
PLANNING BOARD 
PORTSMOUTH, NEW HAMPSHIRE 

 
EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 
 
 

7:00 PM Public Hearings begin April 21, 2022 
 
 

AGENDA     
  

REGULAR MEETING 7:00 PM 
 

 
I. APPROVAL OF MINUTES 
 

A. Approval of March 17, 2022 minutes.  
 

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

B. The request of Nerbonne Family Revocable Trust (Owner), for property located at 189 
Gates Street requesting a Conditional Use Permit under section 10.815 of the Zoning 
Ordinance and modification of the standards set forth in Section 10.815.30 for the 
conversion of an existing accessory structure (garage) into a garden cottage with 507 
gross square footage of living space. Said property is shown on Assessor Map 103 Lot 6 
and lies within the General Residence B (GRB) and Historic Districts. (LU-22-30) 
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III. PUBLIC HEARINGS – NEW BUSINESS 
The Board’s action in these matters has been deemed to be quasi-judicial in nature.   

If any person believes any member of the Board has a conflict of interest,  
that issue should be raised at this point or it will be deemed waived. 

 
A. The request of Society for the Protection of NH Forests (Owner), for property located 

at 400 Little Harbor Road requesting a Wetland Conditional Use Permit under Section 
10.1017 of the Zoning Ordinance for the installation of new public bathrooms resulting in 
303 S.F. of permanent impacts for the building and 275 S.F. of temporary impact to the 
100 ft wetland buffer area. Said property is located on Assessor Map 203 Lot 8 and lies 
within the Rural (R) District. (LU-22-31) 
 

B. The request of ADL 325 Little Harbor Road Trust (Owner), for property located at 
325 Little Harbor Road requesting Wetland Conditional Use Permit under Section 
10.1017 of the Zoning Ordinance to replace the existing single family structure, carriage 
house, shed, barn, and paddock; construct a garage, pool, pool cabana playground; and 
renovate the existing barn and shed with all associated electric, gas, water, and sewer 
updates as required on private property and within the public right of way resulting in 
195,656 S.F. of impact in the tidal buffer area and 17, 189 S.F. of temporary impact to in 
the tidal wetland area. Said property is shown on Assessor Map 205 Lot 2 and is located 
within the Rural (R) and Single Residence A (SRA) Districts. (LU-22-23) 

 
C. The request of Sharolyn McDermith (Owner), for property located at 1054 Banfield 

Road requesting Wetland Conditional Use Permit under Section 10.1017 of the Zoning 
Ordinance to increase the amount of building in the buffer by 270 S.F. for the breezeway 
and 72 S.F. for the garage for a total building in size increase of 342 S.F. Said property is 
located on Assessor Map 283 Lot 38 and lies within the Single Residence A (SRA) 
District. (LU-22-5) 

 
D. The request of Charles Dudas (Owner), for property located at 32 Monteith Street 

requesting a Conditional Use Permit under Section 10.814 of the Zoning Ordinance for 
the construction of an Attached Accessory Dwelling Unit totaling 576 S.F. in gross floor 
area. Said property is located on Assessor Map 143 Lot 22 and lies within the General 
Residence A (GRA) district. (LU-22-44) 
 
 

IV. DESIGN REVIEW APPLICATION – PUBLIC HEARING 
 

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

A. The request of EightKPH LLC (Owner), for property located at 161 Deer Street to be 
known as 88 Maplewood Avenue requesting Preliminary Conceptual Consultation for 
the demolition of the existing one story commercial building and the construction of a 
four story building with a pent house. Said property is shown on Assessor Map Lot and 
lies within the Character District 5 (CD5).  (LUPD-22-7) 

 
 
VI. DESIGN REVIEW APPLICATION ACCEPTANCE  
 

A. The request of EightKPH LLC (Owner), for property located at 161 Deer Street to be 
known as 88 Maplewood Avenue requesting Preliminary Conceptual Consultation for 
the demolition of the existing one story commercial building and the construction of a 
four story building with a pent house. Said property is shown on Assessor Map Lot and 
lies within the Character District 5 (CD5).  (LUPD-22-7) 

 
 
VII. OTHER BUSINESS 
 

A. Review and discuss presentation on Land Use Committee Existing Conditions and 
Strategy Report and Regulatory Amendment Work Plan 

 
 
IX. ADJOURNMENT 
 
 
 
https://us06web.zoom.us/webinar/register/WN_5IX_TyQHRZC3TZwMPpUqig  

https://us06web.zoom.us/webinar/register/WN_5IX_TyQHRZC3TZwMPpUqig


  City of Portsmouth 
Planning Department 

1 Junkins Ave, 3rd Floor 
Portsmouth, NH 

(603)610-7216 

Memorandum 

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

Stefanie L. Casella, Planner 
Date: April 14, 2022 
Re: Recommendations for the April 21, 2022 Planning Board Meeting  

 

I. APPROVAL OF MINUTES 

Planning Department Recommendation  
Board members should determine if the draft minutes include all relevant details for the decision making 
process that occurred at the March 17, 2022 meeting, and vote to approve meeting minutes with edits if 
needed. 
 
*Please note that minutes for the Special Meeting on March 30, 2022 will be provided and available for 
approval at the May Planning Board Meeting*   
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II. 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 Donald Lowell Stickney III (Owner), for property 
located at 213 Jones Avenue requesting Conditional Use Permit under section 10.814 of the 
Zoning Ordinance and modification of the standards set forth in Sections 10.814.40 or 
10.814.52 through 10.814.56, to construct a new single family residence and convert the 
existing residence into a Detached Accessory Dwelling Unit totaling 886 square feet of living 
area. Said property is shown on Assessor Map 222 Lot 69 and lies within the Single Residence B 
(SRB) district. (LU-22-34) REQUEST TO POSTPONE 

 
 

Planning Department Recommendation  
1) Vote to postpone consideration to the May Planning Board Meeting  

 

  



April 21, 2022 Planning Board Meeting 

3 

II. 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. 

B.  The request of Nerbonne Family Revocable Trust (Owner), for property located at 189 Gates 
Street requesting a Conditional Use Permit under section 10.815 of the Zoning Ordinance and 
modification of the standards set forth in Section 10.815.30 for the conversion of an existing 
accessory structure (garage) into a garden cottage with 507 gross square footage of living space. 
Said property is shown on Assessor Map 103 Lot 6 and lies within the General Residence B (GRB) 
and Historic Districts. (LU-22-30) 
 
Project Review, Decisions, and Recommendations  

This application went before the Zoning Board of Adjustment on March 15, 2022.  Please see 
below for more information. The project will go before the Historic District Commission on May 
4, 2022. 

Staff Review | Garden Cottage Standards 10.815.30  

Different from an Accessory Dwelling Unit, a Garden Cottage that complies with the standards of 
Section 10.815 is otherwise exempt from the residential density standards of the Zoning 
Ordinance (e.g. minimum lot area per dwelling unit). Garden Cottages comply the standards in 
Section 10.815.30 (below). In granting a conditional use permit for a garden cottage, the Planning 
Board may modify a specific dimensional or parking standard set forth in Section 10.815.30 
consistent with the required findings in Section 10.815.40. 
 
Staff Review and Analysis  

Required Standards (10.815.30) Meets 
Standard 

Does 
Not 
Meet 
Standard 

Comments 

10.815.31. The existing accessory building shall not 
be expanded either vertically or horizontally, other 
than through the addition of a front entry not to 
exceed 50 sq. ft., or a side or rear deck not to 
exceed 300 sq. ft. 

 √ 
Modification 
Requested 
(see below) 

192 SF 
proposed 

10.815.32 The garden cottage shall not be larger 
than 600 sq. ft. gross floor area. √  Total 507 SF 

10.815.33 A garden cottage that is within the 
required yard for the zoning district shall not have 
any windows or doors higher than eight feet above 
grade facing the adjacent property. 

