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

10 May 2023 

Mr. Rick Chellman, Planning Board Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
RE: CUP Parking Approval Request at 238 Deer Street, Mixed Use Site Development with 
Micro-Units 
Dear Chair Chellman and Planning Board Members: 

On behalf of 238 Deer Street, LLC we submit herewith the attached information to support the 
Application for Conditional Use Permit under Section 10.1112.141 of the Portsmouth Zoning 
Ordinance. At this site, in the same circumstances, on February 18, 2021, a Parking Conditional 
Use Permit was approved by the Portsmouth Planning Board. The approval was extended in 
2022, however a second extension is not allowed and the permit expired. The Conditional Use 
Permit application is hereby re-submitted for a new approval. The project was submitted to the 
Technical Advisory Committee to confirm the calculated parking demand, and at its meeting on 
May 2, 2023, the TAC Committee recommended approval to the Planning Board subject to the 
following: 

1. The applicant shall update the Parking Demand Analysis using land use code 221 for the
residential and include the first floor commercial in the analysis

Included in this submission is a Revised Parking Demand Analysis, attached after this letter, and 
in front of the prior version submitted to the Technical Advisory Committee, which has been 
included for reference. 
The 238 Deer Street project will provide much needed micro housing units to the Portsmouth 
downtown. This proposed new building will add 21 additional housing units, all under 500 
square feet in size. The units are shown on the attached Architectural Plan(s). The minimum 
parking required for this project, under the Portsmouth Ordinance, is 11 spaces. Due to site 
constraints (a lack of space to get to a potential basement parking level), the only parking that 
could be provided would have to be at first floor level; which would not allow for a vibrant 
commercial first floor use. 238 Deer Street, LLC proposes to provide no on-site spaces. Pursuant 
to Portsmouth Ordinance Section 10.1112.52, a Conditional Use Permit may be granted to permit 
less than the minimum parking required, and that is our request for this project. The Site Plan 
approval has been extended, and is still valid, for the project. 
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The following plans, showing the site and features from the approved site plan set, are included 
in our submission: 

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

• Existing Conditions Plan C1 – This plan shows the current site improvements on the
property.

• Site Plan C3 – This plan shows layout of the proposed features.
• Architectural Plans A1 and A2 – These plans show the proposed building floor plans.
• Architectural Plans A7 – This plan shows the proposed interior unit layout

We look forward to the Planning Boards review of the Parking Conditional Use Permit 
submission, and we respectfully request the Board grant the requested approval. We look 
forward to an in-person presentation at the May 18th Planning Board Meeting. Thank you for 
your attention to this matter. 
Sincerely, 

John R. Chagnon, PE 
238 Deer Street Team 

P:\NH\5010103-238_Deer_ Street_LLC\2916-Deer St. VFW-JRC\2020 Site Plan\Applications\City of Portsmouth CUP Parking\Planning Board 
Submission Letter 5-10-23.doc 



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

10 May, 2023 

Proposed Parking Demand - REVISED 
Mixed Use Site Development 
238 Deer Street 
Portsmouth, NH 

The purpose of this calculation is to identify the proposed parking demand under the Portsmouth 
Ordinance and other sources generated by the mixed-use site development at 238 Deer Street. 
Currently the property has a one-story building with one commercial unit. The proposed plan is 
to remove the existing structure and construct a 3-story building with first floor commercial uses 
and 21 micro-units above the first floor. 
In developing the expected parking demand Ambit Engineering - Haley Ward considered the 
standard rates as outlined in the City of Portsmouth Zoning Ordinance under Section 10.1112.31 
Parking Requirements for Residential Uses. Also, this application will look at demand based on 
ITE industry data, as a back-up. The parking demand, based upon the number size of the 
dwelling units in the proposed building, is summarized below: 

Parking Demand Portsmouth Ordinance 

Unit Size Parking Spaces Required # of units Parking Spaces Required 
< 500 SF 0.5 per unit 21 10.5 Spaces 
Visitor 0.2 per unit 21 4.2 Spaces 

