
REGULAR MEETING 
PLANNING BOARD 

PORTSMOUTH, NEW HAMPSHIRE 
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Members of the public also have the option to join the meeting over Zoom  
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7:00 PM PUBLIC HEARING November 18, 2021 
 
  

AGENDA      
 
 
  
I. PRESENTATIONS 

 
A. FY 2023-2028 Capital Improvement Plan Update 
B. Recommendation to the City Council regarding the proposed acquisition of the 

Community Campus 
 
 
II. APPROVAL OF MINUTES 
 

A. Approval of the Planning Board minutes from the October 21, 2021 meeting. 
 
 

III. DETERMINATIONS OF COMPLETENESS 
 
 

SUBDIVISION REVIEW 
 

A. The request of Gregory J. Morneault and Amanda B. Morneault, (Owners) and 
Darrell Moreau, (Applicant) for property located at 137 Northwest Street 
requesting Preliminary and Final Subdivision Approval. 
 
 

IV. 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. REQUEST TO POSTPONE The request of Banfield Realty, LLC, (Owner) for 

property located at 375 Banfield Road requesting a Wetland Conditional Use Permit 
according to Section 10.1017 of the Zoning Ordinance for work related to the 
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construction of an industrial building that will require the removal of pavement in the 
100’ wetland buffer to create a vegetated area which will receive some of the 
stormwater runoff from the property. Said property is shown on Assessor Map 266, 
Lot 7 and lies within the Industrial (I) District.  REQUEST TO POSTPONE (LU-
20-259) 
 

B. REQUEST TO POSTPONE The request of Banfield Realty, LLC, (Owner) for 
property located at 375 Banfield Road requesting Site Plan review approval to 
demolish two existing commercial buildings and an existing shed and construct a 
75,000 s.f. industrial warehouse building with 75 parking spaces as well as associated 
paving, stormwater management, lighting, utilities and landscaping.  Said property is 
shown on Assessor Map 266 Lot 7 and lies within the Industrial (I) District. 
REQUEST TO POSTPONE (LU-20-259)   

 
C. REQUEST TO POSTPONE Request of Ricci Construction Company Inc., 

(Owner) and Green & Company Building & Development Corp., (Applicant) for 
property located at 3400 Lafayette Rd requesting a wetland Conditional Use Permit 
under section 10.1017 to construct 50 town homes on an undeveloped lot. The 
(Applicant) is proposing five areas of wetland impact for a total of 21,350 square feet 
of permanent impact and three areas of temporary impact for a total of 2,350 square 
feet. Said property is shown on Assessor Map 297 Lot 11 and lies within the Gateway 
Neighborhood Mixed Use Corridor (G1) District and the Natural Resource Protection 
(NRP) District. REQUEST TO POSTPONE (LU-21-98)   
 

D. REQUEST TO POSTPONE Request of Ricci Construction Company Inc., 
(Owner) and Green & Company Building & Development Corp., (Applicant) for 
property located at 3400 Lafayette Rd requesting Conditional Use Permit for a 
Development Site in accordance with Section 10.5B40 of the Zoning Ordinance and 
Site Plan Review approval for construction of a 50-unit multi-family residential 
development that includes community space and related landscaping, drainage, 
paving, utilities and other site improvements.  Said property is shown on Assessor 
Map 297 Lot 11 and lies within the Gateway Neighborhood Mixed Use Corridor (G1) 
District and the Natural Resource Protection (NRP) District. REQUEST TO 
POSTPONE (LU-21-98) 
 

E. REQUEST TO POSTPONE  Request of Elizabeth B Larsen Trust, (Owner) for 
property located at 668 Middle Street requesting Preliminary and Final Subdivision 
approval to subdivide 1 existing lot with 81,046 square feet of lot area, and 69.83 feet 
of street frontage into 3 lots as follows: Proposed Lot 1 with 18,646 square feet of lot 
area and no street frontage; Proposed Lot 2 with 18,756 square feet of lot area and no 
street frontage; Proposed Lot 3 with 43,644 square feet of lot area and 69.83 feet of 
street frontage. The existing buildings will remain and be on Proposed Lot 3. Said 
property is shown on Assessor Map 147 Lot 18 and lies within the General Residence 
A (GRA) and Historic Districts. (LU-21-23) REQUEST TO POSTPONE 
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F. Request of Green & Company, (Applicant) and Philip J. Stokel and Stella B. 
Stokel, (Owners) for property located at 83 Peverly Hill Road to name the new 
2,950-foot public road to serve the approved 56 single-family homes, public space, 
and associated utilities approved at the October 21, 2021 Planning Board meeting. 
Said property is shown on Assessor Map 242 Lot 4 and lies within the Single 
Residence A (SRA) and Single Residence B (SRB) Districts. Please note: this 
discussion item was postponed from the October Planning Board meeting. (LU-21-
74)  

 
V. PUBLIC HEARINGS – NEW BUSINESS 
 

A. The request of Gregory J. Morneault and Amanda B. Morneault, (Owners) and 
Darrell Moreau, (Applicant) for property located at 137 Northwest Street requesting 
Preliminary and Final Subdivision Approval to subdivide 1 existing lot with 18,134 
square feet of lot area, 19 feet of lot depth, and 537 feet of street frontage into 2 lots as 
follows: Proposed Lot 1 with 7,500 square feet of lot area, 44 feet of lot depth, and 179 
feet of street frontage; Proposed Lot 2 with 10,634 square feet of lot area, 25 feet of lot 
depth, and 357 feet of street frontage. The existing residence will remain and be on 
Proposed Lot 1 and a new home will be constructed on Proposed Lot 2. Said property is 
shown on Assessor Map 122 Lot 2 and lies within the General Residence A (GRA) 
District and Historic District. (LU-20-222) 
 

B. The request of Gregory J. Morneault and Amanda B. Morneault (Owners) and 
Darrell Moreau, (Applicant) for property located at 137 Northwest Street requesting a 
Wetland Conditional Use Permit under Section 10. 1017 of the Zoning Ordinance to 
impact 5,062 square feet of wetland buffer and 45 square feet of tidal wetland. The 
proposed new home and existing turnaround is partially within the 100' tidal buffer zone 
of the North Mill Pond. In addition to the new home the applicant is proposing to remove 
an existing gravel turnaround and install a new paved parking apron for City vehicles to 
turn around. This new turnaround and the City pump station are all within a new 
easement. In addition, there is a plan to upgrade the stormwater outfall to protect against 
erosion.  Said property is shown on Assessor Map 122 Lot 2 and lies within the General 
Residence A (GRA) District and Historic District. (LU-20-222) 

 
C. The request of Omar R. Gordon Revocable Trust and Carrol L. Gordon Revocable 

Trust, (Owners) Michah Denner, (Applicant) for property located at 797 Elwyn Road 
requesting wetland Conditional Use Permit according to Section 10.1017 of the Zoning 
Ordinance for an in-kind septic replacement and a new addition at the rear of the house 
with 240 square feet of disturbance within 100’ of jurisdictional wetland. Said property is 
shown on Assessor Map 225 Lot 2 and lies within the Single Residence A (SRA) District. 
(LU-21-93) 
 

VI. DESIGN REVIEW – PUBLIC HEARING 
 

A. The proposed project is the application of Hill Hanover Group, LLC (Owner) and JPK 
Properties, LLC, (Owner and Applicant) for the property located at 181 Hill Street, for 
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the demolition of three existing buildings and the construction of one three story building 
containing 12 units with basement level parking accessed from Autumn Street. Said 
property is shown on Assessor Map 125 Lot 14 and lies within the Character District 4-
L1 (CD4-L1) (LUPD-21-9). 

 
 

VII. OTHER BUSINESS 
 
 

 
VIII. ADJOURNMENT 
 
*Members of the public also have the option to join the meeting over Zoom, a unique meeting ID 
and password will be provided once you register. To register, click on the link below or copy and 
paste this into your web browser:  
 
https://us06web.zoom.us/webinar/register/WN_ji_bMHMlR_mBI_PDa3aETQ  
 

https://us06web.zoom.us/webinar/register/WN_ji_bMHMlR_mBI_PDa3aETQ


 City of Portsmouth 
Planning Department 

1 Junkins Ave, 3rd Floor 
Portsmouth, NH 

(603)610-7216 

Memorandum 

To: Planning Board 
From:  Peter Britz, Acting Planning Director 

Stefanie L. Casella, Planner 
Date: October 10, 2021 
Re: Recommendations for the November 18, 2021 Planning Board Meeting  

 

I. PRESENTATIONS 

A. FY 2023-2028 Capital Improvement Plan Update 
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I. PRESENTATIONS 

B. Recommendation to the City Council regarding the proposed acquisition of 

the Community Campus 

Introduction  

The Planning Board is asked to determine whether the proposed acquisition of 

the Community Campus property from the Foundation for Seacoast Health is 

appropriate considered in the context of the City’s comprehensive planning. 

Should the Board find that this proposed acquisition is in line with the City’s 

comprehensive planning the board must make this recommendation to the City 

Council. A vote for this recommendation is required. 

 

City Ordinance 

- Article VI Section 11. 601: INTENT 

o The intent of this Article is to ensure that proposed municipal 

actions relating to land acquisition, disposition or use, and to the 

laying out, construction or discontinuance of public streets, are 

considered in the context of the City’s comprehensive planning. 

- Article VI Section 11.602: REFERRAL AND REPORT 

A. The following matters shall be referred to the Planning Board in 

writing at least thirty (30) days before final action is taken: 

(1) Any acquisition or disposition of municipal real property, 

including fee transfers, easements and licenses;  

(2) Any plan for the construction, alteration, relocation, 

acceptance or discontinuance of a public way. 

B.  No final action on a matter listed herein shall be taken until either 

the Planning Board has reported to the City Council thereon in 

writing or sixty (60) days have elapsed since the referral without 

such report. 

C. The failure to refer a matter listed herein to the Planning Board 

shall not affect the legal validity or force of any action related 

thereto if the Planning Board waives such referral. 

Relevant References in the City of Portsmouth Master Plan 

Goal 1.1 : “Support the continued vitality of the Urban Core through public 

investment and land use regulations.”  

o Actions listed under this goal include: 
 Support reinvestment in under-utilized buildings and land. 
 Enhance the quality and connectivity of pedestrian facilities. 
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 Promote the creation of open spaces, seating areas and other 
outdoor amenities. 

 

Goal 1.4: “Improve access to indoor and outdoor recreation facilities throughout 

the City.”  

o Actions listed under this goal include: 
 Enhance neighborhood parks, recreation facilities and 

playgrounds, and add new ones where appropriate. 
 Create additional outdoor recreational fields where possible. 
 Develop a consolidated recreation facility for residents of all ages 

and income levels. 
 Create new public spaces that can be used for both recreation and 

floodplain storage. 
 

Goal 5.2: “Manage public open spaces for passive recreation and environmental 

preservation.” 

o Identify and prioritize undeveloped land for acquisition and preservation. 
o Pursue open space acquisitions that create wildlife corridors and 

ecological connections. 
 

Relevant information from the City of Portsmouth Open Space Plan 

The Open Space Plan specifically identifies the Community Campus parcel as an 

open space opportunity area. This parcel contains wetlands as part of the 

Pickering Brook and is considered a Tier 3 (supporting) habitat. 

