DAYS PRIOR TO INSTALLATION.

3.2) ALL PLANTS SHALL BE TRANSPORTED TO THE SITE IN COVERED TRUCKS, TARPAULIN COVERS SHALL BE
UTILIZED TO PREVENT WIND DAMAGE OF LOAD.

3.3) DELIVER PLANT MATERIALS IMMEDIATELY PRIOR TO PLACEMENT. KEEP PLANT MATERIALS MOIST. DO NOT
STORE PLANT MATERIAL ON PAVED AREAS. ROOTS OR BALLS SHALL BE PROTECTED FROM THE SUN OR
DRYING WINDS. AS REQUIRED BY TEMPERATURE OR WIND CONDITIONS, APPLY ANTI-DESICCANT EMULSION
TO PREVENT DRYING OUT OF PLANT MATERIALS.

3.4) CONDITIONS FOR PLANT REJECTION:
A) REJECT PLANTS WHEN BALL OF EARTH SURROUNDING ROOTS HAS BEEN CRACKED OR BROKEN PREPARATORY

TO OR DURING THE PROCESS OF PLANTING.

B) WHEN BURLAP, STAVES AND ROPES REQUIRED IN CONNECTION WITH TRANSPLANTING HAVE BEEN DISPLACED
PRIOR TO ACCEPTANCE.

C) WIND DAMAGED PLANT MATERIAL FROM POOR TARPAULIN COVER PROCEDURES ARE SUBJECT TO REJECTION.

3.5) ALL PLANT MATERIAL, WHICH CANNOT BE PLANTED IMMEDIATELY ON DELIVERY, SHALL BE SET ON THE
GROUND IN A SHADED LOCATION AND SHALL BE TEMPORARILY PROTECTED WITH SOIL OR OTHER
ACCEPTABLE MATERIAL. TEMPORARY WATERING OR IRRIGATION SHALL BE INCORPORATED AND REGULARLY
CONDUCTED ON PLANTINGS IN HOLD AREAS.

3.6) IN CASE OF CONFLICTS DURING CONSTRUCTION WITH UTILITIES, ROCK MATERIALS, TREE ROOTS OR OTHER
OBSTRUCTIONS FOR THE EXCAVATION OF SHRUB BEDS AND TREE PITS. CONTACT LANDSCAPE ARCHITECT
FOR APPROVED ALTERNATE LOCATIONS.

3.7) SOIL PERMABILITY: TEST DRAINAGE OF PLANTING BEDS AND PITS BY FILLING WITH WATER TWICE IN
SUCCESSION. CONDITIONS PERMITTING THE RETENTION OF WATER FOR MORE THAN 24 HOURS SHALL BE
BROUGHT TO THE ATTENTION OF THE LANDSCAPE ARCHITECT.

3.8) SOIL EXCAVATIONS:
A) EXCAVATE TREE PITS AND SHRUB BEDS TO DEPTHS REQUIRED BY PLANTING DETAILS. ALL PITS SHALL BE

CIRCULAR IN OUTLINE, EXCEPT FOR WHOLE BEDS. SEE APPROPRIATE PLANTNIG DETAILS.

B) SOIL EXCAVATIONS FOR BALLED & BURLAP AND CONTAINER PLANTINGS MUST BE NO LESS THAN 2X ROOT
BALL DIAMETER, SEE PLANTING DETAILS. IF QUESTIONABLE SUBSURFACE SOIL CONDITIONS EXIST SUCH AS
POOR DRAINAGE CONDITIONS, RUBBLE OR OBSTRUCTIONS, REPORT TO THE LANDSCAPE ARCHITECT AND
CONSTRUCTION MANAGER BEFORE PLANTING.

3.9) GRADING:
A) VERIFY GRADES PRIOR TO PLANTING, THE CONTRACTOR SHALL VERIFY THAT CONSTRUCTED GRADES ARE AS

INDICATED ON PLANS. THE CONTRACTOR SHALL NOTIFY THE LANDSCAPE ARCHITECT IF ADJUSTMENTS TO
PLANT PLACEMENT MAY BE REQUIRED DUE TO FIELD CONDITIONS AND FINAL GRADING.

B) POSITIVE DRAINAGE SHALL BE MAINTAINED AWAY FROM AND AROUND BUILDINGS (REFER TO ENGINEERS
GRADING PLANS). REPORT ANY CONFLICTS TO HAWK DESIGN, INC. PRIOR TO INSTALLATION.

C) FINISH GRADE OF PLANTINGS SHALL BE EQUIVALENT TO FORMER EXISTING GRADE OF PLANT IN THE NURSERY.

3.10) BALLED AND BURLAPED (B&B) MATERIALS:
A) CUT WIRE BASKETS ONCE IN THE PLANT PIT AND PEEL WIRE BACK.

B) TAGS AND TWINE ARE TO BE REMOVED AND BURLAP IS TO BE ROLLED BACK ONE-THIRD ON ALL B&B PLANT
MATERIAL. ANY SYNTHETIC BURLAP SHALL BE COMPLETELY REMOVED FROM ANY PLANT MATERIAL

Seeding and Sodding:
4.1) SEEDING OF LAWN AREAS: GRASS SEED APPLICATION SHALL BE  SPREAD AT THE RATE OF 5 LBS. PER 1,000

SQUARE FEET, SEEDING SHALL BE  ACCOMPLISHED BY MEANS OF A HYDRO-SEEDING PROCESS.

4.2) WATERING OF SEEDED AREAS: 24 HOURS AFTER HYDRO SEEDING, THE CONTRACTOR SHALL WATER THE
SEEDED AREA LIGHTLY AND SUFFICIENTLY TO A DEPTH OF TWO INCHES (2")  2 TIMES A DAY (BETWEEN THE
HOURS OF 7 PM AND 7 AM), UNTIL THE SEEDS ARE ESTABLISHED.

4.3) SEEDED AREA PROTECTION: THE CONTRACTOR SHALL ERECT SUITABLE SIGNS AND BARRICADES NOTIFYING
THE PUBLIC TO KEEP OFF THE SEEDED AREAS UNTIL WELL ESTABLISHED. ANY TRAFFIC DAMAGE AND
VANDALISM THAT MAY OCCUR PRIOR TO FINAL ACCEPTANCE OF THE WORK SHALL BE REPAIRED AND
RESEEDED AT THE OWNER'S EXPENSE. ANY DISTURBED OR DAMAGED BY THE CONTRACTOR SHALL BE
REPAIRED IN ACCORDANCE WITH THE SPECIFICATIONS AT THE CONTRACTOR'S EXPENSE.

4.4) LAYING OF SOD: A KENTUCKY BLUEGRASS SOD MIX - BY LOCAL SOURCE AS SELECTED BY CONTRACTOR,
SHALL BE FRESHLY CUT FROM THE SAME FIELD WITH 1/2 -3/4 INCHES OF SOIL. SOD SHALL BE LAID
IMMEDIATELY WITH ANY STORED SOD BEING UNROLLED GRASS SIDE UP AND KEPT WATERED. LAY COURSES
TIGHTLY TOGETHER WITHOUT OVERLAPPING WITH THE JOINTS STAGGERED. AFTER SODDING IS COMPLETE,
ROLL LIGHTLY. THE CONTRACTOR SHALL WATER THE SODDED AREAS TO A DEPTH OF AT LEAST SIX INCHES
AFTER THE SODDING PROCESS. OWNER SHALL THEN BE RESPONSIBLE FOR WATERING. THE FREQUENCY
SHALL BE DETERMINED BY RAIN FALL AND WINDS WITH THE UPPER TWO OR THREE INCHES OF SOIL NOT
DRYING OUT MARKEDLY.

4.5) SODDED AREA: INSPECTION AND ACCEPTANCE: FOUR WEEKS AFTER CONTRACTOR COMPLETES
INSTALLATION, LANDSCAPE ARCHITECT SHALL INSPECT THE LAWN TO DETERMINE THE ACCEPTABILITY OF THE
INSTALLATION. SODDED AREAS FAILING TO SHOW ADEQUATE ROOTING INTO THE SUBSOIL, OVERLAPPING,
COURSE SEPARATION, UNEVENNESS OF THE SURFACE, UNEVEN COURSE COLOR AND EXCESSIVE BROADLEAF
WEED CONTENT SHALL BE REPLACED. THE COST SHALL BE BORNE BY THE CONTRACTOR EXCEPT WHERE
VANDALISM OR NEGLECT ON THE PART OF OTHERS NOT UNDER THE CONTRACTORS CONTROL HAS RESULTED
IN DAMAGE.