Total required: 15 Spaces 

In the Downtown Overlay District, the number of required parking spaces is reduced by 4 spaces 
to 11 spaces. Based on the calculation there is an anticipated requirement for 11 parked vehicles 
with this project. U.S. Census Bureau information on means of travel for residence of 
Portsmouth shows that approximately 7.7 percent of Portsmouth residents travel to work via 
walking or biking and 1.4 percent of Portsmouth residents utilize public transit services to travel 
to/from work. We can assume that some of this population may not have, or need to have, a 
vehicle. Based on this data a reduction of 9 % in parking demand could be expected, thus 
reducing the actual demand to 10 vehicles.  
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Parking Demand ITE 

In developing the expected Parking Demand, Ambit Engineering – Haley Ward considered the 
standard Parking Demand rates and equations published in the Institute of Transportation 
Engineers (ITE) Parking Generation Manual, 5th Edition. The land use category required for the 
revised analysis is Multifamily Housing (Mid Rise) (ITE Land Use Code 221). The land use 
category for the speculative first floor retail / commercial space has been chosen as an Apparel 
Store (ITE Land Use Code 876). Please note that the ITE Rates are for peak periods of demand; 
the Multifamily Housing residential being the 10:00 PM to 5:00 AM time period, where 
surrounding available parking is at its peak. The ITE rates utilized in this study for the residential 
units are per-bedroom rates, as all of the units will be one-bedroom units. The ITE rates vary 
from 0.11 per unit (off peak) to 0.87 per unit (peak) for units in a city center core and general 
urban / suburban (no nearby rail transit), with an average of 0.75 spaces per unit. The parking 
demand, based upon the number of bedrooms in the building and the speculative retail space is 
summarized below for the Average Peak Period of Parking Demand: 

Parking Demand Summary - PROPOSED 

Peak Period of Demand 
Multifamily Housing (Mid Rise) (0.75 / unit) 0.75 x 21 units = 16 vehicles 

Apparel Store (1.13 / 1000 GFA) 1.13 x 3.300 GSF = 4 vehicles 

Total Parking Spaces required 20 vehicles 

We look forward to the Planning Board’s review of the Revised Parking Demand Analysis. 

Please feel free to call if you have any questions or comments. 

Sincerely, 

John R. Chagnon, Project Manager 
Ambit Engineering – Haley Ward 
603-766-2988



















ANALYSIS SHOWING EVIDENCE THAT ZONING ORDINANCE CRITERIA ARE 
MET: 
 
The criteria are as follows: 
 
10.1112.141.  See attached Parking Demand Analysis (Exhibit A), dated April 17, 2023, to be 
reviewed by TAC on May 2, 2023. 
 
10.243.21 Please note that the relief sought pertains to off-street parking, and not design, 
height or scale of structures.  Consequently, the remarks below are tailored to respond to 
points of off-street parking.  
 
The nature and intensity of the proposed use or activity of micro unit residential use with no 
corresponding on-site parking will complement the character of surrounding development and 
will encourage the appropriate and orderly development and use of land in the surrounding area.  
 
The mixed-use proposal will complement the existing character of the surrounding development 
which consists of a variety of residential, office and commercial space.  The smaller nature of the 
residential units and the ability to access nearby services without the absolute need of having a 
vehicle are both factors which are consistent with the housing goals in the Downtown Overlay 
District, especially in the Urban Core and will encourage the orderly development of the 
surrounding area.  Further, for those tenants who do wish to have a car nearby for occasional use, 
the Foundry Parking Garage has monthly passes available.  Such monthly passes are not 
guaranteed however at any given time, but nearby public surface lots or spaces available in some 
nearby private lots ensures there is off street parking available even if the Foundry is not 
available when a specific monthly pass is sought. (See Exhibit B, Google Earth Map of Site; and 
Exhibit C, Chart Listing Available Parking). 
   
10.243.22: All necessary public and private services will be available and adequate to serve 
the proposed use.  
 