 

Staff Recommendation: 

Vote to recommend the acquisition of the Community Campus to the City 

Council.  
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III. DETERMINATIONS OF COMPLETENESS 

 

SUBDIVISION REVIEW 

 

A. The request of Gregory J. Morneault and Amanda B. Morneault, (Owners) 
and Darrell Moreau, (Applicant) for property located at 137 Northwest 
Street requesting Preliminary and Final Subdivision Approval. 
 

Planning Department Recommendation 
 
Vote to determine that the application is complete according to the Subdivision 
Rules and Regulations (contingent on the granting of any required waivers under 
Sections IV and VI of the agenda) and to accept the application for consideration. 
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IV. 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. REQUEST TO POSTPONE The request of Banfield Realty, LLC, (Owner) for 

property located at 375 Banfield Road requesting a Wetland Conditional Use 
Permit according to Section 10.1017 of the Zoning Ordinance for work 
related to the construction of an industrial building that will require the 
removal of pavement in the 100’ wetland buffer to create a vegetated area 
which will receive some of the stormwater runoff from the property. Said 
property is shown on Assessor Map 266, Lot 7 and lies within the Industrial 
(I) District.  REQUEST TO POSTPONE (LU-20-259) 
 

B. REQUEST TO POSTPONE The request of Banfield Realty, LLC, (Owner) for 
property located at 375 Banfield Road requesting Site Plan review approval 
to demolish two existing commercial buildings and an existing shed and 
construct a 75,000 s.f. industrial warehouse building with 75 parking spaces 
as well as associated paving, stormwater management, lighting, utilities and 
landscaping.  Said property is shown on Assessor Map 266 Lot 7 and lies 
within the Industrial (I) District. REQUEST TO POSTPONE (LU-20-259)   
 
 

Planning Department Recommendation 
 
Vote to postpone the public hearing on this request indefinitely until the applicant 
is ready to proceed. The project should be re-advertised and abutters re-noticed 
when the public hearing is scheduled. 
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IV. 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. 

 
C. REQUEST TO POSTPONE Request of Ricci Construction Company Inc., 

(Owner) and Green & Company Building & Development Corp., (Applicant) 
for property located at 3400 Lafayette Rd requesting a wetland Conditional 
Use Permit under section 10.1017 to construct 50 town homes on an 
undeveloped lot. The (Applicant) is proposing five areas of wetland impact 
for a total of 21,350 square feet of permanent impact and three areas of 
temporary impact for a total of 2,350 square feet. Said property is shown on 
Assessor Map 297 Lot 11 and lies within the Gateway Neighborhood Mixed 
Use Corridor (G1) District and the Natural Resource Protection (NRP) District. 
(LU-21-98) REQUEST TO POSTPONE 
 

D. REQUEST TO POSTPONE Request of Ricci Construction Company Inc., 
(Owner) and Green & Company Building & Development Corp., (Applicant) 
for property located at 3400 Lafayette Rd requesting Conditional Use Permit 
for a Development Site in accordance with Section 10.5B40 of the Zoning 
Ordinance and Site Plan Review approval for construction of a 50-unit multi-
family residential development that includes community space and related 
landscaping, drainage, paving, utilities and other site improvements.  Said 
property is shown on Assessor Map 297 Lot 11 and lies within the Gateway 
Neighborhood Mixed Use Corridor (G1) District and the Natural Resource 
Protection (NRP) District. (LU-21-98) REQUEST TO POSTPONE 
 

 
Planning Department Recommendation 
 
Vote to Postpone to the December 16, 2021 Planning Board Meeting. 
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IV. 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. 

 
E. REQUEST TO POSTPONE  Request of Elizabeth B Larsen Trust, (Owner) for 

property located at 668 Middle Street requesting Preliminary and Final 
Subdivision approval to subdivide 1 existing lot with 81,046 square feet of lot 
area, and 69.83 feet of street frontage into 3 lots as follows: Proposed Lot 1 
with 18,646 square feet of lot area and no street frontage; Proposed Lot 2 
with 18,756 square feet of lot area and no street frontage; Proposed Lot 3 
with 43,644 square feet of lot area and 69.83 feet of street frontage. The 
existing buildings will remain and be on Proposed Lot 3. Said property is 
shown on Assessor Map 147 Lot 18 and lies within the General Residence A 
(GRA) and Historic Districts. (LU-21-23) REQUEST TO POSTPONE 

 

 
Planning Department Recommendation 
 
Vote to postpone the public hearing on this request indefinitely until the applicant 
is ready to proceed. The project should be re-advertised and abutters re-noticed 
when the public hearing is scheduled. 
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IV. 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. 

 
F. Request of Green & Company, (Applicant) and Philip J. Stokel and Stella B. 

Stokel, (Owners) for property located at 83 Peverly Hill Road to name the 
new 2,950-foot public road to serve the approved 56 single-family homes, 
public space, and associated utilities approved at the October 21, 2021 
Planning Board meeting. Said property is shown on Assessor Map 242 Lot 4 
and lie within the Single Residence A (SRA) and Single Residence B (SRB) 
Districts. Please note: this discussion item was postponed from the October 
Planning Board meeting. (LU-21-74)  

 
Project Description 
 
The application of Green & Company, (Applicant) and Philip J. Stokel and Stella B. 
Stokel, (Owners) for the development of 56 single-family homes located at 83 
Peverly Hill Road was approved at the October 21, 2021 Planning Board Meeting. 
Included in this approval was the construction of a new public road to service the 
approved homes. The proposed street has been accepted (see chapter 11 Article 
3: Layout and Construction of Streets) and must now be named. City Ordinance 
Chapter 11, Article 5: Street Names and Numbers is provided below. 
 
City Ordinance, Chapter 11 
ARTICLE V: STREET NAMES AND NUMBERS 
 
Section 11.501: STREET NAMES 
 
A. The naming of all public streets and rights of way which are to receive or 

have received legal status by acceptance shall be subject to approval by the 
Planning Board and all existing public street and right of way now of legal 
status and as such are shown upon the tax maps, may be renamed by the 
Planning Board as it determines necessary for the welfare or convenience of 
the public. Such renaming may be considered upon the motion of the 
Planning Board or upon petition by the owners or occupants of such land as 
may be located upon said public streets and rights of way and such 
determination shall be made by the Planning Board after due public hearing 
of the matter. 

B. No existing or proposed street name shall duplicate the name or names of 
other proposed or existing streets irrespective of the use of the suffix, 
"Street", "Avenue", "Boulevard", "Drive", "Place", "Way", "Court", or the like. 
The extension of an existing street shall have the same name as the existing 
street.  
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At the applicants request, Sage Lane has been proposed as the first choice 
for this street name and Bramble Lane as the second. Please note the 
applicant’s original application materials indicated the proposed name for 
this street was Bayberry Path. After considering that Portsmouth has a 
similar Barberry Lane, the applicant withdrew that request. 
 
Both Sage Lane and Bramble Lane have been reviewed by GIS Manager 
James McCarty and there are no existing naming conflicts. Staff have reached 
out to Newington, NH Town Administrator Martha Roy to inquire with any 
potential conflicts within the Town of Newington and the Town of Newington 
has found no conflicts with the proposed street names.  
 
Upon approval, Staff will forward recommendation to the Portsmouth City 
Council for formal name acceptance. 
 

Staff Recommendation: 
 
Vote to recommend to name the new public street, located at 83 Peverly Hill 
Road as approved in Land Use Application LU-21-74 on October 21, 2021, 
Sage Lane. 
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V. 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. 

 

It is recommended that Item VA and VB be discussed together and voted on 

separately. 

A motion is required to consider these items together. 

 
A. The request of Gregory J. Morneault and Amanda B. Morneault, (Owners) 

and Darrell Moreau, (Applicant) for property located at 137 Northwest 
Street requesting Preliminary and Final Subdivision Approval to subdivide 1 
existing lot with 18,134 square feet of lot area, 19 feet of lot depth, and 537 
feet of street frontage into 2 lots as follows: Proposed Lot 1 with 7,500 
square feet of lot area, 44 feet of lot depth, and 179 feet of street frontage; 
Proposed Lot 2 with 10,634 square feet of lot area, 25 feet of lot depth, and 
357 feet of street frontage. The existing residence will remain and be on 
Proposed Lot 1 and a new home will be constructed on Proposed Lot 2. Said 
property is shown on Assessor Map 122 Lot 2 and lies within the General 
Residence A (GRA) District and Historic District. (LU-20-222) 

 
B. The request of Gregory J. Morneault and Amanda B. Morneault (Owners) 

and Darrell Moreau, (Applicant) for property located at 137 Northwest 
Street requesting a Wetland Conditional Use Permit under Section 10. 1017 
of the Zoning Ordinance to impact 5,062 square feet of wetland buffer and 
45 square feet of tidal wetland. The proposed new home and existing 
turnaround is partially within the 100' tidal buffer zone of the North Mill 
Pond. In addition to the new home the applicant is proposing to remove an 
existing gravel turnaround and install a new paved parking apron for City 
vehicles to turn around. This new turnaround and the City pump station are 
all within a new easement. In addition, there is a plan to upgrade the 
stormwater outfall to protect against erosion.  Said property is shown on 
Assessor Map 122 Lot 2 and lies within the General Residence A (GRA) 
District and Historic District. (LU-20-222) 

 

Description 

This application has been before the Zoning Board of Adjustment and the Technical 

Advisory Committee. The findings are below. 

 

Zoning Board of Adjustment  
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At the Zoning Board of Adjustment meeting on Tuesday, February 16, 2021, the 

following variance was granted by the Zoning Board of Adjustment as presented: 

1) Variances from Section 10.521 to allow:  

a) a lot depth of 44.7 feet for Lot 1 and 25.4 feet for Lot 2 where 70 feet 

is required for each;  

b) a 3 foot front yard where 15 feet is required; and  

c) a 6.5 foot rear yard where 20 feet is required.   

 

Technical Advisory Committee Meeting  

As a result of said consideration at the meeting on Tuesday, September 7, 2021, the 

Committee voted to recommend approval to the Planning Board with the following 

stipulations: 

1) Additional room is added in the turnaround area to prevent backing into the 
street 

2) A stonewall (or an appropriate substitute approved by the HDC) be added to the 
left of the proposed driveway area to screen the garage doors from Northwest 
Street. 

 

Conservation Commission  

This item was heard at the Conservation Commission meeting on Wednesday November 10, 2021. 
According to Article 10 Section 10.1017.50 the applicant must satisfy the following conditions for 
approval of this project: 

1. The land is reasonably suited to the use activity or alteration. The project to remove a large 
gravel area from the buffer and create a paved turnaround will result in a net reduction in 
impervious surface and a more efficient use of tidal buffer space to service a municipal pump 
station. The repair of the outfall pipe is similarly appropriate work within the buffer as it is 
necessary to prevent impacts to the North Mill Pond. The creation of a single family home lot 
was done with a portion of the house in the wetland buffer. The applicant has reduced the size 
of the home to create a smaller impact in the buffer. It should be noted that a significant 
amount of the impervious surface in the buffer is from the proposed turn around for City 
vehicles to access the pump station and for other vehicles to turn around on this street.   
 

2. There is no alternative location outside the wetland buffer that is feasible and reasonable for 
the proposed use, activity or alteration. The proposal is to construct a new single family home. 
The applicant has stated that they cannot build a house of a realistic size outside of the buffer.  
 