4.6) FINAL APPROVAL: SEEDED AND SODDED AREAS WILL RECEIVE FINAL APPROVAL IF COVERAGE IS FULL AND
CONSISTENT, FREE OF BARE SPOTS AND WEED FREE. WHEN GRASS IS CUT AT 2" HEIGHT NO SOIL SHOULD
BE VISIBLE. SOD AREAS MUST HAVE RECEIVED A MINIMUM OF TWO MOWINGS. AREAS SODDED AFTER
NOVEMBER 1ST WILL BE ACCEPTED THE FOLLOWING SPRING - ONE MONTH AFTER THE START OF THE
GROWING SEASON, IF THE ABOVE CRITERIA HAS BEEN MET.

Plant Installation Cont'd
3.11) CONTAINER GROWN STOCK: SHALL BE REMOVED FROM CONTAINER BY CUTTING CONTAINER AWAY TO

AVOID ROOT DAMAGE TO PLANT ROOT SYSTEM. IF PLANT ROOT IS BOUND, SLICE ROOT BALLS
APPROXIMATELY 2" DEEP WITH KNIFE OR SHARP SPADE.

3.12) DO NOT USE MUDDY OR FROZEN SOIL TO BACKFILL PLANTINGS.

3.13) WATERING: THOROUGHLY WATER UNTIL SOIL IS SATURATED AROUND ALL TREES AND SHRUBS AFTER
PLANTING AND THROUGHOUT THE TIME PERIOD UNTIL FINAL ACCEPTANCE FROM CLIENT. DURING DRY
CONDITIONS, WATER AS REQUIRED TO MAINTAIN PLANTS IN A WILT-FREE CONDITION.

3.14) PRUNING: TREES SHALL BE PRUNED TO BALANCE TOP GROWTH WITH ROOTS AND TO PRESERVE THEIR
NATURAL CHARACTER AND TYPICAL GROWTH HABIT. PRUNING SHALL BE RESTRICTED IN GENERAL TO THE
SECONDARY BRANCHES AND SUCKER GROWTH. ALL CUTS TO BE FLUSH WITH TRUNK. DO NOT CUT A LEADER.
THE LANDSCAPE ARCHITECT WILL REJECT ALL PLANTS DISFIGURED BY POOR PRUNING PRACTICES. ALL
PRUNING CUTS SHALL REMAIN UNPAINTED.

3.15) STAKING AND GUYING: ALL TREES TO BE STAKED AND GUYED WITHIN 48 HOURS OF PLANTING. METHODS
AND MATERIALS FOR STAKING AND GUYING ARE ILLUSTRATED IN INDIVIDUAL PLANTING DETAILS. NEATLY FLAG
ALL GUY WIRES WITH ROT RESISTANCE YELLOW TREE MARKING RIBBON.

3.16) STAKE OUT PLANT LOCATIONS: PRIOR TO PLANTING THE CONTRACTOR SHALL LAYOUT THE EXTENT OF THE
PLANT BEDS AND PROPOSED LOCATIONS FOR B&B PLANTS FOR REVIEW BY THE OWNER AND LANDSCAPE
ARCHITECT.

3.17) PLANTING FIELD ADJUSTMENTS:
A) THE CONTACTOR IS TO SLIGHTLY ADJUST PLANT LOCATIONS IN THE FIELD AS NECESSARY TO BE CLEAR OF

DRAINAGE SWALES AND UTILITES.

B) LARGE GROWING PLANTS ARE NOT TO BE PLANTED IN FRONT OF WINDOWS OR UNDER BUILDING OVERHANGS.
NOTIFY THE LANDSCAPE ARCHITECT OF DISCREPANCIES IN PLANTING PLAN VS. FIELD CONDITIONS.

C) SHRUBS PLANTED NEAR HVAC UNITS ARE TO BE LOCATED SO THAT SHRUBS AT MATURITY WILL MAINTAIN ONE
FOOT (1') AIRSPACE BETWEEN THE UNIT AND THE PLANT. ANY PLANTING SHOWN ADJACENT TO CONDENSER
UNITS SHALL BE PLANTED TO SCREEN THE UNITS. SHOULD THE CONDENSER UNITS BE INSTALLED IN
LOCATIONS DIFFERENT FROM THOSE SHOWN ON THE PLAN, IT WILL BE THE CONTRACTOR'S RESPONSIBILITY
TO NOTIFY THE LANDSCAPE ARCHITECT AND INSTALL THE MATERIAL AROUND THE CONDENSERS AND ADJUST
THE OTHER PLANTING ACCORDINGLY.

3.18) PLANT BED EDGES/LINES: GROUPS OF SHRUBS, PERENNIALS AND GROUNDCOVERS SHALL BE PLACED IN A
CONTINUOUS MULCH BED WITH SMOOTH CONTINUOUS LINES. ALL MULCHED BED EDGES SHALL BE
CURVILINEAR IN SHAPE, FOLLOWING THE CONTOUR OF THE PLANT MASS. TREES LOCATED WITHIN 4 FEET OF
PLANT BEDS SHALL SHARE THE SAME MULCH BEDS.

3.19) A.D.A. - THE AMERICAN WITH DISABILITIES ACT STANDARDS REQUIRE THAT A 7 FOOT VERTICAL
CLEARANCE BE MAINTAINED FROM TREE BRANCHES TO FINISHED GRADE WHERE PEDESTRIANS SIDEWALKS
AND/OR TRAILS ARE LOCATED. THE CONTRACTOR IS TO ADJUST TREE PLANTINGS IN FIELD TO SLIGHTLY
MINIMIZE BRANCH OVERHANG AND COMPLY WITH THE A.D.A. ACT.

3.20) TREE SPACING MINUMUMS: TREES SHALL BE LOCATED A MINIMUM OF 4 FEET FROM RETAINING WALLS
AND WALKS WITHIN THE PROJECT. IF A CONFLICT ARISES BETWEEN ACTUAL SIZE OF AREA AND PLANS, THE
CONTRACTOR SHALL CONTACT THE LANDSCAPE ARCHITECT FOR RESOLUTION. FAILURE TO MAKE SUCH
CONFLICTS KNOWN TO LANDSCAPE ARCHITECT WILL RESULT IN CONTRACTOR'S LIABILITY TO RELOCATE
MATERIALS.

Maintenance:
5.1) MAINTENANCE DURING INSTALLATION: MAINTENANCE OPERATIONS SHALL BEGIN IMMEDIATELY AFTER

EACH PLANT IS PLANTED AND SHALL CONTINUE AS REQUIRED UNTIL FINAL ACCEPTANCE AND THEN
FOR THE GUARANTEE PERIOD. PLANTS SHALL BE KEPT IN A HEALTHY, GROWING CONDITION BY
WATERING, PRUNING, SPRAYING, WEEDING AND ANY OTHER NECESSARY OPERATIONS OF
MAINTENANCE. PLANT SAUCERS AND BEDS SHALL BE KEPT FREE OF WEEDS, GRASS AND OTHER
UNDESIRED VEGETATION. PLANTS SHALL BE INSPECTED AT LEAST ONCE PER WEEK BY THE
CONTRACTOR DURING THE INSTALLATION PERIOD AND ANY NEEDED MAINTENANCE IS TO BE
PERFORMED PROMPTLY.

5.2) GRASS AND WEED CONTROL: THE CONTRACTOR SHALL BE RESPONSIBLE FOR MOWING ALL GRASS
AROUND LANDSCAPE BEDS AND INDIVIDUAL TREES AND SHRUBS UNTIL FINAL ACCEPTANCE. WEED
CONTROL AREAS SHALL INCLUDE ALL LANDSCAPE BEDS AND THE AREA WITHIN 2 FEET OF THE OUTER
EDGE OF THE MULCH AREA OR INDIVIDUAL TREE/SHRUBS.

5.3) THE CONTRACTOR SHALL WATER, FERTILIZE, WEED, CULTIVATE, REMULCH, SPRAY TO  CONTROL
INSECT INFESTATION AND DISEASE AND PERFORM ANY OTHER GOOD HORTICULTURAL PRACTICE
NECESSARY TO MAINTAIN THE PLANTS IN A LIVING HEALTHY CONDITION UPON THE TIME FOR
TERMINATION OF HIS RESPONSIBILITY FOR CARE AS SET OUT HEREIN. THE CONTRACTOR SHALL BE
RESPONSIBLE FOR THE PLANTS THROUGHOUT LIFE OF THE CONTRACT.

5.4) ALL PLANTS STOLEN, DAMAGED OR DESTROYED BY FIRE, AUTOMOBILES, VANDALISM OR ANY
OTHER CAUSE, WITH THE EXCEPTION OF PLANTS DAMAGED OR DESTROYED BY THE OWNERS
MAINTENANCE OPERATIONS, SHALL BE REPLACED BY THE OWNER PRIOR TO THE DATE OF FINAL
ACCEPTANCE.