Residential tenants will be based in the heart of the downtown with easy pedestrian and bicycle 
access to a variety of services, and possibly employment, and which may eliminate the need 
altogether of having a car. For those tenants who do wish to have a car, they can arrange for off-
street parking in the nearby municipal surface lots or garages, all of which have adequate space.  
Private services, such as spaces on private lots paid for by the occupant, ride share, uber, or 
short-term car rental, may also be available or become available in the future as housing and 
transportation needs in the downtown continue to evolve.  
 
10.1112.142.  Evidence Based Measures to reduce parking demand. 
 
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/micro transit services or bike share 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.  
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The 238 Deer Street project proposes micro-units (units under 500 sf in floor area) which by 
their very nature will decrease parking demand, as their small size will attract occupants who 
wish to minimize to the extent possible housing costs while at the same time providing 
immediate access to the City.  The 238 Deer Street project contains dwelling units which are 
well suited to occupancy without a vehicle.  
 
Parking demand is reduced by the site’s proximity to available public transportation as well as 
pedestrian and bicycle destinations. Attached is an exhibit which shows that the site is near 
numerous Coast Bus stop locations. (See Exhibit D, Bus Stop Map). The Site Plan calls for the 
placement of 5 bicycle racks on site, with other racks available on adjacent public spaces. (See 
Exhibit E, Bike Rap Map). Downtown Portsmouth as well as the West End are a short bicycle 
ride from the location. The site is near the available shops and work opportunities in downtown 
Portsmouth, well within a 5–15-minute walk, with accommodating sidewalks in place. 
Immediately adjacent to the site is the Cove Workspace office building, where remote office 
locations are grouped in easily rentable individual pods providing teleworking opportunities. The 
trend in telework is a growing dynamic. The attached comparison of the 2010 and 2020 
Portsmouth Census Data shows that significantly more people are either carpooling or working 
from home (telecommuting). (See Exhibit F, Census). The city is also served by a robust Uber 
service, so residents can obtain rides to sites outside of the immediate downtown easily.  

 
Note that shared parking on a separate lot is not feasible because even though there are nearby 
private parking lots they provide parking to the public, they do so only by metering or monthly 
passes and parking subject to the needs of the property owner.   

 
10.243.23 The site and surrounding streets have adequate infrastructure to serve the 
proposed use consistent with the City’s Master Plan.  
 
As referenced above, due to the site constraints, the site cannot support on-site parking.  
However, the surrounding streets have adequate infrastructure to support the proposed use, 
particularly for pedestrian and bicycle usage.  The City’s Master Plan speaks to the need to 
“…encourage walkable, mixed-use development along existing commercial corridors…” and the 
prospect of a residential project which minimizes the need for car transportation and maximizes 
pedestrian and bicycle connection to nearby commercial use is very much consistent with the 
City’s Master Plan. 
 
10.243.24. The proposed use of off-street parking will not have significant adverse impact 
on abutting and surrounding properties on account of traffic.   
 
As indicated in the attached parking demand analysis of April 17, 2023, the actual parking 
demand generated by the micro residential units will be less than the parking needs of eleven 
spaces required under the City ordinance.  Given the minimal amount of parking need generated 
by this proposal, the availability of the Foundry Garage immediately adjacent to the site, coupled 
with other public surface lots and private lots, in close proximity, there will be no adverse impact 
on abutting properties.  
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10.112.143  The number of off-street parking spaces allowed by permit will be adequate 
and appropriate for the proposed use of the property.   

The evidence presented in the parking demand analysis, coupled with the evidence presented 
regarding the current availability of off-street parking at public venues, and when required, 
private venues means that there will be adequate and appropriate off-street parking for the 
proposed micro units.  

10.243.25 The proposed use of off-street parking will not have significant adverse impact 
on natural or scenic resources.   
 
No such adverse impacts will occur.  
 
10.243.26 The proposed use of off-street parking for micro unit residential activity will not 
cause or contribute to a significant decline in property values of adjacent properties.   
 