3. There will be no adverse impact on the wetland functional values of the site or surrounding 
properties. The pump station and gravel turnaround area are existing impacts in the tidal buffer 
zone. The removal of the gravel turnaround will be a net improvement to this site. If the 
proposed turnaround is designed in such a way as to infiltrate stormwater with porous pavers 
or other technique this will reduce any new impervious surface running directly into a catch 
basin at the new turn around. Additionally, the house or more of the house could be moved 
outside of the buffer zone to reduce impervious surface in the buffer. The applicant has 
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changed the landscape plan where 2,310 square feet of proposed lawn has been converted to 
wetland buffer vegetation. 

 

4. Alteration of the natural vegetative state or managed woodland will occur only to the extent 
necessary to achieve construction goals. There is vegetation in the area proposed for the new 
home which will be removed according to the plan and the applicant has proposed new buffer 
plantings. 

 

5. The proposal is the alternative with the least adverse impact to areas and environments under 
the jurisdiction of this section. The applicant has made efforts to reduce the impact by reducing 
the size of the house and installing buffer plantings. 

 

6.  Any area within the vegetated buffer strip will be returned to a natural state to the extent 
feasible. The plan shows a new area of wetland buffer plantings of 2,310 square feet which will 
provide enhancement to the buffer over the existing gravel turn around and previously 
proposed lawn area. 
 

A motion was made to approve the request for conditional use with the following 

stipulations: 

1) City to use porous pavement or pavers in City Turnaround area 

2) Shrubs to be kept sufficiently clear of turn around to allow so they are not 

impacted by snow. 

The Commission’s vote to approve failed 1-5. Therefore, the Conservation Commission 

does not recommend approval of this application. The Conservation Commission 

expressed support for the work that was done by the applicant to reduce the building 

footprint in the buffer and for installing an enhanced landscape buffer. In addition they 

supported using pervious pavement or pavers for the proposed turn around. While the 

applicant reduced the footprint of the home in the buffer from an earlier review by the 

Commission, they were not satisfied that the footprint was reduced sufficiently to 

support approval of a wetland Conditional Use Permit.   

 

Staff Recommendation:  

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

a. Additional room is added in the turnaround area to prevent backing into 
the street 

b. A stonewall (or an appropriate substitute approved by the HDC) be added 
to the left of the proposed driveway area to screen the garage doors 
from Northwest Street  

2) Staff believe the applicant has provided significant reductions in the buffer but 
recommends that the applicant work to provide additional modifications to the 
plan to further reduce impacts in the buffer.  
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V. 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. The request of Omar R. Gordon Revocable Trust and Carrol L. Gordon 
Revocable Trust, (Owners) Michah Denner, (Applicant) for property located 
at 797 Elwyn Road requesting wetland Conditional Use Permit according to 
Section 10.1017 of the Zoning Ordinance for an in-kind septic replacement 
and a new addition at the rear of the house with 240 square feet of 
disturbance within 100’ of jurisdictional wetland. Said property is shown on 
Assessor Map 225 Lot 2 and lies within the Single Residence A (SRA) District. 
(LU-21-93) 

 

Project Description  
The applicant is requesting a conditional use permit for an in-kind septic 
replacement with a new addition to the rear of the existing house within 100’ of 
a wetland drainage swale.  
 
Conservations Commission 
The Conservation Commission considered this application at the Wednesday 
September 8, 2021 meeting. According to Article 10 Section 10.1017.50 the 
applicant must satisfy the following conditions for approval of this project: 
 
1. The land is reasonably suited to the use activity or alteration. The 

replacement septic system is an in-kind replacement in the same location as 
the existing septic system. This is the location of the existing septic system 
which has become out of date and needs replacement. 

 
2. There is no alternative location outside the wetland buffer that is feasible 

and reasonable for the proposed use, activity or alteration. The applicant 
explored options to locate the septic system outside of the 100’ wetland 
buffer but the possible locations were constrained by ledge outcrops and 
stormwater impacts. Therefore this is the only reasonable location for the 
septic system replacement. 

 
3. There will be no adverse impact on the wetland functional values of the site 

or surrounding properties. Given that the location proposed for the septic 
system is where the current system exists today and they are able to replace 
this system with a similar size system there should not be impacts to the 
wetlands. The small addition at the rear of the house will create a new area 
of impervious surface in the buffer but there is a good deal of separation to 
the wetland system in the rear.  It is not clear if the runoff from the roof is 
being captured but an infiltration trench or dry well to infiltrate the 
stormwater would reduce any possible impacts.  

 



November 18, 2021 Planning Board Meeting  

14 

4. Alteration of the natural vegetative state or managed woodland will occur 
only to the extent necessary to achieve construction goals.  The project is 
proposed where there is currently lawn. There is no change proposed to any 
area that is not existing lawn.  This project could benefit from buffer plantings 
to replace lawn adjacent to the wetland.  

 
 
5. The proposal is the alternative with the least adverse impact to areas and 

environments under the jurisdiction of this section. The applicant has 
proposed an in-kind septic replacement in the most appropriate location. The 
alternative of leaving the existing, out of date, septic system could cause 
greater impacts than the proposed system. The impact of the addition can be 
reduced with infiltration of stormwater from the proposed addition and from 
new buffer plantings.  

 
 
6. Any area within the vegetated buffer strip will be returned to a natural state 

to the extent feasible. The plan does not propose any new vegetation in the 
buffer. While the new addition is being proposed in an area of lawn and the 
proposed septic also is in an existing lawn area. Given that the rear yard 
appears to be lawn all the way to the edge of wetlands it would be a benefit 
to the wetland functions and values to include more plantings in the wetland 
buffer such as shrubs and/or trees or even some low growing vegetation that 
is not regularly mowed. 

 
 
As a result of said consideration the Commission voted unanimously to 
recommend approval of the Wetland Conditional Use Permit to the Planning 
Board with the following stipulations. 
 
1.    Erosion control measures be put in place during installation of the septic and 
construction of the addition. 
2.    A drip edge along the foundation or other infiltration practice for 
stormwater be included in the plan to capture the roof runoff from the new 
addition. 
3.    That the applicant install a planting bed of native plants at least 300 square 
feet in size in the wetland buffer adjacent to the wetland edge. 
4.    While it is outside of the 100’ buffer the Commission requests that the area 
under the deck be a porous material such as crushed stone or other material to 
infiltrate stormwater. 
5.    That the applicant consider following NOFA standards for yard maintenance. 

 

Staff Recommendation: 
 
Vote to approve Wetland Conditional Use permit with the following stipulations: 
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1.    Erosion control measures be put in place during installation of the septic and 
construction of the addition. 
2.    A drip edge along the foundation or other infiltration practice for 
stormwater be included in the plan to capture the roof runoff from the new 
addition. 
3.    That the applicant install a planting bed of native plants at least 300 square 
feet in size in the wetland buffer adjacent to the wetland edge. 
4.    While it is outside of the 100’ buffer the Commission requests that the area 
under the deck be a porous material such as crushed stone or other material to 
infiltrate stormwater. 
5.    That the applicant consider following NOFA standards for yard maintenance. 
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VI. DESIGN REVIEW – PUBLIC HEARING 

A. The proposed project is the application of Hill Hanover Group, LLC (Owner) and 

JPK Properties, LLC, (Owner and Applicant) for the property located at 181 Hill 

Street, for the demolition of three existing buildings and the construction of one 

three story building containing 12 units with basement level parking accessed 

from Autumn Street. Said property is shown on Assessor Map 125 Lot 14 and lies 

within the Character District 4-L1 (CD4-L1) (LUPD-21-9). 

Description 

 This application was accepted at the October 21, 2021 Planning Board 

meeting. The purpose of this Design review process is outlined below in Article 2, 

Section 2.4.3 of the Site Plan Review Regulations. When the board has completed the 

Design Review process, an action must be taken to close the Design Review. Please note 

that should this project be approved by the Planning Board, 181 Hill Street will most 

likely not be the assigned address. The City will likely choose an address based on the 

existing 317-339 Hanover Street numbers or select an even number for a Hill Street 

address. 

 

Site Plan Review Regulations 

Article 2, Section 2.4.3: Design Review Phase  

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 
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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. 

 

Staff Recommendation: 

Vote to find that the Design Review process is complete. 
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VIII. OTHER BUSINESS 

 

IX. ADJOURNMENT 

 



REGULAR MEETING 

PLANNING BOARD 

PORTSMOUTH, NEW HAMPSHIRE 

 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 

 

 

7:00 PM           October 21, 2021     

  

MINUTES 

 

MEMBERS PRESENT:  Peter Britz, Interim Planning Director; Dexter Legg, Chair; Peter 

Whelan, City Councilor; Karen Conard, City Manager; Ray 

Pezzullo, Assistant City Engineer; Colby Gamester; Corey Clark; 

Peter Harris; Rick Chellman; Stefanie Casella, Planner 1 

ALSO PRESENT:   

MEMBERS ABSENT:  Elizabeth Moreau, Vice Chair; Polly Henkel, Alternate  

 

I. APPROVAL OF MINUTES 

 

A. Approval of the Planning Board minutes from the September 16, 2021 meeting. 

 

Mr. Chellman moved to approve the Planning Board minutes from the September 16, 

2021, meeting, seconded by Mr. Gamester.  The motion passed unanimously. 

 

II. DETERMINATIONS OF COMPLETENESS 

 

SUBDIVISION AMENDMENT REVIEW 

 

A. The request of Frederick W. Watson Revocable Trust (Owner), for property 

located at 1 Clark Drive requesting for Subdivision Amendment approval. 

 

Mr. Pezzullo moved to determine that the application is complete according to the 

Subdivision Review Regulations, and to accept the application for consideration, 

seconded by City Manager Conard.  The motion passed unanimously. 

 

B. REQUEST TO POSTPONE The request of Elizabeth B Larsen Trust (Owner), 

for property located at 668 Middle Street for Preliminary and Final Subdivision 

approval. REQUEST TO POSTPONE   

 

Chairman Legg noted that this application would be postponed later in the agenda.   
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SITE PLAN REVIEW 

 

A. Request of Green & Company (Applicant), and Philip J. Stokel and Stella B. 

Stokel (Owners) for property located at 83 Peverly Hill Road for Site Plan Review 

approval. 

 

Mr. Pezzullo moved to determine that the application is complete according to the 

Site Plan Review Regulations, and to accept the application for consideration, 

seconded by Mr. Clark.  The motion passed unanimously.  

 

B. REQUEST TO POSTPONE Request of Ricci Construction Company Inc. 

(Owner) and Green & Company Building & Development Corp. (Applicant) for 

property located at 3400 Lafayette Rd for Site Plan Review approval.  REQUEST 

TO POSTPONE   

 

 Chairman Legg noted that this application would be postponed later in the agenda 

 

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. REQUEST TO POSTPONE The request of Banfield Realty, LLC, Owner, for 

property located at 375 Banfield Road requesting a Wetland Conditional Use Permit 

according to Section 10.1017 of the Zoning Ordinance for work related to the 

construction of an industrial building that will require the removal of pavement in the 

100’ wetland buffer to create a vegetated area which will receive some of the 

stormwater runoff from the property. Said property is shown on Assessor Map 266, 

Lot 7 and lies within the Industrial (I) District. REQUEST TO POSTPONE  (LU-

20-259) 

 

 

DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Pezzullo moved to postpone to the November Planning Board meeting, seconded by Mr. 