5.5) LANDSCAPE CONTRACTOR SHALL PREPARE MAINTENANCE SPECIFICATIONS AND SCHEDULE ANNUAL
CARE OF ALL PLANTED AND LAWN AREAS INCLUDING FERTILIZING, WEEDING, MULCHING, BED EDGING,
PRUNING AND PEST PREVENTION AND TREATMENT.

Plant Material Guarantee:
*CONTRACTOR SHALL GUARANTEE IN WRITING ALL PLANT MATERIAL AND LANDSCAPE IMPROVEMENTS
FOR A PERIOD OF ONE YEAR. THE GUARANTEE IS TO INCLUDE THE FOLLOWING:

6.1) INSPECTIONS: PERFORM PERIODIC INSPECTIONS DURING GUARANTEE PERIOD WITH RESULTING
WRITTEN REPORTS TO OWNER, PROJECT ADMINISTRATOR AND LANDSCAPE ARCHITECT STATING
CONDITIONS AND RECOMMEND MAINTENANCE MODIFICATIONS. THE CONTRACTOR MUST CONTACT
THE OWNER AND LANDSCAPE ARCHITECT AT LEAST 10 DAYS IN ADVANCE TO SCHEDULE ACCEPTANCE
INSPECTION(S).

6.2) REMOVAL AND REPLACEMENT OF PLANTS PROVIDED BY CONTRACTOR TO BE DONE WITHIN THIRTY
DAYS OF NOTIFICATION BY OWNER OF THEIR UNSATISFACTORY CONDITION DURING GROWING
SEASONS. REPLACEMENT MATERIALS MUST BE EQUAL IN TYPE AND SIZE PER THE PROJECT'S PLANT
LIST.

6.3) WHEN REPLACEMENT PLANT SPECIES IS EITHER NOT READILY AVAILABLE OR NO LONGER SUITABLE
TO EXISTING SITE CONDITIONS WRITTEN NOTICE RECOMMENDATION OF SUBSTITUTION TO BE
PROVIDED TO THE OWNER AND LANDSCAPE ARCHITECT WITHIN FIFTEEN DAYS FOR APPROVAL.

6.4) REMOVAL OF TREE'S SUPPORTS AND DEAD LIMBS PRIOR TO END OF GUARANTEE INSPECTION
PERIOD.

6.5) CONTINUE WITH MAINTENANCE, SEE SECTION 5.0

6.6) GUARANTEE SHALL BEGIN UPON DATE OF FINAL ACCEPTANCE FROM OWNER AND WILL CONTINUE
FOR ONE YEAR.

Site Cleanup:
7.1) SITE WORK CONDITIONS: EXCESS WASTE MATERIAL SHALL BE REMOVED DAILY WHEN PLANTING IN

AN AREA HAS BEEN COMPLETED, THE AREA SHALL BE CLEARED OF ALL DEBRIS, SOIL PILES AND
CONTAINERS DAILY. WHERE EXISTING GRASS AREAS HAVE BEEN DAMAGED OR SCARRED DURING
PLANTING OPERATIONS, THE CONTRACTOR SHALL RESTORE DISTURBED AREAS TO THEIR ORIGINAL
CONDITIONS AT HIS EXPENSE.

7.2) CLEAN PAVED AREAS UTILIZED FOR HAULING OR EQUIPMENT STORAGE AT END OF EACH WORKDAY.

7.3) MAINTAIN VEHICLES AND EQUIPMENT IN CLEAN CONDITION TO PREVENT SOILING OF ROADS, WALKS
OR OTHER PAVED OR SURFACED AREAS.

7.4) REMOVE PROTECTIVE BARRIERS AND WARNING SIGNS AT TERMINATION OF LAWN ESTABLISHMENT.

8.1) ALL IRRIGATION SYSTEM COMPONENTS SHALL BE SUPPLIED BY REGIONALLY AUTHORIZED DISTRIBUTORS TO
PROVIDE SINGLE SOURCE RESPONSIBILITY FOR WARRANTY SERVICE AND OPERATIONS TO CONFORM TO
SPECIFICATIONS IN ALL RESPECTS.

8.2)  THE CONTRACTOR IS TO SUBMIT PLANS PREPARED BY A IRRIGATION SPECIALIST TO THE LANDSCAPE
ARCHITECT FOR APPROVAL PRIOR TO INSTALLATION.

8.3) ALL LINE VOLTAGE TO CONTROLLER AND ASSOCIATED BREAKER, CONDUIT ETC TO BE PERFORMED BY A
LICENSED ELECTRICIAN.

8.4) ALL WIRES FOR RAIN SENSOR TO BE RUN IN SCHEDULE 40 PVC CONDUIT FOR APPLICATIONS IN EXPOSED
AREAS UNLESS OTHERWISE DIRECTED BY THE LANDSCAPE ARCHITECT.

8.5) SLEEVES TO BE COORDINATED, LOCATED AND INSTALLED UNDER ALL HARDSCAPE FEATURES SUCH AS
WALKS, WALLS AND DRIVEWAYS. THE CONTRACTOR IS TO IMMEDIAETLY NOTIFY THE LANDSCAPE ARCHITECT
OF ALL CONFLICT AND DISCREPANCIES.

8.6) CONTRACTOR WILL REVIEW WITH CLIENT ALL IRRIGATION PROCEDURES AND PROCESSES (i.e. TIMERS,
ZONES AND ALL OTHER ITEMS INVOLVED W/ THE IRRIGATION SYSTEM) AND PROVIDE NECESSARY
DOCUMENTATION FOR OPERATION OF IRRIGATION SYSTEM.

8.7) THE CONTRACOR IS TO PROVIDE WIRES FOR FUTURE EXPANSION IN 16" DIAMETER VALVE BOX AS DIRECTED
BY THE LANDSCAPE ARCHITECT OR CLIENT.

8.8) UNLESS INDICATED OTHERWISE, ALL PLANT BEDS ARE TO BE IRRIGATED WITH DRIP IRRIGATION, ALL LAWN
AREAS TO BE IRRIGATED WITH SPRAY HEADS. MODELS/TYPES T..B.D. AND VERIFIED BY LANDSCAPE
ARCHITECT AND IRRIGATION CONTRACTOR

Irrigation Notes:
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Luminaire Schedule

Symbol Label Description

F3 VP-S-36L-80-4K7-4

F4 VP-S-36L-80-4K7-4-BC

W4 XSPW-B-WM-4ME-4L-40K-UL

Calculation Summary

Label CalcType Units Avg Max Min Avg/Min Max/Min

site Illuminance Fc 0.77 4.3 0.0 N.A. N.A.
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AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

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

 

23 February 2022 

Rick Chellman, Planning Board Chairman 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
 
RE: Application for Site Plan Approval, Tax Map 125, Lot 3, 238 Deer Street 

(LU - 20 - 238) 
 
Dear Mr. Chellman and Planning Board Members: 

On behalf of 238 Deer Street, LLC we hereby submit the attached Application Package for 
the March Planning Board meeting. The project consists of the re-development of the 
existing site to a Mixed-Use Building that will contain Retail on the first floor and 21 Micro-
Housing units on the second, third, and penthouse floors. Site Plan Approval is hereby 
requested. 

The existing building is located at 238 Deer Street and is currently the home of The Statey 
Bar and Grill, a popular bar and restaurant. Prior to that time, it was the long-standing home 
of the Portsmouth VFW. The Applicant now seeks to redevelop the property into a mixed-use 
building which will contain commercial use on the first floor and the upper floors will 
contain twenty-one (21) proposed market rate micro residential units, varying in size from 
402 sq. ft to 500 sq.ft. The property is unique; a small lot in the midst of larger lots which 
surround it on three sides, and on the fourth side the property is abutted by Deer Street. The 
proposed development of the property will slightly decrease the connected impervious 
surface area. An area of landscape planters, which will not run off, are listed in the 
calculations. Open space will consist of walkways that will directly connect and expand the 
previously approved public access walkway located on the adjacent 46 Maplewood Avenue 
site. In addition the deck space on the penthouse level will be available to the building 
residents as open space. This proposal is a step to meet the urgent need for housing in the 
downtown which will be within reach of people who can afford market rate housing, 
provided that the housing units are small and not presented as “luxury” housing. 