√  The right side 
elevation that 
encroaches the 
required 
setback will 
have no 
windows or 
doors. 
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Required Standards (10.815.30) Meets 
Standard 

Does 
Not 
Meet 
Standard 

Comments 

T10.815.34. The principal dwelling unit and the 
garden cottage shall not be separated in ownership 
(including by condominium ownership); and either 
the principal dwelling unit or the garden cottage 
shall be occupied by the owner of the property. 

√  Required 
condition per 
zoning 
ordinance. 

Where municipal sewer service is not provided, the 
septic system shall meet NH Water Supply and 
Pollution Control Division requirements for the 
combined system demand for total occupancy of the 
premises. 

√  Property is on 
municipal 
water service. 

 

Request for Modifications: 

The applicant requests following modification to 10.815.31 pursuant to Section 10.815.50 of the 
Zoning Ordinance as follows: 

The applicant is proposing a 192 SF addition where 50 SF is allowed.  

Staff Analysis 

Staff recommends approval of the modification for the following reasons: 

1. The total 192 SF expansion seems reasonable to create a livable space for a new 
dwelling unit and combined with the existing area meets the total limitation of 600 
SF established in the ordinance at 507 SF. 

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

3. Adequate space for off-street parking is still available on site. 
 
Zoning Board of Adjustment (BOA)  

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

1. Variances from Section 10.521 to allow a) 35.5% building coverage where 30% is the 
maximum allowed; and  

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

The Board voted to grant the request approving the revised plan without the deck with a 4’ right 
side yard and 31% building coverage. 

The plans as submitted to the Planning Board have incorporated the above revisions. 

Note: A request for rehearing was received on April 14, 2022. This item will go before the BOA on 
May 17, 2022. 

Planning Board Review Criteria 

In order to grant a conditional use permit for a Garden Cottage, the Planning Board must first 
make the following findings (Sec. 10.815.40): 
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Required Findings (10.815.40). 
 

Applicant Analysis  

1. Exterior design of the Garden 
Cottage is consistent with the 
existing single-family dwelling on the 
lot. 

Exterior siding, trim, windows and details are consistent with the 
existing dwelling. The garage was renovated in 1998 to 
complement the newly renovated house. The elevation drawings 
and photos on dwg. 3 of 3 clearly show this. 

2. The site plan provides adequate 
open space, landscaping and off-
street parking for both the Garden 
Cottage and the primary dwelling.  

The garden cottage with the addition and deck is located to have 
minimal impact on the existing +/- 1 B00sf landscaped rear yard. 
This is shown on  
dwg. 1 of 3. The existing driveway will not change & can easily 
accommodate 3 vehicles. 

3. The Garden Cottage will maintain 
a compatible relationship to adjacent 
properties in terms of location and 
design, and will not significantly 
reduce the privacy of adjacent 
properties. 

The garden cottage will have no windows on the right side and 
the deck will have just 6' of exposure to that right side. At the 
rear, the adjacent property is the Point of Graves Cemetery and 
the proposed addition to the garden cottage will break up the 
existing blank wall at the rear of the garage. At the left side the 
garden cottage is more than 30ft away from the adjacent 
property. All of the attached drawings& photos help to illustrate 
this. 

4. The Garden Cottage will not 
result in excessive noise, traffic or 
parking congestion. 

There is adequate parking for the garden cottage (dwg. 1 of 3) 
and the family oriented residential use will not result in excessive 
noise. 

 
 

Planning Department Recommendations  
 

1) Vote to grant a modification to the requirements set forth in section 10.815.31 to allow for 
an expansion that includes a 192 SF addition. 

2) Vote to find that the application meets the requirements set forth in Section 10.815.40 of the 
Zoning Ordinance and to grant the Conditional Use Permit with the following stipulation.  
• Any change, required as part of the Historic District Commission review and approval, 

that results in a change to the stipulations approved here or any change that is not 
substantially compliant with the approved Conditional Use Permit, as determined by the 
Planning Director, shall be resubmitted to the Planning Board for review and approval. 
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III. PUBLIC HEARINGS – NEW BUSINESS  

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

raised at this point or it will be deemed waived. 

A. The request of Society for the Protection of NH Forests (Owner), for the property located at 400 
Little Harbor Road requesting a Wetland Conditional Use Permit under Section 10.1017 of the 
Zoning Ordinance for the installation of new public bathrooms resulting in 303 S.F. of permanent 
impacts for the building and 275 S.F. of temporary impact to the 100 ft wetland buffer area. Said 
property is located on Assessor Map 203 Lot 8 and lies within the Rural (R) District. (LU-22-31) 
 

Project Review, Decisions, and Recommendations  

This application has been before the Conservation Commission. Please see below for more 
information. The Planning Director has waived review by the Technical Advisory Committee for 
the following reasons. 

 
1. The Public Works Department was satisfied with the existing drainage plan. 
2. The applicant certified that the site had sufficient septic capacity for the proposed 

use.  
 

Conservation Commission 

The Conservation Commission reviewed the application at the March 9, 2022 meeting. See below for 
analysis of criteria as stated in Section 10.1017.50 Of the Zoning Ordinance. 
 
1. The land is reasonably suited to the use activity or alteration.   
The proposed project is to construct a new exterior bathroom facility for users of the site. The new 
building is proposed partially within the wetland buffer with 303 square feet of permanent impacts for 
the building and 275 square feet of temporary impact for the work around the building. The location is 
previously disturbed and the new building is on the far side of the existing building with only a portion in 
the buffer. Therefore, this appears to be a reasonable location for this structure.  

2. There is no alternative location outside the wetland buffer that is feasible and reasonable for the 
proposed use, activity or alteration.    
According to the applicant this is the most appropriate location for the new structure due to on-site ledge 
and longer runs of utility lines. 

3. There will be no adverse impact on the wetland functional values of the site or surrounding properties.  
The proposed structure will result in a new building in the buffer where there is currently gravel adjacent 
to a parking lot. Given the structure is proposed with a stone drip edge the impact from the new structure 
(if adequate erosion protections are provided) should be less than or equal to the existing condition. 

4. Alteration of the natural vegetative state or managed woodland will occur only to the extent necessary 
to achieve construction goals.   
The new construction on the site is proposed in a previously disturbed area with just lawn and gravel. 
There is no impact to the natural vegetation or managed woodland proposed with this project.  

5. The proposal is the alternative with the least adverse impact to areas and environments under the 
jurisdiction of this section.  
The proposed building will not create new impacts for the wetland as designed.  

6. Any area within the vegetated buffer strip will be returned to a natural state to the extent feasible. 
The applicant is proposing to restore the disturbed area by replacing the lawn. Staff recommends the 
applicant consider the addition of plantings inside the property line in the area closest to the wetland to 
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enhance wetland buffer habitat and provide additional water filtration for stormwater runoff from the 
lawn area.   
 

The Commission voted unanimously to recommend approval of the Wetland Conditional Use 
Permit to the Planning Board with the following stipulations: 

1. Plant blueberry bushes or other native shrubs along the buffer area near the wetland 
edge. 

2. Maintain property according to NOFA standards. 
 

 
Planning Department Recommendations  

1) Vote to find that the application satisfies the criteria set forth in Section 10.1017.50 of the 
Zoning Ordinance 

2) Vote to grant the Wetland Conditional Use permit with the following stipulations: 
a. Blueberry bushed or other native shrubs are planted along the buffer area near the 

wetland edge. 
b. Property is maintained according to NOFA standards.  
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III. PUBLIC HEARINGS – NEW BUSINESS  

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

point or it will be deemed waived. 