Gamester.  The motion passed unanimously.  

 

B. REQUEST TO POSTPONE The request of Banfield Realty, LLC, Owner, for 

property located at 375 Banfield Road requesting Site Plan review approval to 

demolish two existing commercial buildings and an existing shed and construct a 

75,000 s.f. industrial warehouse building with 75 parking spaces as well as associated 

paving, stormwater management, lighting, utilities and landscaping.  Said property is 

shown on Assessor Map 266 Lot 7 and lies within the Industrial (I) District. 

REQUEST TO POSTPONE  (LU-20-259) 
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DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Pezzullo moved to postpone to the November Planning Board meeting, seconded by Mr. 

Gamester.  The motion passed unanimously.  

 

 

C. Request of Green & Company (Applicant), and Philip J. Stokel and Stella B. 

Stokel (Owners), for property located at 83 Peverly Hill Road requesting 

Conditional Use Permit approval for an Open Space Planned Unit Development 

according to the requirements of Section 10.725 of the Zoning Ordinance and Site 

Plan Review approval for the construction of 56 single-family homes and a new 

2,950-foot public road with related utilities, landscaping, drainage and associated site 

improvements. Said property is shown on Assessor Map 242 Lot 4 and lie within the 

Single Residence A (SRA) and Single Residence B (SRB) Districts. (LU-21-74) 

 

 

SPEAKING TO THE APPLICATION 

 

Corey Colwell from TF Moran and Attorney John Bosen spoke to the application.  Mr. Colwell 

commented that the application was for a 56-unit PUD on a 110-acre parcel on Peverly Hill Rd.  

They met with the Planning Board in August to discuss the previous Planning Board action taken 

in 2015.  The Board voted to waive the 500-foot cul-de-sac regulations.  The waiver would run 

with this property and be effective for any subdivision plan within 10 years.  The conceptual 

drawing presented in September of last year showed 60 units and similar loop road with an 

additional 1,000 feet of road.  The Board did not like the extra road and felt the homes on it were 

disconnected from the rest of the development.  The design has been altered.  The proposal will 

keep over 2/3 of the property in its natural state.  There will be a public park and access to trails 

from the development.  There will be 56 single family homes on a new public road.  The new 

road from Peverly Hill Road to the loop will be 26 feet wide.  The loop will be 22 feet wide 

except where the hydrants are located; it will be 26 feet there.  There will be a 5.5-foot-wide 

concrete sidewalk on north the side of the road. There is a crosswalk at the intersection.  The 

utilities will be in the right of way.  The road will have a vertical curb, catch basins and bio 

retention areas in the middle part of the loop.  That will hold and treat storm water generated 

from the first half of the road.  The back half will drain into gravel wetlands located to the west.  

There will be an infiltration basin in the middle of the loop to capture and infiltrate into the 

ground.  The plan complies with AOT and city regulations.  The traffic study was done by Steve 

Pernaw and peer reviewed by TEC.  They have addressed all concerns from TEC.  This 

development will increase 2-way traffic by 2% heading north and 1% heading south by 2032.  

All traffic will operate well below capacity in the intersections with the neighborhood fully 

occupied.  A lot of thought was put into landscaping the neighborhood.  83% will be open space 

and the remaining 17% will be landscaped.  They will impact as little vegetation as possible with 

no buffer impacts.  There will be a natural wooded look and the houses were placed as close to 

the road as allowed.  The backyards will be landscaped.  There will not be any buffer or wetland 

impacts.  The landscape plan includes mostly native species, and the remaining plants were 

selected for their hardiness.  There will be smaller understory trees to attract wildlife.  The shrubs 
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chosen will produce a layering effect.  The mix of plants will provide massing and screening 

between the homes.  There will be 1,200 shrubs/trees overall and 21 per unit.  There will be a 

pocket park at the intersection of the stem and the loop of the road.  It will be 9,100 sf in and 

have a game court, tables, grills, landscaping and a bike/ped path.  This park is intended to be for 

homeowners only.  The pedestrian path will go through the middle of the loop to a crosswalk at 

the far point of loop.  There will be a second pocket park that will be for the homeowners and the 

public.  There will be a bike rack, water filling station, benches, and landscaping.  There is a 

bike/ped path proposed at the southern end of the park out to the Boston Main Rail Trail.  The 

length of the gravel path from the park to the rail trail will be 1,400 feet. There will be bike 

symbols painted on the road to direct people to the park.  There will be 4 public parking spaces.  

There will also be a multi-use path on the west side of Peverly Hill Rd.  This path will run to 

Middle Rd. and tie into the sidewalk.  A painted crosswalk and signal will also be installed.  

They will donate a conservation easement to the city for all the property that is not being 

developed.  The proposed conservation easement is 77 acres, and it adjoins land already in 

conservation.  This site is appropriate for a PUD.  The lot is 106 acres in size and almost entirely 

vegetated with one existing single-family home.  The majority of the surrounding property is 

conservation land.  There is 60 acres of upland and 45 acres of wetland on the property.  A PUD 

allows for clustering the units and no impacts to the wetland.  A PUD reduces the amount of 

impervious surface and tree clearing that would be required in a traditional subdivision.   A 

conventional subdivision would take up most of the property, generate more storm water, and 

require a longer 32-foot-wide road.  A PUD would reduce the road length and width.  A 

conventional subdivision would require a minimum lot size of 1 acre and each home would be 

owned in fee by individual homeowners.  The layout would impact all of the upland and require 

them to cross the wetland.  The PUD impacts 30% of the property and allows for 70% to go in a 

conservation easement.  A PUD will generate less traffic than the conventional subdivision.  

According to the ITE single family detached units have the highest trip generation rate.  Condo 

units generate fewer trips than single family homes because they are smaller in floor plans and 

family size.  The difference in market value PUD and a conventional subdivision are negligible.  

A PUD is far less detrimental to the environment.  It reduces roadway and impervious area.  

There will be less tree clearing.  Storm water runoff will be reduced.  It will allow for a 

conservation easement.  They will in a condo form of ownership, so the property will be easier to 

police.   

 

Mr. Clark clarified that a resident on Middle Rd. can come up Peverly Hill Rd. and access the 

whole site to get to the rail trail.  Mr. Colwell confirmed that was correct.  Mr. Clark questioned 

if the language of the conservation easement included that it be open to the public.  Mr. Bosen 

responded that the easement runs in favor of the city to preserve open space.  At the present time 

there is no access to the public but they would be happy to make a recommendation along that 

line if the Board wishes.  Mr. Clark commented that the southeast parcel is currently posted.  It’s 

preserved, but no one can use it.  It would be good if the land could be open to the public.   

 

Mr. Clark questioned who would maintain the properties at the condos.   Mr. Bosen responded 

that the condo association will do the maintenance.  Mr. Clark commented that the NOFA 

standards were not called out in the maintenance manual in the drainage analysis.  Mr. Bosen 

responded that it was in the condo documents, but it can be added there too.  
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Chairman Legg commented that when this first came before the Board as a preliminary design it 

was a bit of an overreach.  After taking feedback from the city and Boards, this is a much better 

project.  That is appreciated.  Chairman Legg questioned if there was any wayfinding signage to 

get the public through bike path to the second pocket park and rail trail.  Mr. Colwell responded 

that there would be bike symbols painted on the road to lead people to the park and rail trail.  

Chairman Legg questioned if the path in the center was for the public.  Mr. Colwell responded 

that it was not.  The intent was for the residents to have use of the path and for the public to use 

the road.  Chairman Legg commented that the Board should consider a stipulation for putting in 

a wayfinding sign at the entrance to the second public park, the pedestrian trail, and the parking 

spaces to be clear about the public access.  It is a challenge to make sure the public feels 

welcome.  They need to make sure that happens and that the condo owners understand the public 

has access to those areas.  Mr. Colwell confirmed that was a good suggestion.  

 

City Council Representative Whelan commented that he appreciated that the applicants were not 

building in the 100-foot buffer zone.  It’s a good project and 77 acres donated to the city means a 

lot.   

 

Mr. Chellman questioned if they used the overall calculation method for the density calculations.  

Mr. Colwell confirmed they calculated the total area and subtracted the wetland to derive it.  The 

total number of units allowed is 74 and the project is proposing 56 units.  Mr. Chellman 

questioned where the public parking was located.  Mr. Colwell responded that there would be 4 

spaces next to the second pocket park.  One would be handicap.  Mr. Chellman questioned if the 

street would be signed no parking.  Mr. Colwell responded that it would have vertical granite 

curbs and sidewalks to deter parking, but there would not be any signage.  If it becomes a 

problem, then they can add signage later.  Mr. Chellman questioned how the contribution amount 

was determined.  Mr. Colwell responded that it was determined by DPW.  They will be building 

a temporary multi use path from this project to Middle Rd. and giving an easement to the city for 

the path.  They will also be contributing $100k toward the construction of the path.  Mr. 

Chellman questioned if the salt restriction in the plan was for all salts.  Mr. Colwell responded 

that was the result of the Conservation Commission meeting and would apply to walkways and 

driveways.  It’s a city street and the city will be salting it.  The road is beyond the 100-foot 

buffer.  Mr. Britz clarified that it was a restriction on sodium chloride.  

 

Mr. Gamester commented requested more details on the neglected burial ground next to the 

second pocket park.  Mr. Colwell responded that they were told by the previous owners that all 

of the bodies had been removed however no one has gone through the state process to deem it 

non burial grounds.  They are treating it as sacred ground just in case.   

 

 

PUBLIC HEARING 

 

Paul Mano of 1490 Islington St.  spoke in favor of the project.  Green and Company has done 

wonderful work for the city.   
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Chairman Legg asked if anyone else was present from the public wishing to speak to, for, or 

against the petition. Seeing no one else rise, the Chair closed the public hearing.  

 

DISCUSSION AND DECISION OF THE BOARD 

 

 

Mr. Clark moved that the application for the proposed OSPUD would not be more detrimental 

than a conventional Subdivision, seconded by Mr. Gamester by finding that: 

1.1) The Site is appropriate for an OSPUD, and; 

1.2) The anticipated impacts of the proposed OSPUD on traffic, market values, stormwater 

runoff or environmental factors would not be more detrimental to the surrounding area 

than the impacts of conventional residential development of the site. 

 

The motion passed unanimously.  

 

Mr. Clark moved to grant waivers to the Subdivision Regulations Residential Streets Standards 

(Appendix to the Subdivision Regulations) and Minimum Right of Way requirements (Section 

VI(3)(b)) by finding that specific circumstances relative to the subdivision, or conditions of the 

land in such subdivision, indicate that the waiver will properly carry out the spirit and intent of 

the regulations, seconded by Mr. Gamester.   

 

Mr. Clark noted that they were trying to match the spirit and intent of the regulations and by 

granting the waiver they would be able to.  Chairman Legg added that the size of the residential 

streets had input from the city as it was developed.  The intent was to minimize the impervious 

surface on the property.  Mr. Chellman noted that a common concern in subdivisions is speeding.  

The narrow road will help prevent that.    

 

The motion passed unanimously.  