The existing building currently consists of two stories and occupies 4,243 square feet of the 
6,181 sq ft lot. Immediately adjacent to the property to the west and to the southwest is a 
mixed use condominium known as 30 Maplewood Avenue Condominium, and to the east a 
mixed use condominium known as 46 Maplewood Avenue Condominium, which is currently 
under construction. The 46 Maplewood Avenue Condominium property is burdened by a 
public access easement which lies between the condominium building under construction and 
the existing property line of the applicant. The public access walkway continues around the 
rear of the Applicant’s existing property. To the west of the Applicant’s property lies land of 
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30 Maplewood Avenue Condominium which is used as parking for the condominium. 
Photographic renderings depicting the proposed building and its relationship to the abutting 
properties are shown in the McHenry Architecture plans included in the plan set. The project 
has received numerous approvals and this Site Plan Approval will complete the permitting 
process and allow construction to be scheduled. Permits previously obtained are: 

 
 Portsmouth Planning Board Conditional Use Permit (February 18, 2021): The 

proposed site development received a Conditional Use Permit from the Portsmouth 
Planning Board to allow no on-site parking spaces where 12 spaces are required. A 
copy of the approval is attached. The approval was subject to stipulations regarding 
the leasing of long term parking and the tenants obligations to secure parking for their 
vehicles, which are agreeable to the applicant. A DRAFT response is included. In this 
response, to the extent possible, the applicant has taken steps to comply with the 
condition regarding the lease. More work will need to be completed following final 
approval of the site plan, since the final version of the lease will need to be reviewed 
by the City Attorney, and the applicant will also need to secure a long term lease off 
site. 

 Portsmouth Zoning Board Approval (September 28, 2021): The Applicant 
obtained relief from Article 5A, Figure 10.5A410C for the amount of open space 
provided with the proposed development of the site, Article 5A, Figure 10.5A410C 
for the setback of the proposed building from the rear yard lot line, and Article 15 
regarding the strict definition of what constitutes the penthouse so as to deem the top-
most portion of the building, and the units contained therein, as an allowed use. The 
approval was subject to a stipulation that the Penthouse Units not exceed 500 square 
feet. 

 Portsmouth Historic District Commission Certificate of Approval (November 3, 
2021): The proposed site development was extensively reviewed by the Historic 
District Commission (HDC) and several design changes were made as a result of 
requests made during the HDC process. The approval was subject to several 
stipulations regarding mock-ups and final designs. 

 Portsmouth Technical Advisory Committee Recommendation for Approval 
(December 7, 2021): The Technical Advisory Committee recommended that the 
Planning Board approve the site development plan subject to stipulations. The TAC 
Stipulations are listed below with our response in bold text: 
 

1. Show existing utilities on existing features plan and note any utility 
disruptions or removals on the demolition plan. Existing Conditions 
Plan C1 has been updated to reflect current site conditions. 

2. Easements shall be provided for all proposed work (grading, access, etc.) 
that is to occur on land other than the applicant’s. The plans have been 
revised with notes to reflect this requirement. This condition should 
be a condition of final approval. 

3. Proposed staging areas shall be identified during the CMMP development 
stage. This will be addressed in the CMMP process. 

4. Applicant shall coordinate with abutting property owners to relocate the 
first 4 bike racks adjacent the commercial storefront windows. The 
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applicant has reached out to the abutting property owner who is 
receptive to this proposal. The racks would be relocated to the 
northerly sidewalk extension area along Maplewood Avenue in front 
of 30 Maplewood Avenue. A revised plan and Amended Application 
for that project, showing the relocation of bike racks, has been 
submitted by the abutter to the Planning Department for approval. 

5. Easements shall be provided to the City for the pedestrian alleyway access 
to the abutting public walkways. The Easements shown on the plan in 
the plan set will be submitted, reviewed by the city, and recorded by 
the applicant. This should be a condition of approval. 

6. A decorative metal screen should be added along the proposed curb line in 
the abutting parking lot in order to provide better protection to the 
building. The design team hereby requests that this condition be 
removed from the list of conditions. The design team has been 
working with the adjacent Condominium Association on this area of 
the design. As explained to the Technical Advisory Committee the 
current design allows for the most access for the 30 Maplewood 
Avenue Condominium parking lot movements; while adding some 
green space against the building. The introduction of a vertical 
fencing element will diminish the maneuvering area of the 30 
Maplewood Avenue Condominium parking area and decrease safety. 
The 30 Maplewood Avenue Condominium Association is united in 
their opposition to this condition. We respectfully request that the 
Planning Board remove the condition. 

 
Please note that after the TAC Approval some concerns regarding drainage were 
expressed by the 30 Maplewood Condominium Association. As a result the plans have 
been revised to show the drainage connecting to the drain pipe in Deer Street. The plans 
have been reviewed by Portsmouth DPW and we believe the plan is approvable, subject 
to the proper restoration of Deer Street. Also the electrical connection for the project has 
been revised in consultation with Eversource and Portsmouth DPW. Sheet C6 has been 
added to the set to show the connection. Agreement of the abutter is required; which the 
design team has obtained. 

The following plans are included in our submission: 

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

• Proposed Easement Plan Land of 30 Maplewood Condominium – This plan shows a 
proposed No Build Easement as well as an Access and Landscape Easements. 

• Proposed Easement Plan to Benefit the City of Portsmouth – This plan shows a 
proposed extension of the Public Pedestrian Easement on the applicant’s property. 
This will enlarge the existing easement. 

• Existing Conditions Plan C1 – This plan shows the current property improvements in 
Deer Street and on the property. 

• Demolition Plan C2 – This plan shows site demolition. 
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• Site Plan C3 – This plan shows layout of the proposed features, landscaping, open 
space, and shows Zoning Development Standards and Impervious Surface coverage. 

• Utility Plan C4 – This plan shows the location of proposed utility connections to the 
proposed building. 

• Grading Plan C5 – This plan shows site grading and roof drainage connection. 
• Offsite Electrical Improvements Plan C6 – This plan shows the proposed connection of 

the site to the power grid. 
• Detail Sheets D1 and D2 – These plans show construction details. 
• Architectural Plans A1 to A7 - These plans show the proposed building Architectural 

Footprint, Elevations, Details, and Unit Layout. 

In addition to the site plan set please find the following submission items: 
 
Copies of Approvals 
Green Building Statement 
Parking Assessment 
DRAFT Parking Lease provisions 
Drainage Report 
Inspection and Maintenance Plan 

238 Deer Street, LLC is committed to providing much needed micro housing units to the 
Portsmouth downtown. In addition to lively first floor commercial space this proposed new 
building will add 21 additional housing units, all under 500 square feet in size. Thank you for 
your attention to this matter. We look forward to presenting this proposal in person at the 
Board’s March meeting. 

Sincerely, 

John R. Chagnon, PE 
238 Deer Street Team 

           John Chagnon



CITY OF PORTSMOUTH 

 

Planning Department
1 Junkins Avenue 
Portsmouth, New

Hampshire 03801 
(603) 610-7216 

   
   

PLANNING BOARD
February 23, 2021
 
 
238 Deer Street, LLC
238 Deer Street
Portsmouth, NH 03801
 
RE: Conditional Use Permit for property located at 238 Deer Street
 
Dear Property Owner:
 
The Planning Board, at its regularly scheduled meeting of Thursday, February 18, 2021,
considered your application for a Conditional Use Permit in accordance with Section
10.1112.14 of the Zoning Ordinance for provision of no on-site parking spaces where 12
spaces are required.  Said property is shown on Assessor Map 125 Lot 3 and lies within the
Character District 4 (CD4).  As a result of said consideration, the Board voted as follows:
 
To find that the provision of no on-site parking spaces will be adequate and appropriate for
the proposed use of the property and to grant the conditional use permit with the following
stipulations:
 
1) A minimum of 7 off-street parking spaces shall be provided via a long-term lease, shared
parking agreement or option to enter into a long-term lease or share parking agreement with
a property owner in the vicinity of the project. The lease, shared parking agreement or option
for the off-site parking spaces shall be reviewed annually with the property owner and
Planning Director and shall be renewed as needed for a period of up to 5 years from the
issuance of the final certificate of occupancy for the property.
 
2) Revise the draft lease agreement related to the tenants' obligation to secure off-site
parking if the tenant owns a car by removing paragraph 2 of the draft lease agreement
presented by the applicant. The final lease agreement shall be reviewed and approved by
the Planning Director and City Attorney.
 
The Board's decision may be appealed up to thirty (30) days after the vote.  Any action taken
by the applicant pursuant to the Board's decision during this appeal period shall be at the
applicant's risk.  Please contact the Planning Department for more details about the appeals
process.
 
Unless otherwise indicated above, applicant is responsible for applying for and securing a
building permit from the Inspection Department prior to starting any project work.  All
stipulations of approval must be completed prior to issuance of a building permit unless
otherwise indicated above.
 
This approval shall expire unless a building permit is obtained within a period of one year
from the date granted, unless otherwise stated in the conditions of approval.  The Planning
Board may, for good cause shown, extend such period by as much as one year if such



extension is requested and acted upon prior to the expiration date.  No other extensions may
be requested.
 
The minutes and audio recording of this meeting are available by contacting the Planning
Department.
 