The proposed development will contain a mix of commercial and residential uses, both of which 
are present in the adjacent properties.  Given the minimal amount of parking demand generated 
by this proposal and the availability of off-street parking through municipal garage, surface 
parking and private parking locations, there will be no significant decline in property values of 
adjacent properties.  
 
S:\01-99\238 Deer Street, LLC\2023 CUP Resubmission\2023 04 24 Criteria for CUP.docx 
 
 



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

17 April, 2023 

Proposed Parking Demand 
Mixed Use Site Development 
238 Deer Street 
Portsmouth, NH 

The purpose of this calculation is to identify the proposed parking demand under the Portsmouth 
Ordinance and other sources generated by the mixed-use site development at 238 Deer Street. 
Currently the property has a one-story building with one commercial unit. The proposed plan is 
to remove the existing structure and construct a 3-story building with first floor commercial uses 
and 21 micro-units above the first floor. 
In developing the expected parking demand Ambit Engineering considered the standard rates as 
outlined in the City of Portsmouth Zoning Ordinance under Section 10.1112.31 Parking 
Requirements for Residential Uses. Also, this application will look at demand based on ITE 
industry data, as a back-up. The parking demand, based upon the number size of the dwelling 
units in the buildings are summarized below: 

Parking Demand Portsmouth Ordinance 

Unit Size Parking Spaces Required # of units Parking Spaces Required 
< 500 SF 0.5 per unit 21 10.5 Spaces 
Visitor 0.2 per unit 21 4.2 Spaces 

Total required: 15 Spaces 

In the Downtown Overlay District, the number of required parking spaces is reduced by 4 spaces 
to 11 spaces. Based on the calculation there is an anticipated requirement for 11 parked vehicles 
with this project. U.S. Census Bureau information on means of travel for residence of 
Portsmouth shows that approximately 7.7 percent of Portsmouth residents travel to work via 
walking or biking and 1.4 percent of Portsmouth residents utilize public transit services to travel 
to/from work. We can assume that some of this population may not have, or need to have, a 
vehicle. Based on this data a reduction of 9 % in parking demand could be expected, thus 
reducing the actual demand to 10 vehicles.  
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Parking Demand ITE 

In developing the expected Parking Demand Ambit Engineering considered the standard Parking 
Demand rates and equations published in the Institute of Transportation Engineers (ITE) Parking 
Generation Manual, 5th Edition.  The land use category that best correlates with the proposed use 
is Affordable Housing (ITE Land Use Code 223). Please note that the ITE Rates are for peak 
periods of demand; the residential being 10:00 PM to 5:00 AM time period, where surrounding 
available parking is at its peak availability. The ITE rates vary from 0.16 per unit (off peak) to 
0.53 per unit (peak) for units in a city core, with an average of 0.33 spaces per unit. The parking 
demand, based upon the number of dwelling units in the building is summarized below for the 
Average Peak Period of Parking Demand: 

Parking Demand Summary - PROPOSED 

Peak Period of Demand 
Affordable Housing (0.33 / unit) 0.33 x 21 units = 7 vehicles 

Adding the Guest Demand (0.16 / unit – off peak) 0.16 x 4 spaces = 1 vehicle 

Total Parking Spaces required 7 - 8 vehicles 

It can be argued that guest parking is the on street metered parking or garage parking available 
in the downtown core area and is included in parking provided to all uses downtown. 
Given the location of the project in close proximity to the downtown (via pedestrian and bicycle 
accommodations), transit route availability, and with the availability of ride sharing 
opportunities, the ITE values are more consistent with the uses proposed. We submit that the 
Portsmouth Ordinance requirement is too high, and we propose that the parking demand for this 
building in this setting is 7 – 8 spaces. 
We hereby request that the Technical Advisory Committee recommended to the Planning Board 
that the parking demand for a Conditional Use Permit at this location be 7 – 8 spaces. 
We look forward to providing additional information to the Planning Board to comply with the 
other sections of the parking requirements. Please feel free to call if you have any questions or 
comments. 