 

Mr. Clark moved to find that the requested waiver to the Site Plan Review regulations will not 

have the effect of nullifying the spirit and intent of the City’s Master Plan or the Site Plan 

Review Regulations, seconded by Mr. Gamester and to waive the following requirement: 

- Requirement of Section 2.5.4.3(c) requiring use of AASHTO truck turning templates. 

 

The motion passed unanimously.  

 

Mr. Clark moved to grant the conditional use permit and site plan review approval, seconded by 

Mr. Gamester with the following stipulations: 

 Conditions Precedent (to be completed prior to the issuance of a building permit): 

 4.1) 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; 
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 4.2) The applicant shall enter into a development agreement with the City per the 

requirements of the Zoning Ordinance and subject to review and approval by the Planning and 

Legal Departments. 

 4.3) It is understood the homeowners and/or homeowners association will own all 

stormwater facilities, drainage pipes and outfalls outside the roadway easement/ROW. This will 

include all activities associated with ownership and maintenance of the stormwater facilities and 

pipelines. For this reason, easements will be required in order for the City to have drainage and 

flowage rights for any stormwater draining from the public road into the private facilities or 

across private property. 

 4.4) All easements to benefit the City shall be reviewed and approved by the DPW, 

Planning and Legal Departments prior to final acceptance by the City Council. Metes and bounds 

describing the easement area shall be required. 

 4.5)  Applicant shall provide an easement to benefit the City to have drainage and 

flowage rights for any stormwater draining from the public road into the private facilities or 

across private property. 

 4.6) A Construction Mitigation and Management Plan shall be required for this 

project, to include a proposed approach to progress of constructions in the areas with significant 

fill. 

 4.7) Plans indicated a significant amount of the construction for new utilities and 

roadway will be in areas to be filled. The approach to construction will be important for the 

stability of the proposed utilities and longevity or the roadway. Applicant shall provide means 

and methods in the construction specifications for the construction of roadways and utilities and 

specific areas that need to be filled to the satisfaction of DPW and City selected 3rd party 

reviewer at the cost of the applicant.  

 4.8) The City will require a full set of construction plans and specifications for site 

improvements and utilities prior to construction. This will be reviewed by a third party at the cost 

of the applicant. 

 4.9) The applicant shall agree to pay for the services of an oversight engineer, to be 

selected by the City, to monitor the construction of improvements within the public rights-of-

way and on site; 

 4.10) The applicant shall provide an easement along the frontage on Peverly Hill Road 

for construction of the shared use path. The easement must be donated to the City of Portsmouth 

for the shared use path per Federal Requirements. The City will provide the appropriate 

documentation for the applicant’s use. The applicant shall provide a contribution for future 

construction of the section from the new roadway to the south of property line in the amount of 

$100,000. 

 4.11) Prior to construction, applicant will coordinate with DPW to ensure no interference 

between drainage pipes and main water pipes 

 4.12) The conservation easement for the conservation land being provided will include a 

provision to allow public access to the property. 

 4.13) NOFA Standards will be added to the stormwater maintenance manual for 

maintenance of the vegetation in the stormwater system 

 4.14) Way finding signs will be placed at entrance to the public Right of Way and trail 

with clear documentation in the HOA materials supporting public access to the public recreation 

spaces. 
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 4.15) Applicant will coordinate with the City DPW to construct multi-use path on Peverly 

Hill Road 

 4.16) The use of Sodium Chloride will be restricted on private walkways and driveways. 

 

 Conditions Subsequent: 

 4.17) The applicant shall install signage/markers indicating the location of the wetland 

buffer boundary; 

 4.18) 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; 

 4.19) A stormwater inspection and maintenance report shall be completed annually and 

copies shall be submitted to the City’s Planning and Public Works Departments. 

 4.20) All permits shall be obtained per State and Local regulations. 

 

 

Mr. Clark commented that they worked really hard to make a great project that follows the intent 

of the regulations.  It will be good to see how it all comes together.  

 

The motion passed unanimously.  

 

Mr. Clark moved to postpone discussions on street name recommendation to the November 18, 

2021, Planning Board meeting, seconded by Mr. Gamester.  The motion passed unanimously.   

 

 

D. REQUEST TO POSTPONE Request of Ricci Construction Company Inc. 

(Owner), and Green & Company Building & Development Corp., (Applicant), 

for property located at 3400 Lafayette Rd requesting a wetland Conditional Use 

Permit under section 10.1017 to construct 50 town homes on an undeveloped lot. The 

applicant is proposing five areas of wetland impact for a total of 21,350 square feet of 

permanent impact and three areas of temporary impact for a total of 2,350 square feet. 

Said property is shown on Assessor Map 297 Lot 11 and lies within the Gateway 

Neighborhood Mixed Use Corridor (G1) District and the Natural Resource Protection 

(NRP) District. REQUEST TO POSTPONE  (LU-21-98)   

 

 

 

DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Gamester moved to postpone to the November Planning Board meeting, seconded by Mr. 

Clark.  The motion passed unanimously.  

 

 

 

E. REQUEST TO POSTPONE  Request of Ricci Construction Company Inc. 

(Owner) and Green & Company Building & Development Corp. (Applicant) for 

property located at 3400 Lafayette Rd requesting Conditional Use Permit for a 
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Development Site in accordance with Section 10.5B40 of the Zoning Ordinance and 

Site Plan Review approval for construction of a 50-unit multi-family residential 

development that includes community space and related landscaping, drainage, 

paving, utilities and other site improvements.  Said property is shown on Assessor 

Map 297 Lot 11 and lies within the Gateway Neighborhood Mixed Use Corridor (G1) 

District and the Natural Resource Protection (NRP) District. REQUEST TO 

POSTPONE   (LU-21-98) 

 

 

 

DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Gamester moved to postpone to the November Planning Board meeting, seconded by Mr. 

Clark.  The motion passed unanimously.  

 

 

IV. PUBLIC HEARINGS – NEW BUSINESS 

 

A. The request of Karen Butz Webb Revocable Living Trust (Owner), for the 

property located at 910 Sagamore Avenue requesting a Wetland Conditional Use 

Permit according to article 10.1017 to expand an enclosed living space by 362 

square feet which will create a disturbance of 3,375 square feet within the inland 

wetland buffer. The living space is supported by piles over an area of crushed 

stone to allow infiltration of stormwater. The roof runoff will be captured in 

gutters which will be directed to stone infiltration trenches with 4’x4’ stone outlet 

area for any stormwater that does not infiltrate. The applicant is disconnecting the 

existing septic system and will connect to a new City sewer line. The mowing of 

the wetland at the rear of the property will be discontinued and the area will be 

planted with wildflowers and other buffer plantings.  Said property is shown on 

Assesor Map 223 Lot 26A and lies within the Waterfront Business (WB) District. 

(LU-21-170) 

 

SPEAKING TO THE APPLICATION 

 

Alex Ross spoke to the application.  The project involves a small house addition.  The site is just 

past the Sagamore Creek Bridge behind the scuba shop.  It is a corner lot with a gravel roadway.  

The house is in the northern corner.  There is an existing bump out off the rear of the house.  

That will be removed, and a new bump out will be constructed.  It is a fully developed parcel that 

is already landscaped.  The lot is just over half an acre and there is a little finger of high tide that 

comes in at the corner.  This parcel has a large 24-inch culvert that collects flow from across the 

street.  It goes under the parcel and the concrete structure flows out to the high tide area.  For 

years the wetland buffer has been used as a mowed backyard.  There is an old septic system on 

the property with a leach field in the lower left corner of the parcel.  It is close to the wetlands 

and high tide area.  The city has plans to run a new sewer line down the gravel roadway.  When 

that happens, they will discontinue the septic and tie directly into the city line.  They will plan to 

remove the invasive plants in the wooded area.  Currently there are no storm water measures on 
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the site.  The new addition will be supported by posts, and not have a foundation.  There will be 

a stone infiltration area for roof drainage.  Along the edge of the delineated non tidal wetlands 

they are proposing a line of plantings.  They will also plan to follow an organic land management 

plan outlined by NOFA.  A large portion of the backyard is wetland.  The owner is willing to 

give that up and let it go back to a natural restored wetland area.  There will be buffer plantings 

around that area, and it will not be mowed anymore. Overall, the project will benefit the buffer 

and wetland.  It will restore the wetland, provide storm water infiltration, discontinue the septic 

and improve protections.   

 

Mr. Gamester questioned what access the owner had to the tidal inlet.  Mr. Ross responded that it 

was minimal.  The backyard is wooded and there is a steep slope.   

 

Mr. Clark commented that this site came here for a new septic a few years and questioned if that 

was ever installed.  Mr. Ross responded that it was not.   Mr. Clark commented there was 

nothing in the erosion notes that referred to the NOFA standards.  That note should be included 

throughout the plan to ensure there is no confusion.  

 

Chairman Legg questioned if the existing septic would still be accessible with the new addition.  

Mr. Ross pointed out the addition area and the septic and leach field on the plan.  There should 

not be any conflict if this is built before the property ties into the sewer.  They can work around 

the pipe.  Chairman Legg commented that it was not a condition of approval that the owner 

transitions to the public system.  The Board has to decide if these improvements to the wetland 

are significant enough to do the addition.   

 

 

PUBLIC HEARING 

 

Chairman Legg asked if anyone else was present from the public wishing to speak to, for, or 

against the petition. Seeing no one else rise, the Chair closed the public hearing. 

 

DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Clark moved to grant the conditional use permit as presented, seconded by Mr. Gamester 

with the following stipulations: 

1) NOFA standards shall be maintained. 

2) Install and maintain wetland buffer plantings along the delineation line as marked in 

the application every 4 ft. (recommended plantings). 

3) The stone infiltration, as shown on the plan, shall be terminated at the wetland 

delineation line.  

 

 

Mr. Clark commented that letting the designated wetland return to a natural state, what doing in 

following NOFA standards, and adding infiltration were all benefits to the site.  
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The motion passed unanimously.  

 

B. REQUEST TO POSTPONE  The request of Elizabeth B Larsen Trust 

(Owner), for property located at 668 Middle Street requesting Preliminary and 

Final Subdivision approval to subdivide 1 existing lot with 81,046 square feet of 

lot area, and 69.83 feet of street frontage into 3 lots as follows: Proposed Lot 1 

with 18,646 square feet of lot area and no street frontage; Proposed Lot 2 with 

18,756 square feet of lot area and no street frontage; Proposed Lot 3 with 43,644 

square feet of lot area and 69.83 feet of street frontage. The existing buildings will 

remain and be on Proposed Lot 3. Said property is shown on Assessor Map 147 

Lot 18 and lies within the General Residence A (GRA) and Historic Districts. 

REQUEST TO POSTPONE  (LU-21-23) 

 

 

 

DISCUSSION AND DECISION OF THE BOARD 

 

City Manager Conard moved to postpone to the November Planning Board meeting, seconded 

by Mr. Clark.  The motion passed unanimously.  