Very truly yours,

Dexter R. Legg, Chairman of the Planning Board
 
cc: Robert Marsilia, Chief Building Inspector
Rosann Maurice-Lentz, City Assessor

John Chagnon, PE., Ambit Engineering
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CITY OF PORTSMOUTH 

 

Planning Department
1 Junkins Avenue 
Portsmouth, New

Hampshire 03801 
(603) 610-7216 

   
   

HISTORIC DISTRICT COMMISSION
November 10, 2021
 
 
238 Deer Street, LLC
238 Deer Street
Portsmouth, NH 03801
 
RE: Certificate of Approval for property located at 238 Deer Street (LU-20-238)
 
Dear Property Owner:
 
The Historic District Commission, at its regularly scheduled meeting of Wednesday,
November 03, 2021, considered your application for the demolition of the existing structure
and the construction of a new 3-4 story mixed-use building as per plans on file in the
Planning Department.  Said property is shown on Assessor Map 125 Lot 3 and lies within
the Historic District and Character District 4 (CD4).  As a result of said consideration, the
Commission voted to grant the Certificate of Approval with the following stipulations:
 
1. The bricks shall be finalized with a mockup prior to installation.
2. The applicant shall return with a final design for the parapet.
3. Photographic record of existing building shall be presented to the Planning Department
and the Athenaeum prior to construction.
 
Findings of Fact
A. Purpose and Intent
The proposed application meets the following objective(s) of the Historic District (as provided
in Section 10.631.20 of the Zoning Ordinance):
-Conservation and enhancement of property values.
 
B. Review Criteria
The proposed application also meets the following review criteria of the Historic District (as
provided in Section 10.635.70 of the Zoning Ordinance):
-Compatibility of design with surrounding properties.
 
The Commission's decision may be appealed up to thirty (30) days after the vote.  Any
action taken by the applicant pursuant to the Commission's decision during this appeal
period shall be at the applicant's risk.  Please contact the Planning Department for more
details about the appeals process.
 
Approvals may also be required from other City Committees or Boards.  Once all required
approvals have been received, applicant is responsible for applying for and securing a
building permit from the Inspection Department prior to starting any project work.
 
This approval shall expire unless a building permit is issued within a period of one (1) year
from the date granted by the Historic District Commission unless an extension is granted by
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the Commission in accordance with Section 10.636.70 of the Zoning Ordinance.
 
Please note that any changes or modifications to this application require review and
approval from the Commission prior to implementation and additional fees may apply.
 
The minutes and audio recording of this meeting are available by contacting the Planning
Department.
 
Very truly yours,

Nicholas J. Cracknell, AICP, Principal Planner
for Jonathan Wyckoff, Chairman of the Historic District Commission
 
cc: Paul Garand, Interim Chief Building Inspector
Rosann Maurice-Lentz, City Assessor

John Chagnon, PE., Ambit Engineering
Richard Desjardins, McHenry Architecture
Sharon Cuddy Somers, DTC Lawyers
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TECHNICAL ADVISORY COMMITTEE
December 13, 2021
 
 
238 Deer Street, LLC
238 Deer Street
Portsmouth, NH 03801
 
RE: Site Plan Review Approval for property located at 238 Deer Street (LU-20-238)
 
Dear Property Owner:
 
The Technical Advisory Committee, at its regularly scheduled meeting of Tuesday,
December 7, 2021, considered your application for Site Plan Review approval for demolition
of the existing structure and the construction of a new 3-4 story mixed-use building with 21
residential units with a footprint of 5,286 s.f. and 19,190 s.f. gross floor area with  associated
site improvements.  Said property is shown on Assessor Map 125 Lot 3 and lies within the
Character District 4 (CD4), Downtown Overlay, and Historic Districts.  As a result of said
consideration, the Committee voted to recommend approval to the Planning Board with the
following stipulations:
 
1.    Show existing utilities on existing features plan and note any utility disruptions or
removals on the demolition plan.
2.    Easements shall be provided for all proposed work (grading, access, etc.) that is to
occur on land other than the applicant’s.
3.    Proposed staging areas shall be identified during the CMMP development stage.
4.    Applicant shall coordinate with abutting property owners to relocate the first 4 bike racks
adjacent the commercial storefront windows.
5.    Easements shall be provided to the City for the pedestrian alleyway access to the
abutting public walkways.
6.    A decorative metal screen should be added along the proposed curb line in the abutting
parking lot in order to provide better protection to the building.
 
 
 
 
 
This matter will be placed on the agenda for the Planning Board meeting scheduled for
Thursday, January 20, 2021. One (1) hard copy of all plans and supporting reports and
exhibits as well as an updated electronic file (in a PDF format) must be filed in the Planning
Department and uploaded to the online permit system no later than Wednesday, December
29, 2021.
 
The minutes and audio recording of this meeting are available by contacting the Planning
Department.
 
Very truly yours,



 

 
Peter Britz
Interim Planning Director
 
cc:

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



 
 

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

 

 

 

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

PORTSMOUTH, NH 
 
 

Date:  January 12, 2021 

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

To:  Buz Couilard 

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

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

 

 
Introduction: 

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

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

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

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

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

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

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

Off-Street Parking Requirements 
Section  Spaces Required  

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

Total Required Spaces  12 

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

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

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

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

 Bicycle Accommodations: 
 

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

 
 Transit: 
 

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

 Ride-Share: 
 

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

 
Forecast Parking Demand: 

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

Micro Units:  

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

Peak Weekday Parking Demand 

Setting/Location 
Peak Parking 

Demand – Average 
Rate per unit 

Parking 
Demand 
(Spaces) 

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

Average Peak Parking Demand         0.49     11 

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

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

 
Dwelling Unit Floor Area Required Parking Spaces 

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

 
As can be seen from the above Weekday Parking Demand table, the parking demand rate for this size apartment 
is 0.50 spaces per unit, with a parking demand of 11 spaces.  The City Ordinance, when considering the tenant, 
potential visitors, and allowable deductions, resulted in a peak parking demand of 12 parking spaces.  This 
indicates that the City Ordinance is relatively the same as the average rate from the ITE Parking Generation 
Manual, and that the LUC was the appropriate use.   
 
However, the calculations based on the City Ordinance do not appear to factor in the downtown location and 
the use of other modes of transportation; walking, bicycling, transit, and ride-share as described previously 
herein.  
 
It is our opinion that this rate (0.49 ITE or 0.50 City) is high and should be lower due to the downtown location 
of the proposed housing, the availability of public transportation and the small size of the units.  Our opinion 
for a lower rate is supported by the lower ITE parking generation rates when the size and location of the 
apartments are considered.  If the “General Urban/Suburban” rate is removed from the Weekday 
Parking Demand summary table calculations, and the three rates that do consider the 
downtown location of the site as well as the small size, the average peak parking demand is 
reduced to 0.32 spaces per unit with a respective peak parking demand of 7 spaces. 
 
It should also be noted that the ITE peak parking demand rates are based on a time between 10:00 PM and 5:00 
AM, the peak parking demand for residential uses.  The peak parking demand for retail and office space is typically 
between 8:00 AM and 5:00 PM.  Therefore, since the proposed residential housing is among offices and retail 
(some residential), this use compliments the parking demand well and is at its peak when the uses around it have 
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minimal demand, and has minimal demand when the uses around it are at their peak.  Therefore, the daytime 
demand for parking could be as few as 3 or 4 spaces during the peak time of the day. 
    
Locations to Park: 

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

Observed Percent Occupied (approximate)  
Location  Day Time Evening 

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

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





 

DRAFT Lease Provision 

 
 
 Tenant shall not be provided with any on-site parking.  Landlord and Tenant will make 
efforts to ensure that any cars used by Tenant during the lease period will have a designated off 
street parking location.  Tenant shall indicate, at the time when the lease is executed, whether 
they will be using a car during the lease period.  If they do intend to use a car, then Landlord will 
provide a list of options for available off street parking for the vehicle and Tenant will choose 
from among those options as to where they want to park the vehicle.  Landlord will then arrange 
for a parking lease for the space, and the cost of such parking space will become part of the rent 
to be charged to Tenant.  
 
 The obligation of the Tenant to advise Landlord of Tenant’s use of a car shall continue 
throughout the term of the lease and be applicable even where Tenant acquires the use of a car 
subsequent to execution of the lease.  Accordingly, if at any time during the term of the lease, the 
Tenant starts to use a car, then Tenant shall notify Landlord of same and arrangements will be 
made for off street parking as described above.  
 
 
S:\01-99\238 Deer Street, LLC\2021 02 08 Draft Lease Provision.docx 
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EXECUTIVE SUMMARY 

This analysis is meant to be used by City officials, the developer, builders, earthwork 

contractors and other interested parties to better understand the assumptions and intent 

of the proposed stormwater management system. This drainage analysis examines and 

compares the existing and proposed conditions stormwater drainage patterns for a Site 

Development at 238 Deer Street in the City of Portsmouth, at Assessor’s Map 125, Lot 3. 