Sincerely, 

John R. Chagnon, Project Manager 
Ambit Engineering, Inc. 
603-430-9282
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Google Earth Map 
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238 Deer Street ‐ Available Parking

Number Lot Name Status Spaces Notes

1 South Mill Pond Lot Public 90 Overnight prohibited, some 2‐hr parking

2 City Hall Upper Lot City 65 No parking signage

3 Connors Cottage Private 26 Tenant parking only

4 City Hall Lower Lot Public 100 Partially reserved for employee parking

5 Parrott Ave 1 Public 186 72 hr limit

6 Parrott Ave 2 Private 40 Permit/Customer, Paid parking evenings and weekends

7

Portsmouth Public 

Library City 121

Partial 2 hour parking, Partial overnight permitted until 7am, 

Partial library parking (no overnight)

10 Masonic Temple Lot Public 61

Public, Overnight parking requires permit, call St John's Lodge 

603‐436‐3712

15 82 Court St LLC Private 40 Nighttime lease maybe available

18 Bridge St Lot Public 62 Meter parking

20 361 Hanover St Private 50 Hampshire Development/ Potential space available

20 (a) Rock St Public 9 No signage

21 Lot 6 Foundry Private 20

22 Foundry Place Garage Public 600 8'2" Clearance

23 NH Parking Co Private 80 Construction vehicles only

24 Foundary Place Private 32 Overnight

27 Maplewood 2 Private 54 Paid Parking 24/7 (14 No overnight)

28 Coldwell Realty Private 49 Paid Parking 24/7 (12 Overnight only)

29 Marriott Garage Private 120 8'2" Clearance, Valet $20 for day, $40 overnight

32 Sheraton Parking Private 236 Public and overnight parking

36 Worth Lot Public 79 Meter parking

37 Hanover St Garage Public 900 7'2" Clearance

38 High St Private 17 Part time Tenant/Permit, part time public

39 Ladd St Lot Public 12 Unavailable due to construction

40 Market Hanover Lot Public 11 Meter parking

41 McIntyre Building Lot Public 67 Meter parking, also upper lot with mixed use parking

42 Chapel St Private 27 no overnight parking

43 Bow St Private 53 24/7 Meter parking

44 Memorial Bridge Public 30 Meter Parking

45 Prescott Park Public 10 2 hour parking

46 Piscataqua Savings Private 16 Part time Customer/Public, available evenings

NOTES:

1) Highlighted rows are sites with development approvals in place

2) Numbers in italics are approximate

3) Map Legend markers are as follows:

Blue: Private Lot

Green: Public Lot

Yellow: City Lot

Exhibit C - Chart Listing Available Parking



Exhibit D



JN 2916, 238 Deer Street Parking Spot Availability Study

Lot # Lot Name Total # spaces 4/21/2023 16:35 4/24/2023 6:45 Notes

18 Bridge St 62 2 59

20 Hanover St 50 47 46

20 (a) Rock St 9 3 9

22 Foundry Pl Garage 600 327 487

27 Maplewood 2 54 36 37 14 No overnight

28 Coldwell Realty 49 21 30 12 Night Only

32 Sheraton 236 159 152

36 Worth 79 1 64 14 reserved

TOTAL AVAILABLE 1139 596 884

TOTAL EXCLUDING 

DEVELOPMENT 903 437 732

NOTE: Highlighted rows are sites with development approvals in place.



Exhibit E  - Bike Rack Map
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2010 2020

Total Population 20,963 21,418
Total 

Households 10,647 10,676
Occupants per 

household 1.97 2.01
Total workers 12,148 12,548
Drove Alone 82.40% 73.58%
Carpooled 3.81% 6.91%

Public 
Transportation 1.44% 1.12%

Walked 5.14% 5.28%
Worked from 

Home 5.40% 11.16%
Other 1.81% 1.94%

238 Deer Street
Population Estimates for Portsmouth, NH

Exhibit F - Census
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