 

 

C. The request of Frederick W. Watson Revocable Trust (Owner), for property 

located at 1 Clark Drive requesting Amended Subdivision approval to correct the 

previously approved plan, approved on March 18, 2021, to include an additional 

lot that encompasses the proposed road with an area of 25,524 square feet, 

bringing the total to five (5) proposed lots. The previously approved plan consists 

of four (4) residential lots that will not be changing in size or shape and have the 

following dimensions: Proposed lot 1 with an area of 20,277 s.f. and 137.23 ft. of 

continuous street frontage; Proposed Lot 2 with an area of 17,103 s.f. and 100 ft. 

of continuous street frontage; Proposed Lot 3 with an area of 20,211 s.f. and 100 

ft. of continuous street frontage; and Proposed Lot 4 with an area of 53,044 s.f. 

and 592.50 ft. of continuous street frontage. Said property is shown on Assessor 

Map 209 Lot 33 and lies within the Single Residence B (SRB) District. (LU-21-

10) 

 

SPEAKING TO THE APPLICATION 

 

Eric Saari from Altus Engineering spoke to the application.  The Board has seen this plan before. 

During the process of initial approval, it had 4 residential lots and a street proposed as a public 

way. It is now going to be a private way and must be another lot.  That makes it a 5-lot 

subdivision. The road will be a separate lot.  Nothing has changed on the plan other than a note 

that calls out the road as a separate lot.   

 

PUBLIC HEARING 
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Mr. Hart of 165 Cutts St. commented that he was in support of the original approval it was a nice 

development.  Now that there is another house lot Mr. Hart was in opposition.  A lot of side 

roads dump onto Cutts St.  Getting out onto Maplewood Ave. is difficult.  An additional house 

would complicate matters.   

 

Eric Saari clarified that this was a 5-lot subdivision.  There will still be 4 house lots and the 5th 

lot is just the road.  It will be for infrastructure only.  

Chairman Legg asked if anyone else was present from the public wishing to speak to, for, or 

against the petition. Seeing no one else rise, the Chair closed the public hearing. 

 

DISCUSSION AND DECISION OF THE BOARD 

 

Mr. Clark moved to grant the Subdivision Amendment Approval, seconded by Mr. Gamester 

with the following stipulations: 

1) All conditions of original Planning Board approval as amended shall remain intact. 

 

2) The amended Site Plan shall be recorded at the Registry of Deeds by the City as deemed 

appropriate by the Planning Department, but not before the legal department has been 

provided with, and has reviewed the first deeds for each lot. 

 

Mr. Clark commented that this was exactly what has already been approved.  The additional lot 

is for the road.  There is no additional house.    

 

The motion passed unanimously.  

 

V. PUBLIC HEARING – CITY COUNCIL REFERRALS  

 

A. The request of Borthwick Forest, LLC (Owner), for Amended Easement Documents 

for the property located at 0 Borthwick Forest, now known as Eileen Dondero Foley 

Avenue, to amend four easements relative to the Approved Site Plan for Borthwick 

Forest. Easements are specific to municipal rights to both new and existing public water 

lines as well as to public bicycle and pedestrian infrastructure. Easements include the 

following subject properties: Map 234 Lot 07-4a, Map 241 Lots 25 and 25-1, Map 165 

Lot Lot 14, Map 233 Lots 111, 114 and 115. 

 

SPEAKING TO THE APPLICATION 

 

Chairman Legg requested Mr. Crimmins summarize the 4 easements and explain if there are any 

amendments to those easements.  

 

Patrick Crimmins from Tighe and Bond commented that there were no changes to the easements 

from what was originally approved.  The first easement is for the existing water line.  It is a 20-

foot easement that runs across the several properties in the subdivision, the proposed road, and 

path.  Easements 2 and 3 are for 20-foot-wide easements for the public water and sewer and part 
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of the water main construction.  Easement 4 is for the trail across the property to provide a 

connection to the future rail trail.   

 

Chairman Legg commented that the Interim Deputy City Manager Suzanne Woodland was also 

present and requested that she explain why this was in front of the Board.   

 

Ms. Woodland commented that this was brought before City Council for the acceptance of these 

easements and the Council noted that there had been some time since the approval went through.  

The Council thought it would be useful for residents to have the opportunity to understand and 

hear again what the easements entail and get the Planning Board’s easement acceptance.   

 

PUBLIC HEARING 

 

Paul Mano of 1490 Islington St.  spoke at that City Council Meeting.  Mr. Mano never received 

an abutter’s notice.  Mr. Mano requested that the Planning Board deny this because the final 

approved plan is not being followed by the developers.  The gated bike path was supposed to be 

20 feet off the office building.  Now it’s on Islington St.  It’s now a 20-foot-wide bike path.  

That’s a road not a path.  The neighborhood’s biggest concern is that it is a road.  They tried to 

get a connecting road from Islington St. to Borthwick Ave., but they did not get it.  Once 

easements are granted, they must follow it.  There are penalties for not following it.  The 

Planning Board should add a stipulation that the property owner cannot ask for a variance to 

make a connecting road between Islington St. and Borthwick Ave.  

 

Rash Richard of 1507 Islington St. is a direct abutter to the bike path.  Before this was put in 

there was a lot of illegal dumping and traffic in that area.  That has now ceased.  Mr. Richard 

believed that the property was developed the way the plans showed it to be.    

Chairman Legg asked if anyone else was present from the public wishing to speak to, for, or 

against the petition. Seeing no one else rise, the Chair closed the public hearing. 

DISCUSSION AND DECISION OF THE BOARD 

 

City Council Representative Whelan commented that they should make sure city staff has looked 

at the drawings to ensure that the developer did what they were supposed to have done.  

 

Mr. Clark moved to recommend the City Council approve the easements as shown on the plan 

set and as previously approved by the Planning Board, seconded by Mr. Gamester as follows: 

1) Proposed sewer and water easement to the City of Portsmouth. 

2) Proposed 10' wide public access easement for bicycles/pedestrians to the City of 

Portsmouth. 

3) Proposed access easement for stormwater to the proposed private road lot. 

4) Proposed 20’ wide water and public access easement for bicycles/pedestrians to 

the City of Portsmouth. 

5) City Staff verify the development is consistent with the approved plans   
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Mr. Chellman noted that the plan limits this to bikes, pedestrians and utilities.  No vehicular use 

is permitted.   Mr. Clark added that the easements carry forward to future owners. 

 

The motion passed unanimously.    

 

 

VI.     DESIGN REVIEW APPLICATION ACCEPTANCE  

 

A. The proposed project is the application of Hill Hanover Group, LLC (Applicant), for 

the property located at 181 Hill Street, for the demolition of three existing buildings and 

the construction of one three story building containing 12 units with basement level 

parking accessed from Autumn Street. Said property is shown on Assessor Map 125 Lot 

14 and lies within the Character District 4-L1 (CD4-L1) (LUPD-21-9) 

 

John Chagnon from Ambit Engineering was present to speak to the proposal.   

 

Chairman Legg clarified that the purpose of this was to determine that the documentation 

was thorough enough for the Board to understand what was being proposed.  If it meets 

that threshold then, the Board will agree to accept it and schedule a design review for the 

next meeting.   

 

Mr. Clark questioned if the Board voted to schedule a design review, then could the 

applicant make changes.  Chairman Legg responded that they refine it.  They just could 

not lessen the information.    

 

Mr. Clark questioned if vesting occurred when they voted to close the design review 

process.  Chairman Legg responded that the project is vested when it reaches the 

completion of the design review.  Mr. Chellman clarified that it would be vested for a 

year.  Chairman Legg confirmed that was correct. 

 

Mr. Chagnon commented that they were trying to determine if a preliminary conceptual 

consultation was needed as well.  Chairman Legg responded that the applicant could 

work with city staff.  If it needs to be added, then they can vote on the preliminary 

conceptual consultation and design review in the same meeting.   

 

City Council Representative Whelan moved to accept the application and scheduled a 

Design Review and public hearing for the November Planning Board Meeting, seconded 

by Mr. Clark.  The motion passed unanimously.  

 

VII. OTHER BUSINESS 
 

There was no other business.  

 

VIII. ADJOURNMENT 
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Mr. Gamester moved to adjourn the meeting at 9:48 p.m., seconded by Mr. Clark.  The motion 

passed unanimously. 

 

 

Respectfully submitted, 

 

Becky Frey, 

Secretary for the Planning Board 

 

 

 

 







AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

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

 

7 October 2021 

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

RE: Request for Subdivision Approval at TBD Northwest Street, Tax Map 122 / Lot 2 

Dear Mr. Legg and Planning Board Members: 

On behalf of Darrell Moreau (Applicant) we hereby submit the attached Subdivision Plan for 
the Morneault property at 137 Northwest Street. The project consists of the subdivision of 
one lot into 2 lots with the associated creation of easements. The existing residence will 
remain and be on one lot and a new home, subject to the requisite approvals, will be 
constructed on the second lot. The project was granted setback and associated relief by the 
Portsmouth Zoning Board on February 16, 2021. The plans include two proposed easements 
to the City of Portsmouth; one for a water line crossing, the other for an existing city sewer 
pump station and turning area which is currently encroaching on the property. The presence 
of these easements required that we appear before the Technical Advisory Committee. At the 
Tuesday September 7 TAC Meeting the Committee voted to recommend Approval subject to 
two stipulations relative to the design of the proposed home on Lot 2 – 1. We request that 
those conditions be included with the Planning Board’s Conditions of Approval, and the 
project receive a vote on the Subdivision at your October meeting. 

The Design Team met with the Director of Public Works and determined the best 
arrangement for the city easement and turn around. Plans have been revised in accordance 
with the Departments desires. 

Please consider scheduling this application for the October 21 Planning Board Meeting. We 
look forward to the City’s review of this submission. If there are any questions or comments 
please feel free to reach out to me. 

Sincerely, 

John R. Chagnon, PE 
 
CC: Development Team 
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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 
 
27 October 2021 
 
Peter Britz, Acting Chair 
City of Portsmouth Planning Department 
1 Junkins Avenue 
Portsmouth, NH 03801 
 
Re: City of Portsmouth Application for Conditional Use Permit 

Tax Map 122, Lot 2 
 TBD Northwest Street – Single Family Residence 

Portsmouth, New Hampshire 
 
Dear Mr. Britz: 
 
On behalf of Darrell Moreau (Amanda & Gregory Morneault - Owners) the accompanying Project Narrative and 
Revised Proposed Housing Plan Set is submitted for review for a City of Portsmouth Wetland Conditional Use 
Permit Application request to permit a total of 5,062 square feet of disturbance within a Tidal Buffer Zone (City 
of Portsmouth Wetland Buffer) on the above referenced site. The property currently exists as a single family 
home on an oversized lot. The project has 2 key components: The proposed Subdivision of the property into 2 
lots and the construction of a Single Family Home on the vacant lot. This project will require NHDES Wetlands 
Board Approval for work in the Tidal Buffer Zone. The project received approval from the Portsmouth Zoning 
Board for some dimensional relief in February of 2021. We request that we be placed on the agenda for the 
Conservation Commissions November 10, 2021 Meeting, to be followed by the November 18, 2021 
Planning Board meeting. 
 
Proposed Single Family Residence  
 
The Proposed Single Family Residence construction includes removing an existing gravel turn-around serving 
an existing city sewer pump station. The pump station enclosure and turn around cross on to the property in an 
area not in any existing easement. The project includes the dedication of a suitable easement to the city. The 
gravel turn around will be removed in favor of a paved turn out to be constructed by the applicant. The 
orientation and location was determined after consultation with the Portsmouth Department of Public Works. In 
reviewing the site the design team noticed an existing drainage outfall which is currently eroding the adjacent 
resource area (salt march edge) so included in this application is a plan to correct the erosion issue.  
 