B. Request of ADL 325 Little Harbor Road Trust (Owner), for property located at 325 Little Harbor 
Road requesting Wetland Conditional Use Permit under Section 10.1017 of the Zoning Ordinance 
to replace the existing single family structure, carriage house, shed, barn, and paddock; construct 
a garage, pool, pool cabana playground; and renovate the existing barn and shed with all 
associated electric, gas, water, and sewer updates as required on private property and within the 
public right of way resulting in 195,656 S.F. of impact in the tidal buffer area and 17, 189 S.F. of 
temporary impact to in the tidal wetland area. Said property is shown on Assessor Map 205 Lot 2 
and is located within the Rural (R) and Single Residence A (SRA) Districts. (LU-22-23) 

Project History 

The Planning Board, at its regularly scheduled meeting of Thursday, January 27, 2022, approved a 
Conditional Use Permit for the conversion of an existing accessory structure (formerly caretaker’s 
home) into a Detached Accessory Dwelling Unit with a gross floor area of 1,300 square feet of 
gross floor area with the following stipulations:  

1. The applicant can demonstrate the availability of sewer or approved onsite septic or 
septic holding tank approved by NHDES prior to Building Permit issuance.  

2. The applicant will add a note on the plans and record an affidavit at the registry that 
states this DADU will be the only accessory dwelling unit on the property. 

Project Review, Decisions, and Recommendations  

This application has been before the Technical Advisory Committee and the Conservation 
Commission. Please see below for more information. 

Technical Advisory Committee 
Although this project did not meet the thresholds under which Site Plan review would be 
required per Section 1.2 of the Site Plan Review Regulations, the Planning Director asked that 
this project be reviewed by the Technical Advisory Committee to discuss proposed infrastructure 
work in the public right-of-way, and fire service.  

At their meeting April 8, 2022, the Technical Advisory Committee approved the project with the 
following stipulations: 

Item to be addressed before Planning Board submittal:  

1. Sewer force main has more than one high point. Should be designed and stamped 
by design engineer. Plan to accommodate high points and air relief. 

Items to be addressed before construction: 

1. Confirm high points in force main does not require air release valve for air 
entrapment. 

The above conditions have been satisfied in the updated submission provided to the Board. 

Conservation Commission 
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The Conservation Commission reviewed the application at the March 9, 2022 meeting. See below for 
analysis of criteria as stated in Section 10.1017.50 Of the Zoning Ordinance. 

 

1. The land is reasonably suited to the use activity or alteration.   
The proposed project reviewed in November of 2021 was approved by the Conservation Commission. The 
proposed changes to the project include work in the 100’ tidal buffer zone to repair the bridge. This 
request is reasonable as it is necessary to safely access the island.  

2. There is no alternative location outside the wetland buffer that is feasible and reasonable for the 
proposed use, activity or alteration.    
With regard to the new impacts not yet reviewed in this application this is the only way to access the 
island, therefore, this location is reasonable.  

3. There will be no adverse impact on the wetland functional values of the site or surrounding properties.  
The bulk of the impacts not yet reviewed by the Conservation Commission are located on an island. There 
is work proposed in the access road to the island and in Little Harbor Road. Those impacts are under the 
existing roadbed or shoulder and should not cause new impacts if erosion control measures are installed 
and monitored during project construction.  

4. Alteration of the natural vegetative state or managed woodland will occur only to the extent necessary 
to achieve construction goals.  
In addition to the impacts for the pool and home construction there are a great deal of impacts which serve to 
enhance the tidal buffer zone and upland areas on the island. The applicant is working with a detailed land 
management plan to control invasive species and provide an extensive planting plan which should result in a net 
enhancement to the vegetative state and managed woodland on the property.  

5. The proposal is the alternative with the least adverse impact to areas and environments under the 
jurisdiction of this section.  
The Conservation Commission previously approved the extensive work to construct the house, caretaker 
house, swimming pool and associated pool house in addition to the extensive landscaping work. While 
there is a great deal of disturbance for the overall project, the reduction in invasive species and planned 
enhancement to the natural and landscaped areas and overall reduction of impervious surfaces result in a 
reduction of impacts.  

6. Any area within the vegetated buffer strip will be returned to a natural state to the extent feasible. 
The applicant is proposing to restore and extensive invasive species removal and buffer enhancement 
planting plan.  

The Commission voted 4 in favor and 3 opposed to recommend approval of the Wetland 
Conditional Use Permit to the Planning Board. 

Some of the concerns were the amount of impact from the house and a better location could be 
found with less buffer impact. Those voting for mentioned all of the beneficial landscaping 
components, the net reduction of impervious surfaces and removal of the septic system from the 
buffer.  

 
 

Planning Department Recommendations  
1) Vote to find that the application satisfies the criteria set forth in Section 10.1017.50 of the 

Zoning Ordinance 
2) Vote to grant the Wetland Conditional Use Permit as presented.  
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III. PUBLIC HEARINGS – NEW BUSINESS  

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

point or it will be deemed waived. 

C. Request Sharolyn McDermith (Owner), for property located at 1054 Banfield Road requesting 
Wetland Conditional Use Permit under Section 10.1017 of the Zoning Ordinance to increase the 
amount of building in the buffer by 270 S.F. for the breezeway and 72 S.F. for the garage for a 
total building in size increase of 342 S.F. Said property is located on Assessor Map 283 Lot 38 and 
lies within the Single Residence A (SRA) District. (LU-22-5) 
 

Project Review, Decisions, and Recommendations  

This application has been before the Conservation Commission. Please see below for more 
information. 

Conservation Commission 

The Conservation Commission reviewed the application at the February 9, 2022 meeting. See below for 
analysis of criteria as stated in Section 10.1017.50 Of the Zoning Ordinance. 

1. The land is reasonably suited to the use activity or alteration.   
The proposed project is to expand the size of the breezeway and garage. The proposed plan will increase 
the amount of building in the buffer by 270 square feet for the breezeway and 72 square feet for the 
garage for a total building in size increase of 342 square feet. While this is all new work in the buffer the 
proposal is to remove the asphalt for the area of work so there will be a reduction in paved surface by the 
same amount or 342 square feet. The balance, if constructed properly, will amount to a small net 
improvement where pavement which currently accommodates automobiles will be replaced by roof 
surface.  

2. There is no alternative location outside the wetland buffer that is feasible and reasonable for the 
proposed use, activity or alteration.    
Almost the entire property is within the 100’ wetland buffer therefore there is no location outside of the 
buffer that is feasible for this work. 

3. There will be no adverse impact on the wetland functional values of the site or surrounding properties.  
This project does not show an erosion control plan or how the construction will be accomplished.  If the 
applicant installs adequate erosion control measures the site should not be impacted by this project.  

4. Alteration of the natural vegetative state or managed woodland will occur only to the extent necessary 
to achieve construction goals.   
The new construction on the site is proposed completely in a developed area. There is no impact to the 
natural vegetation or managed woodland proposed with this project.  

5. The proposal is the alternative with the least adverse impact to areas and environments under the 
jurisdiction of this section.  
The construction portion of the project could be seen as a net benefit given the impervious is going from 
driveway or asphalt pavement to roof surface.  

6. Any area within the vegetated buffer strip will be returned to a natural state to the extent feasible. 
The applicant is proposing to restore a significant area of the buffer by replacing lawn with shrubs. This 
area is at the edge of the wetland and could provide habitat and potential water filtration for stormwater 
runoff from the lawn area.   
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The Commission voted unanimously to recommend approval of the Wetland Conditional Use 
Permit to the Planning Board with the following stipulations: 

1. The applicant will add new plantings along the fence closest to the wetland in 
addition to those shown at the front of the property. 

2. The applicant will install appropriate erosion control measures during construction. 
3. The applicant will follow NOFA standards for lawn care in the wetland buffer 
4. The applicant will provide a planting plan showing the spacing, type and location of 

the new plantings. 
5. The applicant will show the location of the drywell on the plans. 