The total lot size is 6,181 square-feet. The point of analysis is a downstream manhole 

located on Deer Street (DMH 3540). The existing site is primarily impervious surface of 

pavement and buildings. The small areas of porous surfaces are mulch. 

 The Existing Conditions site plan show the condition immediately before development (i.e., 

as it exists today). Runoff amounts from this existing state are a function of the land cover, 

vegetation and soils; together those factors produce what is known as the Curve Number.  

The existing, or pre-developed curve number for the entire site (excluding offsite 

subcatchments) is 98. Typically, highly developed areas with lots of impervious area will 

have curve numbers approaching 90, whereas undisturbed or undeveloped areas can have 

curve numbers as low as 30 if the soils are well-drained and covered with forest. The 

proposed development’s curve number remains at 98 as there is no increase in impervious 

surface (pavement, walkway, and rooftop), therefore post development peak runoff is 

unchanged. A Hancor Water Quality Treatment Unit was provided within the parking lot of 

the adjacent 30 Maplewood Condominium development, in the parking area between the 

site and Bridge Street. This unit is designed to divert low flows from up to the 2-Year Storm 

Event to provide treatment of surface runoff from the parking lot, and adjacent drainage 

areas. This was a part of the original design analysis for the adjacent site development 

known as 46 Maplewood Avenue. 

There is one design point on this parcel which is used to compare pre and post-developed 

runoff amounts. This is the drain manhole in Deer Street (DMH 3540). This design point is 

labeled DP1. The system downstream from this manhole has been modeled for analysis as 

well. 
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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 Town of 

Portsmouth, NH Assessor’s Tax Map 125 as Lot 3. Bounding the site to north is Deer Street. 

Bounding the site to the south is 30 Maplewood and east 46 Maplewood. Bounding the site 

to the west, on the other side of a surface parking area, is Bridge Street. A vicinity map is 

included in the Appendix to this report. 

The proposed development will include a new building. 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 

for Small Watersheds” methods.  This report uses the HydroCAD version 10.0 program, 
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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: The soil report provides little useful information on the site, but since the 

entire site is already developed and impervious, this information is of no consequence. 

The existing site is developed. The only vegetation on the site is in small patches of 

landscaped area. 

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. 
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PRE-DEVELOPMENT DRAINAGE 
There are eleven subcatchments in the proposed analysis. The same Design Point (DP 1) is 

utilized for the developed condition. All eleven subcatchments flow to the same Design 

Point (DP 1). The following is a description of the various subcatchments: 

Subcatchment ES1:  This Subcatchment defines the existing building to the southerly end 

of the site near Hanover Street. It is primarily the rooftop and is unchanged in the proposed 

conditions. 

Subcatchment ES2:  This Subcatchment defines the existing parking lot to the northerly 

end of the site near Deer Street. It is reduced in area due to the construction of the 

proposed building and regrading of the parking lot itself. It is primarily impervious surface 

with very little landscape surface. 

Subcatchment ES2a: This Subcatchment is primarily a westerly portion of 46-64 

Maplewood Ave. 

Subcatchment ES2b: This Subcatchment defines the existing parking lot to the northerly 

end of the site near Deer Street.  

Subcatchment ES3:  This Subcatchment defines a northerly portion of 46-64 Maplewood 

Ave. 

Subcatchment ES3a: This Subcatchment defines a southerly portion of 46-64 Maplewood 

Ave. It is primarily the rooftop and discharges to the Silva Cells along Maplewood Avenue 

via a roof drain. 

Subcatchment ES4:  This Subcatchment defines 238 Deer Street. It has an increase in 

overall footprint in the proposed design. 

Subcatchment ES5: This subcatchment defines the runoff area from the sidewalk and 

roadway on the south and west sides of the site along Hanover Street and Bridge Street. 

Subcatchment ES6: This subcatchment defines the runoff area from the sidewalk and 

roadway in the northeast corner of the site near Deer Street and Maplewood Ave. 

Subcatchment ES7: This subcatchment defines the runoff area from the sidewalk and 

roadway on the east side of the site along Maplewood Ave. 

Subcatchment ES8: This subcatchment defines the runoff area from the sidewalk and 

roadway on the east side of the site along Maplewood Ave. 
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The following table shows the results of the pre-development drainage model. 

Table 1: Pre-Development Watershed Basin Summary 

Watershed 

Basin ID 

Basin 

Area (SF) 

Tc 

(MIN) 

CN 2-Year 

Runoff 

(CFS) 

10-Year 

Runoff 

(CFS) 

25-Year 

Runoff 

(CFS) 

50-Year 

Runoff 

(CFS) 

Location 

ES1 16,738 5 98 1.23 1.89 2.40 2.88 30 Maplewood 

ES2 7,730 5 97 0.56 0.87 1.10 1.33 Parking lot north 

ES2a 2,509 5 98 0.19 0.28 0.36 0.43 46-64 Maplewood west 

ES2b 5,028 5 98 0.37 0.57 0.72 0.86 Parking lot south 

ES3 8,542 5 98 0.63 0.97 1.23 1.47 46-64 Maplewood north 

ES3a 4,848 5 98 0.36 0.55 0.70 0.83 46-64 Maplewood south 

ES4 4,188 5 98 0.31 0.47 0.60 0.72 238 Deer Street 

ES5 20,107 5 97 1.46 2.26 2.87 3.45 Bridge Street/Hanover 
Street 

ES6 12,323 5 98 0.91 1.39 1.77 2.12 Deer Street 

ES7 8,519 5 98 0.63 0.96 1.22 1.47 Maplewood Ave north 

ES8 7,456 5 97 0.54 0.83 1.07 1.28 Maplewood Ave south 

POST-DEVELOPMENT DRAINAGE 
There are 11 subcatchments in the post-development analysis. Existing subcatchments 

ES1, ES2, ES2a, ES2b, ES3, ES3a, ES4, ES5, ES6, ES7, and ES8 correspond to proposed 

subcatchments PS1, PS2, PS2a, PS2b, PS3, PS3a, PS4, PS5, PS6, PS7, and PS8, respectively. 

The only significant change in subcatchments is the slight increase in area of subcatchment 

PS4, and the slight decreases in area of subcatchments PS2 and PS6, representative of the 

change in area of the building footprint. The following table shows the results of the post-

development drainage model. 
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Table 2: Post-Development Watershed Basin Summary 

Watershed 

Basin ID 

Basin 

Area (SF) 

Tc 

(MIN) 

CN 2-Year 

Runoff 

(CFS) 

10-Year 

Runoff 

(CFS) 

25-Year 

Runoff 

(CFS) 

50-Year 

Runoff 

(CFS) 

Location 

PS1 16,738 5 98 1.23 1.89 2.40 2.88 30 Maplewood 

PS2 7,207 5 97 0.52 0.81 1.03 1.24 Parking lot north 

PS2a 2,509 5 98 0.19 0.28 0.36 0.43 46-64 Maplewood west 

PS2b 5,028 5 98 0.37 0.57 0.72 0.86 Parking lot south 

PS3 8,542 5 98 0.63 0.97 1.23 1.47 46-64 Maplewood north 

PS3a 4,848 5 98 0.36 0.55 0.70 0.83 46-64 Maplewood south 

PS4 5,286 5 98 0.39 0.60 0.76 0.91 238 Deer Street 

PS5 20,107 5 97 1.46 2.26 2.87 3.45 Bridge Street/Hanover 
Street 

PS6 11,745 5 98 0.87 1.33 1.69 2.02 Deer Street 

PS7 8,519 5 98 0.63 0.96 1.22 1.47 Maplewood Ave north 

PS8 7,456 5 97 0.54 0.83 1.07 1.28 Maplewood Ave south 

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

from 5,931 square-feet (96.0%) in the pre-development condition to 5,915 square-feet 

(95.7%) in the post-development condition.  

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

developed flows for each design point. The comparison shows a slightly reduced flow in the 

2 year storm as a result of infiltration in some proposed landscape areas. 



JN 2916 DRAINAGE ANALYSIS 16 NOVEMBER 2021 

- 7 - 

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 7.18 7.17 11.02 11.02 14.02 14.02 16.81 16.81 DMH 3540 

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

peak flows.  

OFFSITE INFRASTRUCTURE CAPACITY 
City stormwater drainage is utilized exclusively with the existing and proposed site. As 

such, the stormwater system is designed as to create no additional resultant burden on city 

infrastructure due to the proposed development. 

EROSION AND SEDIMENT CONTROL PRACTICES
The erosion potential for this site as it exists is low due to the impervious nature of the site. 