The construction of the single family residence involves work in the 100 foot City of Portsmouth Wetland 
Buffer and this CUP application is filed to obtain Portsmouth Planning Board approval for the work. The work 
involves removal of an existing oversized gravel turn-around area on property the applicant intends to purchase. 
The area of the removed gravel will be returned to a natural existing condition upon completion of the house 
construction. 
 

The following plans are included in our submission: 

• Cover Sheet – This shows the Owner, Legend, Site Location, and Site Zoning. 
• Subdivision Plan – This plan shows the subdivision of the property. 
• Existing Conditions Plan C1 – This plan shows the existing site conditions and topography. The site is 

adjacent to North Mill Pond on the opposite side of Northwest Street. There is an outlet of a 10 inch 
culvert downstream of the project. 
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• Subdivision Site Plan C2 – This plan shows the proposed development of a single family residence on 
the subdivided vacant lot. 

• Erosion Control and Grading Plan C3 – This plan shows the proposed erosion control measures and site 
grading. 

• Utility Plan C4 – This plan shows the proposed utility connections. 
• CUP & NHDES Permit Plan C5 – This plan shows the impact areas within the TBZ and the City 100 

foot Buffer. 
• Neighborhood Plan – Aerial P1 – This plan shows the proposed residence in context with the 

surrounding developed properties. 
• Detail Sheets D1 and D2 - These plans show the associated erosion control notes and site construction 

details. 
 
According to the City of Portsmouth Zoning Ordinance, Article 10.1017.50 Criteria for Approval, the proposal 
shall comply with the following criteria: 
 

1. The land is reasonably suited to the use, activity or alteration. 
The proposal is to provide needed housing within the city. The project has been reviewed by the ZBA and the 
use is consistent with the Master Plan. The addition of the drainage outfall rip rap will serve to reduce erosion. 
Due to these facts, the land is reasonable suited to the use, activity, and alteration. 
 

2. There is no alternative location outside of the wetland buffer that is feasible and reasonable for the 
proposed use, activity or alteration. 

The structure cannot be located further away from the resource as the lot narrows significantly. Specific 
variances with setbacks were obtained. Since the original submission the building has been moved away from 
the resource, and also made smaller to the greatest extent feasible. The outfall improvements need to be at that 
location. There is no feasible method to perform that proposed work outside of the wetland buffer. 
 

3. There will be no adverse impact on the wetland functional values of the site or surrounding 
properties. 

The proposal will not impact the existing wetland resource located adjacent to the site and its current functions 
and values. The attached neighborhood exhibit shows the relative location of nearby structures and pavement 
much closer to the resource. The rip rap outlet protection will prevent an ongoing erosion issue. The removal of 
the existing gravel on the subject parcel will move the impact area away from the resource. In addition wetland 
buffer plantings are shown on the plans to mitigate any potential impact. 
 

4. Alteration of the natural vegetative state or managed woodland will occur only to the extent 
necessary to achieve construction goals. 

The areas within the 100’ City of Portsmouth Wetland Buffer that are proposed to be impacted would be 
characterized as gravel roadway, pump station, and drainage outfall, and all are previously disturbed. A 
significant area in the buffer is being returned to a natural state, including the addition of a planted buffer. 
 

5. The proposal is the alternative with the least adverse impact to areas and environments under the 
jurisdiction of this Section. 

The project represents the alternative with the least adverse impact to areas and environments while allowing 
reasonable use of the property. The buffer is enhanced by the removal of gravel and replacement with buffer 
plantings. 
 

6. Any area within the vegetated buffer strip will be returned to a natural state to the extent feasible. 
The area of the gravel turn around within the vegetated buffer strip that will be impacted by this project will be 
returned to the pre-existing surface condition to include an area of buffer plantings. 
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Please contact me if you have any questions or concerns regarding this application. 
 
Respectfully submitted, 
 
 
 
John R. Chagnon 
Project Engineer 
Ambit Engineering, Inc. 

           John Chagnon
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Civil Engineers & Land Surveyors 

NOTES: 

200 Griffin Road - Unit 3 

Portsmouth, N.H. 03801-7114 
Tel (603) 430-9282 
Fax (603) 436-2315 

1) PARCEL IS SHOWN ON THE CITY OF PORTSMOUTH ASSESSOR'S MAP
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2) OWNERS OF RECORD:
GREGORY J. MORNEAULT 
AMANDA B. MORNEAULT 
137 NORTHWEST STREET 
PORTSMOUTH, N.H. 03801 

APPLICANT: 
DARRELL MOREAU 
1 B JACKSON HILL STREET 
PORTSMOUTH, NH 03801 
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DEVELOPMENT IN CONTEXT TO THE NEIGHBORHOOD.
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SEPTIC DESIGNS of NH, LLC 
Licensed Designer, Installer, and Certified Septic Evaluator 

 
 

12 Folsom St, Exeter, NH 03833 
Phone: (603)714-8550 

www.septicsdesignsofnh.com 

20210823 
RE: 797 Elwyn Rd., Portsmouth, NH – Conditional Use Permit 
 
City of Portsmouth, 
 
 This letter is to briefly describe the application, what the homeowners are trying 
to do, and why we need the Conditional Use Permit. 
 
 The application is for the addition on the back of the house as well as replacing a 
septic system to one that is up to present day code. The previous septic system is outdated 
and is in the same location as the proposed septic. Everything will be new for the septic 
from the pipe leaving to the leaching area to include the septic tank. The tank will be 
monolithic. 
 
 This addition and septic is being completed by the home owners. They are both 
elderly and one of them does have a medical condition. This addition is to help them 
improve their quality of life as well as help the children assist their parents better. 
 
 The City of Portsmouth has a wetlands setback of 100’ and swales are included in 
this setback requirement. The field and proposed addition are over 156’ to poorly drained 
soils on the back of the property which is outside of the City setback. However, there is a 
culvert that crosses the road between the two properties. This culvert discharges into a 
slight swale that runs along the property line to the poorly drained soils at the end of the 
property. We need this conditional use permit because the septic system and the proposed 
addition is inside the 100’ setback from the swale. 
 
 
 
Kind Regards, 

 
Micah Denner       
Owner, Septic Designs of NH, LLC    
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DEMO WALL. NEW BEAM DEMO WALL, ADD BEAM

DEMO WALL, ADD BEAM

SINK

STOVE

NEW WINDOWS IN EXISTING OPENINGS

REF

INFILL EXISTING WINDOW

WALK IN
SHOWERLINEN

BATHPRIMARY
BEDROOM

WALK IN CLO. LIVING ROOM

MAIN
FLOOR

EX
IS

TI
N

G
15

'-0
"

12
'-0

"

40'-5"

20'-0"

3'-3"
3'-3 1/4"3'-3 1/4"

9'-2 3/4" 6'-7 1/4" 4'-9 1/2" 4'-9 1/2" 5'-3"

2

1 1 1 3 B A B

1

1

7'
-8

 3
/4

"
7'

-3
 1

/4
"

5'
-7

 3
/4

"

3'
-3

 1
/4

"

3'-3 1/2"
15'-10 3/4"7'-8 1/4"12'-1 1/4"

5'
-0

 1
/4

"
2'

-2
 1

/2
"

6'
-9

"

A

D
O

O
R

S

1

2

3

W
IN

D
O

W
S

SYMBOL

3'-0 1/8" x 4'-8 7/8"

ROUGH OPENING

TW21046

MODEL NO. NOTES

ANDERSEN 400 SERIES DOUBLE-HUNG

6'-0 3/8" x 2'-0 5/8" AW61 ANDERSEN 400 SERIES AWNING

2'-6 1/8" x 3'-0 7/8" TW24210 ANDERSEN 400 SERIES DOUBLE-HUNG

6'-0" x 6'-8" FWH6068APLR ANDERSEN FRENCHWOOD HINGED INSWING PATIO DOOR

WINDOW AND DOOR SCHEDULE

B 3'-2 1/2" x 6'-10 1/4" FWH3168S ANDERSEN FRENCHWOOD SIDELIGHT

NEW 3 1/2" x 5 1/2" LVL POST
 IN EXISTING WALL

NEW 3 1/2" x 5 1/2" LVL POST IN EXISTING WALL
WITH NEW HEADER ABOVE EXISTING WINDOW.
NEW 3 1/2" x 5 1/2" LVL POST BEARING ON NEW
HEADER TO SUPPORT NEW LVL RIDGE BEAM

C 9'-0" x 7'-0" GARAGE DOOR: 9'-0" x 7'-0"

NEW 3 1/2" x 5 1/2" LVL
 POST IN EXISTING WALL
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UP

2'
-0

"

8"

BIGFOOT FOOTING / PIER COMBO
4x4 POST WITH SIMPSON BASE ON PRECAST

NEW DECK ABOVE

T.O. WALL: 93'-6" (TYP.)

NEW SLAB: 92'-0"

0'-0"

15
'-0

"
11

'-6
 1

/2
"

19'-7"

EQUALEQUALEQUAL

EX
IS

TI
N

G
N

EW
 A

D
D

IT
IO

N

FOUNDATION
PLAN

NEW STEEL LALLY COLUMN
ON NEW30" x 30" x 12" FOOTING

NOTES:
1. SOIL BEARING CAPACITY SHOULD BE TESTED AND RATED FOR 3000 PSF.
2. CONCRETE MIX SHALL BE 3,500 IN GARAGE.
3. FOOTING SHOULD REST ON UNDISTURBED SOILS.  IF LEDGE IS ENCOUNTERED,

FOOTING SHOULD BE PINNED TO ROCK WITH 12" LONG #5 REBAR 6" INTO ROCK AND 6"
INTO FOOTING @ 5' O.C.

4. FOOTING: 24" WIDE x 10" THICK:
REINFORCED WITH 2 ROWS OF #5 REBAR CONTINUOUS, 3" UP FROM BOTTOM.
PIN WALL TO FOOTING WITH #4 VERTICAL REBAR @ 24" 0.C. UP 24" INTO WALL (TYP.)

5. STRIP FOOTER: REINFORCE WITH 4 ROWS OF #5 REBAR CONTINUOUS 3" UP FROM
BOTTOM.

6. FOUNDATION WALL: 8" THICK AT TYPICAL WALLS.  REINFORCE WITH #4 REBAR (2)
ROWS 2" FROM TOP AND (2) ROWS AT BOTTOM, RUN HORIZONTALLY
PLACE EXTRA #4 VERTICAL REBAR BELOW LOCATIONS WHERE POST SITS ON 
FOUNDATION WALL.

7. AT DECK: 5' TALL PRECAST BIGFOOT FOOTER / PIER COMBO.
8. PIN P.T. PLATE TO FOUNDATION WALL WITH 12" DIAMETER x 1'-0" ANCHOR BOLTS 4'-0"

O.C. (TYP.).  THERE SHALL BE A MINIMUM OF TWO BOLTS PER SILL PLATE SECTION
AND NOT MORE THAN 12" FROM EACH END.

T.O. WALL AT DOOR: 91'-9 3/4"

6" SLAB ON GRADE
SLOPE DOWN 1/8" PER FT.