 
 

Planning Department Recommendations  
1) Vote to find that the application satisfies the criteria set forth in Section 10.1017.50 of the 

Zoning Ordinance 
2) Vote to grant the Wetland Conditional Use permit with the following stipulations: 

a) The applicant will add new plantings along the fence closest to the wetland in addition 
to those shown at the front of the property. 

b) The applicant will install appropriate erosion control measures during construction. 
c) The applicant will follow NOFA standards for lawn care in the wetland buffer 
d) The applicant will provide a planting plan showing the spacing, type and location of 

the new plantings for review by Staff. 
e) The applicant will show the location of the drywell on the plans for review by Staff. 
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III. 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. 

D. The request of Charles Dudas (Owner), for property located at 32 Monteith Street requesting a 
Conditional Use Permit under Section 10.814 of the Zoning Ordinance for the construction of an 
Attached Accessory Dwelling Unit totaling 576 S.F. in gross floor area. Said property is located on 
Assessor Map 143 Lot 22 and lies within the General Residence A (GRA) district. (LU-22-44) 

Project History 

32 Monteith is a 30,644 SF lot with a single family home.  This property requested a Wetland 
Conditional Use Permit by Planning Board on June 18, 2020 for the removal of an existing garage 
and the construction of new garage, addition, and deck. This approval was granted a 1-year 
extension on June 17, 2021. 

Applicant has revised plans to add an ADU above the proposed garage and expanded footprint 
outside of the wetland buffer area. This expansion will require relief from the Zoning Ordinance 
for side yard encroachment. 

Project Review, Decisions, and Recommendations  

The application will be before the Board of Adjustment on April 19, 2022. More information is 
provided below. 

Staff Review  
Attached accessory dwelling units must comply with standards set forth in the following sections 
of the Zoning Ordinance: 

• 10.814.10 
• 10.814.20 
• 10.814.30 
• 10.814.40 

 
In granting a conditional use permit for an accessory dwelling unit, the Planning Board may 
modify a specific standard set forth in Sections 10.814.40 (below) including requiring additional 
or reconfigured off-street parking spaces, provided that the Board finds such modification will be 
consistent with the required findings in Section 10.814.60. 
 

Required Standards (10.814.40) Meets 
Standard 

Does Not 
Meet 
Standard 

Comments 

10.814.41 An interior door shall be provided between 
the principal dwelling unit and the accessory dwelling 
unit. 

√  The second floor of 
the ADU would be 
accessed by an 
interior stairwell that 
connects the garage 
to the existing house. 
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Required Standards (10.814.40) Meets 
Standard 

Does Not 
Meet 
Standard 

Comments 

10.814.42 The accessory dwelling unit shall not have 
more than two bedrooms and shall not be larger than 
750 sq. ft. gross floor area. For the purpose of this 
provision, gross floor area shall not include existing 
storage space, shared entries, or other spaces not 
exclusive to the accessory dwelling unit 

√  The proposed 
accessory structure 
provides one 
bedroom and is 576 
SF. 

10.814.43 Any exterior changes to the single-family 
dwelling shall maintain the appearance of a single-
family dwelling. If there are two or more doors in the 
front of the dwelling, one door shall be designed as 
the principal entrance and the other doors shall be 
designed to appear to be secondary. 

√  The principal entrance 
is clearly identifiable. 
The AADU entrance is 
located as a side 
entrance. 

10.814.44 No portion of the AADU shall be closer to 
the front lot line than the existing front wall of the 
principal dwelling unit. 

√  Proposed garage is set 
back 26 ft. from 
principal façade. 

10.814.451 An exterior wall of the AADU that faces a 
street on which the lot has frontage shall comprise 
no more than 40 percent of the total visible façade 
area of the dwelling as seen from that street. 

√  Substantial 
compliance achieved 
when the garage wall 
is counted towards 
the total visible façade 
of the building.  

10.814.452 The addition to or expansion of the 
existing single-family dwelling may include an 
increase in building height only as an upward 
expansion of the existing principal building with no 
increase in building footprint.  

 √ The accessory unit is a 
proposed 576 SF 
addition and part of a 
larger renovation 
project. 

10.814.453 The building height of any addition or 
expansion that includes an increase in building 
footprint shall be less than the building height of the 
existing principal building. 

√  New garage with 
accessory unit does 
not exceed the height 
of the existing 
principal structure. 

10.814.454 The AADU shall be architecturally 
consistent with the existing principal dwelling 
through the use of similar materials, detailing, roof 
pitch, and other building design elements. 

√  The proposed addition 
is harmonious with 
the principal structure 
in materials and is not 
readily discernable 
from the principal 
dwelling.  

 

Staff Analysis 

Staff recommends approval of the modification for the following reasons: 
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1. The total 576 SF expansion for the AADU seems reasonable to create a livable space for 
a new dwelling unit and does not exceed the total limitation of 750 SF established in the 
ordinance. 

2. Adequate space for off-street parking is still available on site. 
3. The proposed AADU, as presented is compatible with the principal dwelling in design 

and materials. 

Board of Adjustment  

An application for the following will be before the Board of Adjustment at their meeting 
scheduled for April 19, 2022.  

1. Variance to the Portsmouth Zoning Ordinance 10.521: Dimensional Standards 10’ 
Minimum Side Yard Dimension to allow for a 8’ side yard setback. 

 

Staff will provide an update on the application before the Board of Adjustment at the Planning 
Board meeting on April 21, 2022. 

Planning Board Review Criteria 

Before granting a conditional use permit for an attached or detached ADU, the Planning Board 
shall make the following findings (10.814.60): 

Required Findings (10.814.60) Applicant Analysis  
10.814.61 Exterior design of the ADU is 
consistent with the existing principal 
dwelling on the lot.  

The ADU will be architecturally consistent with principal 
dwelling unit. 

10.814.62 The site plan provides 
adequate and appropriate open space, 
landscaping and off-street parking for 
both the ADU and the primary 
dwelling. 

Response: The site plan shows the garage/ADU structure with 
open space around it particularly to the south and east to the 
back yard. The location of the garage/ADU structure allows for 
landscaping around all non-driveway sides of it. The site 
plan shows a driveway large enough for 4 cars and includes a 2-
car garage for a total of 6 off-street parking for both the ADU 
and primary dwelling.  

10.814.63 The ADU will maintain a 
compatible relationship to adjacent 
properties in terms of location, design, 
and off-street parking layout, and will 
not significantly reduce the privacy of 
adjacent properties. 

Response: We worked closely with an architect to ensure the 
design of the ADU is compatible with the primary dwelling and 
fits with the character of the neighborhood. Off street parking 
shall be provided as noted above. The location of the ADU does 
not significantly reduce the privacy of the adjacent property.  
 

10.814.64 The ADU will not result in 
excessive noise, traffic or parking 
congestion. 

Response: The ADU is attached to the primary dwelling and 
excessive noise from the ADU would not be tolerated by the 
homeowners (us). The site plan indicates a driveway large 
enough for 4 cars which allows for off street parking for the 
ADU and will not cause traffic or parking congestion.  

 
 

Planning Department Recommendations  
1) Vote to grant a modification to the requirements set forth in section 10.814 to allow for an 

expansion that includes a 576 SF addition. 
2) Vote to find that the application meets the requirements set forth in Section 10.814.60 of 

the Zoning Ordinance and to grant the Conditional Use Permit as presented.  
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IV. DESIGN REVIEW – PUBLIC HEARING 

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

requesting Design Review approval to partially demolish existing buildings and construct a new 3 
story structure with a short 4th story. Said property is shown on Assessor Map 117 Lot 14 and lies 
within Character District 4 (CD-4), Character District 5 (CD-5) and the Historic District.  (LUPD-22-
6) 
Description 

This item is a request for Design Review under the Site Plan Review Regulations. Under the State 
statute (RSA 676:4,II), the Design Review phase is an opportunity for the Planning Board to 
discuss the approach to a project before it is fully designed and before a formal application for 
Site Plan Review is submitted. The Design Review phase is not mandatory and is nonbinding on 
both the applicant and the Planning Board. 