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: 

• Catch Basin Baskets

• Silt Soxx during excavations

• Stabilized construction entrance, or Fods at access point to the site

• Temporary mulching and seeding for disturbed areas

• Spraying water over disturbed areas to minimize wind erosion



JN 2916 DRAINAGE ANALYSIS 16 NOVEMBER 2021 

- 8 - 

After construction, permanent stabilization will be accomplished by permanent 

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

and other areas with brick and concrete walkways.  

CONCLUSION 
The proposed development has been designed to match the pre-development drainage 

patterns to the greatest extent feasible. The proposed project disturbs significantly less 

than 15,000 square-feet, meaning the site does not require additional treatment as 

required by the city stormwater regulations for redevelopment projects. The site does not 

include any additional impervious surfaces, so peak flows from the site will not require 

mitigation. Stormwater treatment is being provided by the adjacent Hancor Treatment 

Device in the abutting parking area. 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. 



   

NSPECTION & MAINTENANCE PLAN 
FOR 

238 Deer Street 

Portsmouth, NH 

 

Introduction 

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

 

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

 
Annual Report 

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

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

DRAINAGE STRUCTURE COMPONENTS 

Non-Structural BMP’s 

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

 



   

Structural BMP’s 

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

Inspection and Maintenance Requirements 

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

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

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

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

  



   

 

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

BMP/System 
Component 

Minimum 
Inspection 
Frequency 

Minimum Inspection Requirements Maintenance/Cleanout 
Threshold 

Closed Drainage System    

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

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

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

N/A 

    



 

 

Stormwater Management System Maintenance Summary 
 

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

Date 

Inspected 

Inspector Problems Noted, Required Maintenance 

(List Items/Comments) 

Date of 
Maintenance 

Performed By 

      

      

      

      

      

      

      

      

      

      

Data Sheets 
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Civil 
Site Planning 

Environmental 
Engineering 

133 Court Street 
Portsmouth, NH 
03801-4413 

 

Tel:  (603) 433-2335       E-mail: Altus@altus-eng.com 

 

February 15, 2022 
 
John Samonas 
Samonas Realty 
266 Middle Street 
Portsmouth, NH  03801 
 
 
Re: Parking Demand Memorandum 

Assessor’s Map 116, Lot 49 
 70 Court Street 
 Portsmouth, NH 
 Altus Project 5301 
 
Dear Mr. Samonas, 
 
Pursuant to the Portsmouth Zoning Ordinance, we have has undertaken a basic parking demand analysis of 
the proposed renovation of 70 Court Street into the Davenport Inn.  The proposed facility will feature 8 
units, a caretakers unit and an reconfigured existing parking lot accessed from Mark Street.  Per the Parking 
Generation Manual, 5th edition, prepared by the Institute of Transportation Engineers (ITE), this use can 
best be categorized into ITE Land Use Code 310 (Hotel) in a Dense Multi-Use Urban setting.  For the 
purposes of this analysis, we have assumed that the caretakers unit will not require a parking space. 
 
As shown below, the site can be expected to generate the following parking demand based on 100% 
occupancy during a typical Saturday overnight period: 
 
Spaces per Room 0.71 
x8 Guest Rooms =  5.68 (6) spaces 
 
Per the above analysis, we calculated that the proposed inn would require 6 parking spaces at peak demand.  
This is well below the minimum parking required by the City ordinance.   
 
Please call me if you have any questions or need any additional information.   
 
Sincerely, 
 
ALTUS ENGINEERING, INC. 

   
Erik B. Saari  
Vice President  
 
ebs/5301-Parking-021522 

 





AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

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

 

2 March 2022 

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

 

RE: Request for Preliminary Conceptual Consultation and Design Review at 1 Congress Street, 
Office and Mixed Use Development 

 

Dear Mr. Chellman and Planning Board Members: 

On behalf of Mark McNabb and One Market Square, LLC we are pleased to submit the attached plan 
set for Preliminary Conceptual Consultation as well as Design Review for the above-mentioned 
project and request that we be placed on the agenda for your March 17, 20212 Planning Board 
Meeting. The project includes the re-use of the existing commercial buildings at 1 and 3 Congress 
Street, some existing building demolition, and proposed new construction of a 3 story with a short 4th 
building to the rear of the existing buildings 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 site redevelopment consists of maintaining some of the existing uses at 1 and 3 Congress Street 
(with the possible elimination of the residential units) and constructing an office building to the rear. 
The property was 2 contiguous lots; the lots have been merged to create a 16,106 square foot 
development parcel. The properties are in CD – 4, CD – 5, Downtown Overlay, and Historic Districts. 
The application conforms to the required Density and Development Standards with the possible 
exception to building height. There is a draft ZBA application in that regard; although that may not be 
required. 

This applicant seeks Planning Board input as required under Section 2.4.2.1 of the Site Plan 
Regulations (Preliminary Conceptual Consultation) and would like to go to a Public Hearing to get 
additional public feedback under the Design Review process.  

The following plans are included in our submission: 

On Site Improvements 
 

• Cover Sheet – This shows the Development Team, Legend, Site Location, and Site Zoning. 
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• Standard Boundary Survey Plan – These plans show the existing property boundaries. The 
survey was performed before the lot merger. 

• Existing Conditions Plan C1 – This plan shows the existing site conditions in detail. 
• Demolition Plan C2 – This plan shows portions of the existing buildings which will be 

removed. 
• Overall Site Plan C3 – This plan shows the site development in detail with the associated 

Zoning Development Standards and Floor Area calculations. 
• Utility Plan C4 – This plan shows proposed site utilities. The project will be coordinated with 

the Fleet Street improvements project. 
• Grading Plan C5 – This plan shows proposed site grading. High Street is contemplated to be 

brought all to one surface level similar to Chestnut Street. 
 
Off Site Improvements 
 
The Development Team would like some feedback from the Planning Board on this part of the plan 
package; with the realization it is early in the design process and this work is not tied to the proposed 
site development directly. The possibility of connecting the McIntyre Building to the Worth Parking 
Lot with a pedestrian network is possible. This is a part of the developer’s vision for the project and 
will involve public / private cooperation and is presented with some ideas for improvements. 
 

• Context Plan A0 – This plan shows the context of the site surroundings. In the upper left is a 
diagram showing connectivity of a potential pedestrian network connecting the McIntyre 
Building to the Worth Parking Lot. This exciting possibility is a part of the developer’s vision 
for the project and will involve public / private cooperation. 

• Floor Plans A1 – These are preliminary on site building layouts; the project is in design review 
at the HDC. 

• Elevations A2 – These are preliminary building elevations; the project is in design review at the 
HDC. 

• 3D Views - These are preliminary site renderings; the project is in design review at the HDC. 
• Garage Plan P1 – This plan shows a possible walkway connector to the Portsmouth Parking 

Garage. These are preliminary plans; the project is in design review at the HDC. 
• Landscape Ideas – This plan shows proposed landscape features for the public spaces for 

review and comment. 

 

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

Sincerely, 

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

           John Chagnon

















Scale:

Project Number:
Date:

COPYRIGHT © 2022

3 Congress St, Ste 1
Portsmouth, NH 03801
T 603.731.5187
arcove.com

Ambit Engineering Inc
Civil Engineering
200 Griffin Rd Unit 3
Portsmouth NH 03801
(603) 430-9282
ambitengineering.com

Terra Firma Landscape
Landscape Architecture
163a Court St
Portsmouth NH 03801
(603) 531-9109
terrafirmalandarch.com

3/
2/

20
22

 1
:5

1:
00

 P
M

E
:\U

se
rs

\A
dm

in
\D

oc
um

en
ts

\1
M

S
 c

en
tr

al
 2

02
2-

01
-2

5_
T

ra
cy

.k
oz

ak
.r

vt

1002
03/02/2022

CONTEXT

CONCEPT DESIGN

1 CONGRESS STREET

ONE MARKET SQUARE
LLC, OWNER

1 CONGRESS STREET & HIGH STREET
PORTSMOUTH, NH  03801

A0

REVISIONS

NO. DESCRIPTION DATE



STORAGE

STORAGE

PARKING
GARAGE

414

STORAGE

WATER

ELEC

CAR ELEV

TRASH

MECH

1 2 3 4 5 6

7 8
9 10 11

12 13 14 15
16 17 18 19-HC

9"

RETAIL
101

RETAIL
103

RETAIL
104

VEHICLE
ELEVATOR

100

8"

N

SUPPORT

LOBBY

8' - 4 1/2" 73' - 4" 9' - 9 5/8" 18' - 10 7/8" 59' - 6 5/8"

169' - 10 7/8"

11' - 11 1/2" 23' - 4 1/2" 40' - 7 3/4" 11' - 7" 11' - 6" 62' - 5 1/2"