LEV
EL SLA

B
SLO

PED
 SLA

B

T.O. SLAB AT DOOR: 91'-9 3/4"

C

PERMIT SET
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LAWN MOWER STORAGE / SHED

CRUSHED STONE - BELOW DECK
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DN

DN 9"

DEMO WALL. NEW BEAM DEMO WALL, ADD BEAM

DEMO WALL, ADD BEAM

SINK

STOVE

NEW WINDOWS IN EXISTING OPENINGS

REF

EX
IS
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MAIN FLOOR
FRAMING PLAN

15
'-0

"
12

'-0
"

19'-10"20'-6"

(3) 2x10 BEAM

2x8 DECK JOISTS AT 16" O.C.

LEDGER WITH JOIST HANGERS

2x10 FLOOR JOISTS AT 16" O.C.
ON LEDGER WITH JOIST HANGERS

LEDGER WITH JOIST HANGERS

SOLID BLOCKING

SOLID BLOCKING

FRAMING  NOTES:

a.     Material: SPF (Spruce-Pine-Fir) Fb 875 PSI FV 70 PSI
b.     Grade:  No. 2 or better
c.     Sill Material: (2) 2x6 pt (pressure treated )
d.     General Notes on Building Materials: ( Refer to the framing plans )
e.     Provide solid blocking between joists below all post locations.
f.     All wood framing shall be built plumb level square and true with adequate bracing and
        connection hardware to insure a rigid structure. All dimensions are taken to rough stud or
        rafter unless otherweise noted.

g.     All plywood will be laid with long dimensions perpendicular to supports, stagger all joints.
       Solid  Blocking @ Wall along the perp. dimension to studs.

h.    All exterior doors and window headers less than 4'  spans shall be 2 x 8s with 12" fir  plywood.  4
foot to 8 foot spans,

       use 2 x 10s with 12 fir plywood".  Spans greater than 8 foot, refer to framing plans.

i.      Refer to Sections for discription.

j.      Contractor to take precaution that all beam ends support trace down to solid bearing.
k.     Apply construction adhesive between all joists and plywood floors.
l.      Install additional joists at parallel interior walls for second floor.
m.    All exterior wall construction  shall be 2x6 @ 16" o.c.
n.    Design assumption of first floor minimum of 40 PSF live & 10 PSF dead.
o.     Design assumption of roof minimum of 50 PSF live & 10 PSF dead.
p.     Design assumption off all decks 60 PSF live & 10PSF dead.

1  FIRST FLOOR FRAMING:
a.    Floor joists: 9 12" TJIs @ 16" O.C.  ( refer to framing plans)
b.    Sub Floor:  3 4" Advantec decking Glued and fastened w/ 8p ring shank nails @ 16" O.C. 

Staggered joints
c.    Bridging: Solid bracing @ midspan. (where applicable)
d.    Other:  Main girder  (See framing plans)
e.    Structural posts: 51

4 " PSL  or 4" x 4" x 1/4" steel Posts ( see framing plans)

2   ATTIC (COLAR TIES)
a.    2 x 8s  Spacing: 16" O.C. (if applicable)

3    ROOF FRAMING:

a.    Rafters (typ.): 2x10 @ 16" O.C.
Ridge Beam: (3) 16" LVLs

b.     Sheathing: 5/8" Fir .

c.     Roofing: Material, Asphalt organic 35 years ARC Grade.
d.      Manufacturer: To be determined. Model: TBD  Color: TME  Fastening: Galvanized nails
e.     Grace Ice and Water: At all roofs

f.     Valleys: Cut with ice and water  .
g.      Others:
h.      Flashing Material: Heavy Gauge copper
i.     Windows: Andersen (see specs from window sales rep.)
j.      Steps: Lead
k.    Drip Edge:  Heavy gauge copper.
l.     Ice Belt: Grace on entire roof.

4      FRAMING MISC.

a.     Nailing:  All nailing to meet IBC requirements
b.     Soffit Venting: Vinyl
c.     Other: All framing to be within ¼" tolerance per 4 feet of run for all horizontal and vertical
        members.  Provide adequate blocking for cabinets and plumbing accessories.
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NEW 3 1/2" x 5 1/2" LVL POST
 IN EXISTING WALL

NEW 3 1/2" x 5 1/2" LVL POST IN EXISTING WALL
WITH NEW HEADER ABOVE EXISTING WINDOW.
NEW 3 1/2" x 5 1/2" LVL POST BEARING ON NEW
HEADER TO SUPPORT NEW LVL RIDGE BEAM

NEW 3 1/2" x 5 1/2" LVL
 POST IN EXISTING WALL

PERMIT SET

PO
R

TS
M

O
U

TH
, N

H
.

09
-1

7-
21



R
O

O
F 

FR
A

M
IN

G

79
7 

EL
W

Y
N

 R
D

-

A
6

SC
A

LE
: 1

/4
"=

1'
-0

"

R
ye

,  
N

H
. 0

38
70

Sh
in

gl
e 

St
yl

e 
A

rc
hi

te
ct

ur
e

(6
03

) 4
31

-5
31

0
ch

ar
le

sh
oy

td
es

ig
ns

@
ho

tm
ai

l.c
om

89
3 

 O
ce

an
 B

lv
d.

C
H

A
R

LE
S

H
O

Y
T

D
ES

IG
N

S

ROOF FRAMING
PLAN

(3) 16" LVL RIDGE BEAM

REMOVE EXISTING ASPHALT
SHINGLES AND REPLACE

2"

1'
-0

"

1.   Hurricane Clips  SIMPSON H2.5A (Or Approved Eq.) 

2.   Fasten Rafters To Ridge W/ Simpson Hangers
LRU210 (Or Approved Eq.)(Typ. )

NOTES: 

 @ Wall @ Every Rafter (Typ.)

3.   All Structural Beam To Beam, Beam To Post,
Fastened W/ An Approved Connector, (Refer To Ross Engin.)

4.   ROOF SYSTEM:
2x10s @ 16" O.C. W/ 5/8" Fir Plywd. Over

NEW 3 1/2" x 5 1/2" LVL POST BEARING ON NEW
HEADER TO SUPPORT NEW LVL RIDGE BEAM

NEW 3 1/2" x 5 1/2" LVL
 POST IN EXISTING WALL

NEW 3 1/2" x 5 1/2" LVL POST
 IN EXISTING WALL

2x10 RAFTERS AT 16" O.C.
SLOPE TO MATCH EXISTING
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PERMIT SET

EXISTING NEW ADDITION

MAIN FLOOR: EL. = 100'-0"

8'
-0

"

T.O. SLAB: EL. = 92'-0"

7'
-5

 1
/2

" DEMO. EXISTING EXT. WALL
NEW (2) 2x8 HEADER

2x10 FLOOR JOISTS AT 16" O.C.
ON LEDGER WITH JOIST HANGERS

6" SLAB - FLUSH WITH EXISTING

24" x 10" FOOTING

8" FOUNDATION WALL

2x6 STUD WALL

2x8 JOISTS AT 16" O.C.
ON LEDGER WITH
JOIST HANGERS

(3) 2x10 BEAM

BIGFOOT FOOTING / PIER COMBO
4x4 POST WITH SIMPSON BASE ON PRECAST

2x10 RAFTERS AT 16" O.C.

2x8 COLLAR TIES AT 16" O.C.

(3) 16" LVL RIDGE BEAM

SLOPE TO MATCH EXISTING

1'-0"
DEMO. EXISTING EXT. WALL

NEW (2) 2x8 HEADER

BLOCKING

T.O. WALL: EL. = 93'-6"

7"

SECTION

3'
-0

" INSULATION: 9 1/4" BATT (R-30)

ANCHOR BOLTS: 32" O.C. MAX
30" O.C. TYPICAL

REINFORCING:

PIN WALL TO FTG.

# 4 REBAR HORIONTAL

W/ # 4 REBAR

INSULATION: (R-13 MIN.)

HURRICANE CLIPS AT WALL AT
EVERY RAFTER (TYP.)

INSULATION: MIN R-42
WITH PROPER VENTING

FASTEN RAFTERS TO RIDGE WITH SIMPSON HANGERS
LRU210 (OR APPROVED EQUAL) (TYP.)
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FRONT RIGHT

REAR LEFT

MAIN FLOOR: EL. = 100'-0"
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T.O. SLAB: EL. = 92'-0"

MAIN FLOOR: EL. = 100'-0"

8'
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"

T.O. SLAB: EL. = 92'-0"
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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 
 
4 November 2021 

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

RE: Request for Design Review at 181 Hill Street, Proposed Housing Development 

Dear Mr. Legg and Planning Board Members: 

On behalf of Hill Hanover Group, LLC we are pleased to submit the attached revised plan set for 
Design Review Public Hearing for the above-mentioned project and request that we be placed on the 
agenda for your November 18, 2021 Planning Board Meeting. The plans set has been updated from our 
initial submission with the addition of the Parking Plan and a Concept Plan.  

The project concept includes the demolition of three existing buildings and construction of a 3 story 
residential building containing 12 units with the associated and required site improvements. Currently 
the site is occupied by three 4 unit buildings, or 12 existing units. 14 parking spaces are provided on 
the adjacent Deer Street Associates Lot 6 property under a deeded right. Parking also occurs between 
the buildings (historic) and a portion of the property provides parking for an adjacent building. The Site 
Plans show the proposed (approved) future construction on the Deer Street Associates Lot 6, for 
reference.  

The Plan set contains a Concept Plan C6. This plan shows that the current property could be 
subdivided into 3 lots which would allow proposed footprints similar to the existing building footprints 
to be re-constructed on each of the lots. The introduction of the lower level parking in the 3 building 
re-development scenario, however, would not be possible. This project plans to provide parking in a 
lower level to be accessed from Autumn Street, which is possible given the single building approach to 
re-development, and provides 21 parking spaces. The parking level is shown on the C5 Parking Plan.  

Site Specifics of Development: 
Green Building: the new construction will comply with Green Building Requirements 
Stormwater Runoff: the design will not increase impervious surface areas from existing. The 
design will comply with the required stormwater treatment practices shall be adequately sized 
to treat the Water Quality Volume (WQV) or Water Quality Flow (WQF) in order to minimize 
pollutant discharges. Design will include in line roof leader treatment. 
Utility Services: The project is surrounded by streets with public utilities. 
Flood Hazard / Resource: the project is not in a flood hazard zone or in any resource buffer 
area. 
Lighting: will be building mounted; subject to future design. 
Solid Waste Management: will be handled internal to the building. 
 



Letter to Planning Board; 181 Hill Street Submission 2 11/4/2021 

The following plans 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 existing site conditions in detail. 
• Demolition Plan C2 – This plan shows the existing buildings which will be removed. 
• Site Plan C3 – This plan shows the site development in detail with the associated Zoning 

Development Standards calculations. 
• Utility Plan C4 – This plan shows the site utilities in detail. 
• Parking Plan C5 – This plan shows the proposed lower level parking. 
• Concept Plan C6 – This plan shows possible alternative development based on current zoning. 
• Erosion Control Notes and Details D1 – This plan shows sequence of construction and details. 
• Detail Sheets D 2 – D 3 – These plans show associated details for construction. 
• Exterior Elevation Plans – This plan shows the proposed building exterior elevations. 

 

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

Sincerely, 

 
 
John R. Chagnon, PE 
 
 
CC: JPK Properties, CJ Architects 

           John Chagnon
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