Although the State statute calls this pre-application phase “design review,” it does not 
encompass review of architectural design elements such as façade treatments, rooflines and 
window proportions. Rather, it refers to site planning and design issues such as the size and 
location of buildings, parking areas and open spaces on the lot; the interrelationships and 
functionality of these components, and the impact of the development on adjoining streets and 
surrounding properties. 

The process as outlined in Section 2.4.3 of the Site Review regulations is that the Board first has 
to determine that the request for design review includes sufficient information to allow the 
Board to understand the project and identify potential issues and concerns, and, if so, vote to 
accept the request and schedule a public hearing.  Completion of the design review process also 
has the effect of vesting the project to the current zoning provided the project application is 
submitted within 12 months. 

Design review discussions must take place in a public hearing.  At the conclusion of the public 
hearing process, the Board makes a determination that the design review process for the 
application has ended. 

In accordance with Section 2.4.3 (1-4) of the Site Review regulations, on the January 27, 2022 
meeting of the Planning Board, the Planning Board voted to accept the request for design review 
and to schedule a public hearing,  finding that the proposal included sufficient information to 
allow the Board to understand the project and identify potential issues and concerns. Once the 
application has been accepted by the Planning Board, the following sections are applicable.  

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

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 

http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
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to review the project. Detailed engineering of infrastructure and utilities are not required at the 
design review phase, but the information listed in Section 2.5.4(3) should be displayed in sufficient 
detail to enable the Board to understand the proposed project and identify potential issues and 
concerns.  

4. At a regular meeting of the Planning Board, the Board shall determine if the request for design 
review includes sufficient information to allow the Board Site Plan Review Regulations 6 
November 2020 to understand the project and identify potential issues and concerns, and shall 
vote on whether to accept the request for design review and to schedule a public hearing. If the 
Board determines that the request does not describe the proposed project in sufficient detail, it 
shall notify the applicant of the specific deficiencies that need to be addressed.  

5. Design review discussions shall take place in a public hearing at a regularly scheduled meeting 
of the Planning Board, after notice to abutters, holders of conservation, preservation, or 
agricultural preservation restrictions, and the general public as required by State statute.  

6. At any public meeting of the Planning Board, the Board may determine that the design review 
process of an application has ended and shall inform the applicant in writing within 10 days of 
such determination. 

 
 

Planning Department Recommendations  
Planning Board should review relevant sections of the Zoning Ordinance and Site Plan Review 
Regulations with the applicant. 

At the closure of discussion, vote to find the design review process is complete. 
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V. PRELIMINARY CONCEPTUAL CONSULTATION  

A. The request of EightKPH LLC (Owner), for property located at 161 Deer Street to be known 
as 88 Maplewood Avenue requesting Preliminary Conceptual Consultation for the 
demolition of the existing one story commercial building and the construction of a four story 
building with a pent house. Said property is shown on Assessor Map Lot and lies within the 
Character District 5 (CD5).  (LUPD-22-7) 
 

Description 

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

As authorized by NH RSA 676:4,II, the Site Plan Regulations require preliminary conceptual 
consultation for certain proposals, including (1) the construction of 30,000 sq. ft. or more gross 
floor area, (2) the creation of 20 or more dwelling units, or (3) the construction of more than one 
principal structure on a lot.  Preliminary conceptual consultation precedes review by the 
Technical Advisory Committee. 

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

[Preliminary conceptual consultation]… shall be directed at review of the basic concept of the 
proposal and suggestions which might be of assistance in resolving problems with meeting 
requirements during final consideration. Such consultation shall not bind either the applicant or 
the board and statements made by planning board members shall not be the basis for 
disqualifying said members or invalidating any action taken. The board and the applicant may 
discuss proposals in conceptual form only and in general terms such as desirability of types of 
development and proposals under the master plan. 

The preliminary conceptual consultation phase provides the Planning Board with an opportunity 
to review the outlines of a proposed project before it gets to detailed design (and before the 
applicant refines the plan as a result of review by the Technical Advisory Committee and public 
comment at TAC hearings). In order to maximize the value of this phase, Board members are 
encouraged to engage in dialogue with the proponent to offer suggestions and to raise any 
concerns so that they may be addressed in a formal application. Preliminary conceptual 
consultation does not involve a public hearing, and no vote is taken by the Board on the proposal 
at this stage. Unlike Design Review, completion of Preliminary Conceptual Consultation does not 
vest the project to the current zoning. 

Site Plan Review Regulations Article 2 Section 2.4.2: Preliminary Conceptual Consultation Phase 

 1. The applicant may request a meeting with the Planning Board to discuss a proposal in 
conceptual form. The preliminary conceptual consultation phase is mandatory for a site plan that 
meets any of the following criteria: Site Plan Review Regulations 5 November 2020 

(a) Includes the construction of 30,000 square feet or more gross floor area;  

(b) Includes the creation of 20 or more dwelling units;  

(c) Includes the construction of more than one principal structure on a single parcel.  

2. A request for preliminary conceptual consultation 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 and in hard copy. The total number 
of hard copies required shall be determined by the Planning Director.  

http://www.gencourt.state.nh.us/rsa/html/lxiv/676/676-mrg.htm
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3. Preliminary conceptual consultation may occur only at formal meetings of the Planning Board. 
However, such discussions shall not be the subject of a public hearing, and formal notice of 
abutters and the public shall not be required.  

4. Preliminary conceptual consultation shall be directed at review of the basic concept of the 
proposal and suggestions that might be of assistance in resolving problems with meeting 
requirements during final consideration. The Board and the applicant may discuss proposals in 
conceptual form only and in general terms such as the desirability of the proposed development 
type, scale, intensity and layout under the Master Plan. 

 

Planning Department Recommendations  

 The Board and the applicant should discuss proposals in conceptual form only and in general 
terms such as the desirability of the proposed development type, scale, intensity and layout under 
the Master Plan. Assistance should be given to the applicant to help resolve problems in meeting 
city requirements.   

Board members should review section 2.4.2 Preliminary Conceptual Consultation Phase of the Site 
Plan Regulations.  

Board members should review sections of the Zoning Ordinance that may apply to this 
application. Possible sections may include but are not limited to:  

• SECTION 10.520 RESIDENTIAL AND MIXED RESIDENTIAL DISTRICTS 
• SECTION 10.5A40 CHARACTER DISTRICT DEVELOPMENT STANDARDS 
• SECTION 10.1110 OFF-STREET PARKING 
• SECTION 10.1130 LANDSCAPING AND SCREENING  

 

 

  

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

A.  The request of EightKPH LLC (Owner), for property located at 161 Deer Street to be known as 88 
Maplewood Avenue requesting Preliminary Conceptual Consultation for the demolition of the 
existing one story commercial building and the construction of a four story building with a pent 
house. Said property is shown on Assessor Map Lot and lies within the Character District 5 (CD5).  
(LUPD-22-7) 
 

This item is a request for Design Review under the Site Plan Review Regulations. Under the State 
statute (RSA 676:4,II), the Design Review phase is an opportunity for the Planning Board to 
discuss the approach to a project before it is fully designed and before a formal application for 
Site Plan Review is submitted. The Design Review phase is not mandatory and is nonbinding on 
both the applicant and the Planning Board. 

Although the State statute calls this pre-application phase “design review,” it does not 
encompass review of architectural design elements such as façade treatments, rooflines and 
window proportions. Rather, it refers to site planning and design issues such as the size and 
location of buildings, parking areas and open spaces on the lot; the interrelationships and 
functionality of these components, and the impact of the development on adjoining streets and 
surrounding properties. 