Scale:

Project Number:
Date:

COPYRIGHT © 2022

3 Congress St, Ste 1
Portsmouth, NH 03801
T 603.731.5187
arcove.com

Ambit Engineering Inc
Civil Engineering
200 Griffin Rd Unit 3
Portsmouth NH 03801
(603) 430-9282
ambitengineering.com

Terra Firma Landscape
Landscape Architecture
163a Court St
Portsmouth NH 03801
(603) 531-9109
terrafirmalandarch.com

1/16" = 1'-0"

3/
2/

20
22

 1
:4

3:
38

 P
M

E
:\U

se
rs

\A
dm

in
\D

oc
um

en
ts

\1
M

S
 c

en
tr

al
 2

02
2-

01
-2

5_
T

ra
cy

.k
oz

ak
.r

vt

1002
03/02/2022

FLOOR PLANS

CONCEPT DESIGN

1 CONGRESS STREET

ONE MARKET SQUARE
LLC, OWNER

1 CONGRESS STREET & HIGH STREET
PORTSMOUTH, NH  03801

A1

REVISIONS

NO. DESCRIPTION DATE

1/16" = 1'-0"1 BASEMENT PB1
1/16" = 1'-0"2 LEVEL 1 PB1



LEVEL 1
28' - 1 1/4"

LEVEL 2
41' - 0 5/8"

AVG ROOF
73' - 1 1/4"

LEVEL 3
52' - 3 5/8"

LEVEL 4
62' - 1 1/4"

AVERAGE GRADE
PLANE
28' - 9"

BU
ILD

IN
G 

HE
IG

HT
44

' - 
4 1

/4"

LEVEL 1
28' - 1 1/4"

LEVEL 2
41' - 0 5/8"

AVG ROOF
73' - 1 1/4"

LEVEL 3
52' - 3 5/8"

LEVEL 4
62' - 1 1/4"

AVERAGE GRADE
PLANE
28' - 9"

BU
ILD

IN
G 

HE
IG

HT
44

' - 
4 1

/4"

LEVEL 1
28' - 1 1/4"

LEVEL 2
41' - 0 5/8"

AVG ROOF
73' - 1 1/4"

LEVEL 3
52' - 3 5/8"

LEVEL 4
62' - 1 1/4"

AVERAGE GRADE
PLANE
28' - 9"

12
' - 

11
 3/

8"
11

' - 
3"

9' 
- 9

 5/
8"

11
' - 

0"

EXISTING - RENOVATION SKY BRIDGE @ HAVEN COURT 0"

BU
ILD

IN
G 

HE
IG

HT
44

' - 
4 1

/4"

6' 
- 0

"

50
' - 

11
 7/

8"

6' 
- 1

1 7
/8"

Scale:

Project Number:
Date:

COPYRIGHT © 2022

3 Congress St, Ste 1
Portsmouth, NH 03801
T 603.731.5187
arcove.com

Ambit Engineering Inc
Civil Engineering
200 Griffin Rd Unit 3
Portsmouth NH 03801
(603) 430-9282
ambitengineering.com

Terra Firma Landscape
Landscape Architecture
163a Court St
Portsmouth NH 03801
(603) 531-9109
terrafirmalandarch.com

3/32" = 1'-0"

3/
2/

20
22

 1
:5

0:
27

 P
M

E
:\U

se
rs

\A
dm

in
\D

oc
um

en
ts

\1
M

S
 c

en
tr

al
 2

02
2-

01
-2

5_
T

ra
cy

.k
oz

ak
.r

vt

1002
03/02/2022

ELEVATIONS

CONCEPT DESIGN

1 CONGRESS STREET

ONE MARKET SQUARE
LLC, OWNER

1 CONGRESS STREET & HIGH STREET
PORTSMOUTH, NH  03801

A2

REVISIONS

NO. DESCRIPTION DATE

3/32" = 1'-0"2 PROPOSED ELEVATION - CONGRESS STREET
3/32" = 1'-0"5 PROPOSED ELEVATION - NW HAVEN COURT

3/32" = 1'-0"1 PROPOSED ELEVATION - NE - HIGH STREET



Scale:

Project Number:
Date:

COPYRIGHT © 2022

3 Congress St, Ste 1
Portsmouth, NH 03801
T 603.731.5187
arcove.com

Ambit Engineering Inc
Civil Engineering
200 Griffin Rd Unit 3
Portsmouth NH 03801
(603) 430-9282
ambitengineering.com

Terra Firma Landscape
Landscape Architecture
163a Court St
Portsmouth NH 03801
(603) 531-9109
terrafirmalandarch.com

3/
2/

20
22

 1
:5

1:
46

 P
M

E
:\U

se
rs

\A
dm

in
\D

oc
um

en
ts

\1
M

S
 c

en
tr

al
 2

02
2-

01
-2

5_
T

ra
cy

.k
oz

ak
.r

vt

1002
03/02/2022

3D VIEWS

CONCEPT DESIGN

1 CONGRESS STREET

ONE MARKET SQUARE
LLC, OWNER

1 CONGRESS STREET & HIGH STREET
PORTSMOUTH, NH  03801

A3

REVISIONS

NO. DESCRIPTION DATE

1 AXONOMETRIC FROM NE

2 HIGH STREET FROM LADD STREET 3 HIGH STREET FROM STARBUCKS4 HAVEN COURT FROM LADD STREET5 FROM MARKET STREET AT LADD STREET

6 VIEW FROM CONGRESS STREET







1

Izak Gilbo

From: Michael O'Connor <oconnorassociates@gmail.com>
Sent: Wednesday, February 16, 2022 5:31 PM
To: Planning Info
Cc: Beverly M. Zendt; Izak Gilbo
Subject: Request to extend conditional use permit
Attachments: Portsmouth CUP Approval Letter 022321 (1).pdf

Hi Beverly and Izak,  

When I spoke to Izak about getting an extension for the CUP (below) he instructed me to send a letter to chairperson 
Chellman but I couldn't find an email address on the city website. Please let me know if I need to send it to him or if you 
can forward the below request to the correct email. 

Thank you, 

Michael 

 

16 February 2022 

 
Planning Board 

Attn: Rick Chellman, Chairman of Planning Board 

Re: Request to extend approval for 163 Sparhawk Street (LU‐20‐256) 

 
Good Afternoon Chairman, Rick Chellman, and members of the planning board, 

 
I am writing to ask for an extension of my approval for a conditional use permit per the planning board’s 2‐23‐2021 
Letter (attached) for the project at my home at 163 Sparhawk St. I am seeking an extension because with schedule 
delays and materials delays our construction is just now getting scheduled and I anticipate that I will soon be applying 
for the building permit.  
 
Thank you for your consideration, 

Michael O’Connor 

163 Sparhawk St. 
Portsmouth, NH 03801 
 



CITY OF PORTSMOUTH 

 

Planning Department
1 Junkins Avenue 
Portsmouth, New

Hampshire 03801 
(603) 610-7216 

   
   

PLANNING BOARD
February 23, 2021
 
 
Michael O Connor
163 Sparhawk Street
Portsmouth, NH 03801
 
RE: 163 Sparhawk Street (LU-20-256)
 
Dear Mr. O Connor:
 
The Planning Board, at its regularly scheduled meeting of Thursday, February 18, 2021,
considered your application for a Wetland Conditional Use Permit under Section 10.1017 of
the Zoning Ordinance for an in-kind replacement of garage steps and landing and
installation of storm-water infiltration.  Said property is shown on Assessor Map 122, Lot 3
and lies within the General Residence A (GRA).  As a result of said consideration, the Board
voted grant your request with the following stipulation:
 
1) Permanent wetland boundary markers shall be installed during project construction as
determined by the Planning Department.
 
The Board's decision may be appealed up to thirty (30) days after the vote.  Any action taken
by the applicant pursuant to the Board's decision during this appeal period shall be at the
applicant's risk.  Please contact the Planning Department for more details about the appeals
process.
 
Unless otherwise indicated above, applicant is responsible for applying for and securing a
building permit from the Inspection Department prior to starting any project work.  All
stipulations of approval must be completed prior to issuance of a building permit unless
otherwise indicated above.
 
This approval shall expire one year after the date of approval by the Planning Board unless
a building permit is issued prior to that date.  The Planning Board may grant a one-year
extension of a conditional use permit if the applicant submits a written request to the
Planning Board prior to the expiration date.
 
The minutes and audio recording of this meeting are available by contacting the Planning
Department.
 
Very truly yours,



Dexter R. Legg, Chairman of the Planning Board
 
cc: Robert Marsilia, Chief Building Inspector
Rosann Maurice-Lentz, City Assessor

Steven Riker, CWS, Ambit Engineering
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