The process as outlined in Section 2.4.3 of the Site Review regulations is that the Board first has 
to determine that the request for design review includes sufficient information to allow the 
Board to understand the project and identify potential issues and concerns, and, if so, vote to 
accept the request and schedule a public hearing.  Completion of the design review process also 
has the effect of vesting the project to the current zoning provided the project application is 
submitted within 12 months. 

Design review discussions must take place in a public hearing.  At the conclusion of the public 
hearing process, the Board makes a determination that the design review process for the 
application has ended. 

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 potential issues and concerns, and shall 
vote on whether to accept the request for design review and to schedule a public hearing. If the 

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


April 21, 2022 Planning Board Meeting 

20 

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. … 

 

Planning Department Recommendations  

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

If submitted materials are sufficient, vote to find that Design Review application is complete and 
to schedule the public hearing to take place at the April 21, 2022 Planning Board meeting. 
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VI. OTHER BUSINESS 

A. Review and discuss presentation on Land Use Committee Existing Conditions and Strategy 
Report and Regulatory Amendment Work Plan. 
 
On February 7, 2022, the City Council established the Land Use Committee to look at diversifying 
land use regulations within the City. The purpose of the Committee is to review all current zoning 
and policies surrounding housing and development to encourage sustainable, diverse, and 
affordable development including expanded multi model transportation.  The Land Use 
Committee is charged with reporting back to the City Council on recommended alterations to the 
zoning and existing policies along with any new zoning or policies to be considered important to 
furthering the City’s Goals. Members include:  

• City Councilor/Chair Beth Moreau,  
• City Councilor Rich Blalock,  
• Rick Chellman, Planning Board Chair  
• Corey Clark, Planning Board Vice Chair  
• Beverly M. Zendt, Planning Director  
• Nick Cracknell, Principal Planner  
• Craig Welch, Executive Director, Portsmouth Housing Authority  
• Economic Development Commissioner, Sarah LaChance 

 
As part of the first package of amendments, the Land Use Committee has focused on advancing 
the citywide housing goals identified by City Council in their 2022-2023 Goals. These objectives 
were refined on February 27, 2022 and include: 
1. Increase diversity of housing types and price points; 
2. Remove regulatory barriers for housing diversification in neighborhoods (ADUS) – 

context sensitive design and consideration to impacts to traffic, on street parking and 
other infrastructure impacts;  

3. Restructure incentives to deliver greater public benefit in workforce housing 
construction; and 

4. Identify and maximize partnerships, coalitions, and funding opportunities to deliver 
affordable housing. 

  

Existing Conditions and Strategy Report 
The Existing Conditions and Strategy Report (Attachment A) will be used to inform regulatory 
amendments that will be developed and recommended for adoption by Land Use Committee and 
the Planning Board consistent with the City Council adopted goals of diversifying and enhancing 
the supply of housing choices in Portsmouth. The report includes the following: 

• Summary of adopted Master Plan goals and City Council adopted policies related to 
housing; 

• State requirements for workforce housing; 
• Data regarding city approvals over the past seven years related to housing; 
• Summary of existing housing types; and 
• Summary of city cost burden for renters and owners.  

Regulatory Amendment Work Plan 

On April 9, 2022, the Land Use Committee approved transmittal of the draft 2021 Regulatory 
Amendment Work Plan to City Council (Attachment B).  The work plan consists of three phases: 
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1. Phase 1: Code Clean-Up  
Purpose: Improve regulatory implementation and align with legislative intent. 
Eliminate ambiguous sections that result in unintended consequences. 

2. Phase 2: Accessory Dwelling Unit Amendments 
Purpose: Remove barriers and expand the number of eligible properties for ADUs and 
Senior Housing Facilities. 

3. Phase 3: Incentive Amendments 
Purpose: Adjust incentives to place a higher emphasis on Workforce Housing. 

 

The work plan includes evaluation of proposed amendments for alignment with existing Master 
Plan goals, City Council adopted goals (2022-2023) and City Council adopted policies (Housing 
Policy). The work plan further identifies stakeholders and focus group members to be included in 
public outreach. Both Phase 2 and Phase 3 will include a public input summary which will identify 
key themes and concerns. Public involvement strategies will target those most impacted by 
regulatory changes and subject matter experts.  

Land Use Committee Recommendation and Council Action  
The Land Use Committee is seeking approval of the 2022 Regulatory Amendment Work Plan and is 
asking the City Council to transmit phase one draft regulation amendments to the Planning Board 
for review and a recommendation. Upon Planning Board Recommendation, City Council will 
schedule the first reading of Phase 1 amendments. 
 
Phase 1 Amendments include the following: 

1. Building Height Map. Section 10.5A21B: Add new streets, add building heights for 
civic and municipal properties and modify building heights.  Correct the reference to 
10.5A46. 

2. Building Height Standards. Section 10.5A21B: Clarify the standards for corner, 
through or waterfront lots 

3. Civic Districts. Section 10.5A52.40: Apply the CD4 development standards to civic 
properties 

4. Definitions. Section 10.153: Add definitions for public places and modify building 
height to be based on existing versus finished grade. 

 

Full proposed amendments are provided in Attachment B.  

 

 

X. ADJOURNMENT 

 



REGULAR MEETING 

PLANNING BOARD 

PORTSMOUTH, NEW HAMPSHIRE 

 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 

 

 

7:00 PM           March 17, 2022     

  

MINUTES 

 

MEMBERS PRESENT:  Rick Chellman, Chairman; Corey Clark Vice Chair; Karen Conard, 

City Manager; Ray Pezzulo, Assistant City Engineer; Beth 

Moreau; Peter Harris; Jane Begala; James Hewitt; Franco 

DiRienzo, Alternate; Andrew Samonas, Alternate  

ALSO PRESENT: Beverly M. Zendt, Planning Director; Peter Britz, Environmental 

Planner; Stefanie Casella, Planner 1 

MEMBERS ABSENT:  Greg Mahanna  

 

I. APPROVAL OF MINUTES 

 

A. Approval of the February 17, 2022 minutes. 

 

Chairman Chellman commented that Mr. DiRienzo would sit in for Mr. Mahanna tonight.  

 

City Council Representative Moreau moved to approve the minutes from the February 17, 2022, 

minutes as amended, seconded by Mr. Clark 

 

Mr. Hewitt commented that he questioned about taking attendance not Mr. Mahanna. Also, the 

shadow study that was requested for the 2 Russell St. application was referring to the whole site 

not just the community space.  Mr. Hewitt noted that he commented on the trees for the 230 

Commerce Way application and thinking about it more he would have requested that the project 

also go to the Trees and Greenery Committee.  Mr. Hewitt did not say it at the time but would 

have liked to.  Mr. Chellman commented that Mr. Hewitt did not mention the Committee at the 

time, so that was not an edit to the minutes.  That can be addressed when the application returns.  

 

Chairman Chellman noted that he had a couple edits from Mr. Mahanna.  The first is that 

Mahanna is spelled with two N’s.  Also, Mr. Mahanna has personally never done business with 

the Green and Company and Port Harbor application developers.  That needs to be corrected.    

 

The motion passed unanimously.   
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Chairman Chellman commented that he had a request to consider VII. Other Business Item A out 

of order.  

 

City Manager Conard moved to take VII. Other Business Item out of order, seconded by Vice 

Chairman Clark. The motion passed unanimously.  

 

City Council Representative Moreau moved to grant a 1 – year extension of the 163 Sparhawk 

Conditional Use Permit, seconded by City Manager Conard.  The motion passed unanimously. 

   

 

II. DETERMINATIONS OF COMPLETENESS 

 

SUBDIVISION REVIEW 

 

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

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

Subdivision Review approval for a lot line adjustment. 

 

City Council Representative Moreau moved to determine that this application is 

complete according to the Subdivision Regulations, (contingent on the granting of 

any required waivers under Section III and IV of the agenda) and to accept the 

applications for consideration, seconded by Vice Chairman Clark.  The motion passed 

unanimously.  

 

SITE PLAN REVIEW 

 

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

Street, requesting Site Plan Review approval. 

 

City Council Representative Moreau moved to determine that this application is complete 

according to the Site Plan Review Regulations, (contingent on the granting of any required 

waivers under Section III and IV of the agenda) and to accept the applications for consideration, 

seconded by Vice Chairman Clark.  The motion passed unanimously.  

 

Mr. Harris questioned what the status for parking was for this application.  Chairman Chellman 

commented that this was just for the determination of completeness.  That means there is enough 

information for the discussion.  They did not make a decision on any items in that package, and 

would have a discussion later in the agenda.   

 

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

Route 1 Bypass, requesting Site Plan Review approval. 

 

City Council Representative Moreau moved to determine that this application is complete 

according to the Site Plan Review Regulations, (contingent on the granting of any required 

waivers under Section III and IV of the agenda) and to accept the applications for consideration, 

seconded by Vice Chairman Clark.  The motion passed unanimously.  
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III. PUBLIC HEARINGS -- OLD BUSINESS 

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

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

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

 

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

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

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

contain 73 new spaces (52 covered); to renovate the existing structure on Tax Map 172 

Lot 2; and to add a bioretention stormwater facilities, stormwater collection and treatment 

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

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

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

 

SPEAKING TO THE APPLICATION 

 

Gregg Mikolaities from August Consulting Jay Bisognano, John Bosen, and Rick Lundborn and 

Scott Lamontange were present to speak to the application.  Mr. Mikolaities commented that the 

West End Yards were acquired in 2017 and the project was approved in September 2019.  Part of 

the approval process was a land transfer to create Hodgson Way.  At the time West End Yards 

was going through the permitting process the vacant car dealership was not part of the project.  It 

was a separate lot that was approved in 2017 for a brew pub and restaurant.  When the retail 

building was permitted there were not tenants at the time, so the parking calculations were based 

on theoretical tenants.  Tonight, they have letters of intent for retail tenants for 95% of buildings 

C and D.  They cannot disclose the tenants except for Buffalo Wild Wings.  There will be 

another restaurant on the east side of the site.  There is a large corporation tenant based in 

Portsmouth that will take the top floor and part of the bottom.  Now they can calculate the actual 

parking that is needed.  The leases have not been signed yet.  This has been through TAC.  

That’s why here tonight.  The ordinance states that apartments under 500 sf only need half space, 

but in reality, this location is closer to 1 space.  That’s driving the need as well.  The minimum 

calculation for this site is 556 spaces, and that’s what was approved.  Tonight, they are asking for 

622 spaces.  The maximum allowed is 668 spaces.  The plan has now incorporated retail building 

D, which is the vacant dealership.  It is now integrated into the project.  They have also 

approached the railroad to purchase property to create head in parking.  TAC requested covered 

parking in that area.  People will not be able to see the parking without the cover, but they agreed 

to the covered parking.   

 

Chairman Chellman commented that they said 622 spaces in the presentation, but the plans 

showed 624 spaces.  Mr. Mikolaities responded that they lost 2 because of the parking structure.  

Mr. Lundborn confirmed that the covered parking area reduced the spaces from 52 spaces to 50.   

Chairman Chellman requested clarification on whether or not the changes were all in the red 

outline on the plan.  Mr. Mikolaities confirmed that was correct.  TAC asked for clarification on 

parking allocation, so they created a color plan.  There will not be designated parking, but the 

colored plan helps to clarify allocation.     
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Ms. Begala requested more information on the open space now that the plan includes the former 

pet zone and the asphalt space is growing larger.  Mr. Lundborn responded that the pet zone and 

grass adjacent to it will stay.  Ms. Begala questioned where the residential buildings were.  Mr. 

Lundborn responded that the apartments were in buildings A and B.  There is a nice courtyard in 

the middle between them.  Mr. Mikolaities responded that they were not asking for lot coverage.  

The site far exceeds the green space requirements, and they were not asking for more building 

coverage.  Building A is fully occupied and building B is leasing now.  Pending a positive 

outcome tonight they will secure retail leases and hope to fill those buildings this summer and 

fall.  

 

Mr. Hewitt commented that he had hard time figuring out how much additional parking they 

were requesting.  Mr. Lundborn responded that they were requesting 120 spaces.  56 of the 

spaces will go with the building, 50 spaces will go along the railroad, and then there will be some 

tandem spaces.  Some were associated with a previous retail use that has been vacant for years.  

Mr. Hewitt questioned if there were any tenants that did not own a car.  Mr. Bisognano 

responded that there were not.  Mr. Hewitt commented that when this was approved in 2019, 

they were assuming that there would be 35 people in the development who would not own a car.  

Mr. Bisognano responded is that the reality is they do own cars.  Mr. Hewitt commented that it 

was sobering to see how far off this was from the City’s parking ordinance calculations.  At the 

TAC meeting they were requesting 2 spaces for units above 750 sf, but now they were asking for 

1.5 spaces.  Mr. Mikolaities responded that they were not asking for any relief.  They were just 

asking for the midpoint.  It is shared parking, and they prepared a plan in color to show a rough 

allocation.  Covid has changed things too.  People are commuting less.  The situation is different 

from when they designed it.  The Veridian is successful and fully leased and the ordinance 

calculation was right on.  Mr. Hewitt commented that he was trying to understand why the 

calculation was so far off.  Mr. Mikolaities responded that they leased building one and realized 

they needed more parking.  They always wanted the front building, but at the time of permitting 

the owner wasn’t willing to sell it.   

 

Chairman Chellman clarified that they were not proposing any changes outside of the red 

outline.  Mr. Mikolaities confirmed that was correct.  Chairman Chellman questioned if the bond 

for the initial approval had been released.  Mr. Mikolaities responded that it had not.  Chairman 

Chellman questioned if there were any conditions of prior approval that would not let it be 

released.  Mr. Mikolaities responded that Underwood Engineers were reviewing the site work for 

that. Chairman Chellman commented that he just wanted the Board to understand that in addition 

to the ordinance comments.  

 

Vice Chairman Clark questioned if the only changes outside of this additional lot were the 

tandem spaces.  Mr. Mikolaities responded that it also included that row of head in parking on 

the acquired land.  Vice Chairman Clark clarified that the the preexisting lot just added the 

tandem spaces.  Mr. Mikolaities confirmed that was correct.  Vice Chairman Clark questioned if 

this would be revised for the AOT permit as well.  Mr. Mikolaities confirmed that was correct.   

Vice Chairman Clark questioned where the snow storage was shifted.  Mr. Bisognano responded 

that they would haul it off site if they got too much.  Vice Chairman Clark questioned what the 

reasoning behind the covered parking was and if it would cause an issue with snow falling on the 
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cars.  Mr. Mikolaities responded that the snow would not be an issue.  They pushed back on the 

covered parking request.  They did view lines one the site and that land is tucked back in.  Staff 

wanted to break up that parking for the railroad view corridor.   

 

Mr. Hewitt questioned if they had evidence to support their need for additional parking.  Mr. 

Bisognano responded that any resident that comes into the development has to state if they have 

a vehicle and how many.  They also required the retailers to state how many parking spaces they 

need.  They have the data and that is why they are here.  Mr. Hewitt commented that he did not 

want them to come back in a year asking for another 100 spaces.  Mr. Bisognano responded that 

there was no way they could practically do that.  Mr. Hewitt requested that the applicants send 

the Board their data.  Mr. Bisognano confirmed they would.   

 

Vice Chairman Clark noted that one of the comments they got was about the feasibility of 

making the covered parking structure capable of housing stacked parking if more was needed in 

the future.  Vice Chairman Clark questioned if that was feasible. Mr. Bisognano responded that 

in order for lift systems to run smoothly and safely they need a 24-hour attendant.  As a practical 

matter that would not be possible in this location.   

 

Ms. Begala commented that she agreed with point 7 in notes, which talks about how this parking 

layout conflicts with the Master Plan’s vision.  This is a sea of asphalt.  This is not walkable or a 

good quality of life for any of the neighbors around there.  It’s also confusing about how many 

spaces the Board was voting on tonight.  Mr. Mikolaities responded that comment was from the 

past TAC comments that have already been addressed.  The first time around they did a poor job 

incorporating building D into the site.  That TAC comment was to make more walkable 

connections, so they added a driveway, crosswalk and sidewalk to connect building C to building 

D.  Ms. Begala requested clarification on how many parking spaces they were talking about.  Mr. 

Lundborn responded that they were talking about a total of 120 spaces.  There are 56 spaces that 

go with building D, which was the previous car dealership. Then 50 spaces along the rail road 

and 11 tandem spaces.  That adds up to 127 spaces.  However, they eliminated 7 previously 

approved spaces to make site connections.  That leaves 120 spaces.  

 

Mr. DiRienzo questioned if the tandem spots would be designated.  Mr. Lundborn confirmed 

they would be designated for residents that have 2 cars.  

 

Mr. Samonas questioned if it was possible to not allow the leasing tenants of building B to have 

a car.  Mr. Bisognano responded that they could require that they don’t have a vehicle.  

However, then tenants either won’t lease the unit or they will park in the neighborhood illegally.  

The data is real.  People have vehicles.  If they did not allow cars, then they would have vacant 

buildings.   

 

Chairman Chellman commented that the maneuvering aisles were 20 feet wide, but the ordinance 

states they should be 24 feet wide.  Mr. Lundborn responded that they were allowed a reduction 

for a one way.  Chairman Chellman questioned if TAC reviewed and approved that.  Mr. 

Lundborn confirmed they did.    

 



Minutes, Planning Board Meeting, March 15, 2022 

 

Mr. Hewitt questioned if the current impervious was 67% of the site.  Mr. Lundborn responded 

that he did not know off the top of his head, however, there was a reduction from the original 

properties to today. They do not exceed the allowed impervious. 

 

Chairman Chellman clarified that there were 56 spaces on the front lot and a net of 64 spaces in 

the because a few of the original spaces out.  That makes 120 spaces total.  Mr. Lundborn 

confirmed that was correct.   

 

PUBLIC HEARING 

Elizabeth Bratter of 159 McDonough St. commented that she appreciated that this developer was 

being more realistic about the parking.  People like to have cars.  The shared parking is 

overflowing because more people are working from home.  They should enclose the parking 

structure and make it high enough to be able to allow for stacked parking.  There is other stacked 

parking in Portsmouth.  They need a professional to set it up and provide enough clearance.   

John Chagnon from Ambit Engineering questioned if they were dealing with the lot line 

application at this point.  Chairman Chellman responded that was next on the agenda.   

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

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

DISCUSSION AND DECISION OF THE BOARD 

 

Vice Chairman Clark questioned if they were voting on the subdivision application at this time.   

City Manager Conard responded that they did not move to hear the agenda items together and 

vote on them separately, so that would be voted on in the next agenda item.   

 

Vice Chairman Clark moved to grant Site Plan Approval, seconded by City Council 

Representative Moreau with the following conditions:  

Conditions Precedent   

1.1 Temporary easements will be needed for construction. Temporary easement language and 

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

order to begin construction of the foundation.    

1.2 A Construction Management and Mitigation Plan will be required to address, at minimum, 

access and use of the municipal ROW to construct the building, and proposed staging areas. 

Heavy machinery staging and access shall be from Deer St. 

1.3 The site plan and any easement plans and deeds shall be recorded at the Registry of Deeds by 

the City or as deemed appropriate by the Planning Department.  

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

and approved by the Planning and Legal Departments prior to acceptance by City Council.  

1.5 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.  

1.6 Engineer of record shall be established prior to issuance of building permit for the purpose of 

satisfying condition 1.h.  
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1.7 Correct existing conditions plans to show 2” water service from water main to the valve and 

1” water service from the valve to the building.    

Conditions Subsequent   

1.8 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;  

1.9 A stormwater inspection and maintenance report shall be completed annually and copies 

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

1.10 Applicant will report back to Planning Director in one (1) year regarding how the 

resident/visitor parking needs are being met and if the approved parking plan is adequately 

addressing all the uses on the site. 

 

Vice Chairman Clark commented that parking is an obvious issue anywhere in the City. People 

who are going for this development are the ones that want to have cars.  They are sacrificing 

living downtown and electing to have a car.  That makes sense.  It is good to see that they are 

incorporating this additional lot because it was a weird cut out in the site development.  Overall, 

it is a better site in the end.   

 

City Council Representative Moreau commented that she had been reviewing the plan since 

beginning.  It is disheartening to see that they need more parking.  That was not what they 

envisioned because they wanted to encourage a walkable City with less cars.  The pandemic 

ruined that because people are staying home more and need a car.  As a land use committee, they 

need to look at the parking regulations.  City Council Representative Moreau commented thatshe 

had no issues with the parking plan.   

 

Mr. Hewitt questioned if they could include a stipulation to have the developers submit a report 

on the traffic that justifies the parking needs.  The report should include the square footage of the 

apartments, number of beds, number of cars, and number of occupants.  Chairman Chellman 

commented that the developers said they had a report that they could submit and questioned if 

that would suffice.  Mr. Hewitt confirmed that would work.  Vice Chairman Clark and City 

Council Representative Moreau agreed to the amendment.  

 

The motion passed unanimously.  

 

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

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

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

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

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

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

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

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

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

 

SPEAKING TO THE APPLICATION 
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Mr. Mikolaities commented that they discussed this above when talking about the front lot and 

land from the railroad.  They have a purchase and sale in hand and if they receive a positive vote 

tonight, then the sale will occur prior to the end of April.   

 

PUBLIC HEARING 

 

John Chagnon from Ambit Engineering commented that he did some work for the flooding that 

occurred at the Old Frank Jones Brewery on Islington St.  There is a large culvert pipe under the 

railroad.  All of the drainage from the parking runs into a collection system in that goes to a 

culvert that drains to the Bypass.  The prior owner agreed to let them clean it out and allow the 

water to flow.  Mr. Mikolaities confirmed that they were doing a similar easement, so it was all 

set.   

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

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

 

DISCUSSION AND DECISION OF THE BOARD 

 

Vice Chairman Clark moved to grant Preliminary and Final Subdivision Approval, seconded by 

City Council Representative Moreau with the following stipulations:  

1 Lot numbers as determined by the Assessor shall be added to the final plat.   

2 Property monuments shall be set as required by the Department of Public Works prior to the 

filing of the plat.  

3 GIS data shall be provided to the Department of Public Works in the form as required by the 

City.  

4 The final plat and all easement deeds shall be recorded concurrently at the Registry of Deeds 

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

 

The motion passed unanimously.  

 

Chairman Chellman commented that they had two applications that were requesting 

postponements on tonight’s agenda.  The Board should take them out of order and postpone 

them.  

 

City Council Representative Moreau moved to take IV Public Hearings – New Business Item B. 

213 Jones Ave. and IV Public Hearings – New Business Item C 189 Gates St. out of order, Vice 

Chairman Clark.  The motion passed unanimously.    

 

City Council Representative Moreau moved to postpone IV Public Hearings – New Business 

Item B. 213 Jones Ave. to the April Planning Board Meeting, seconded by Vice Chairman Clark. 

The motion passed unanimously.  
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City Council Representative Moreau moved to postpone IV Public Hearings – New Business 

Item C 189 Gates St. to the April Planning Board Meeting, seconded by Vice Chairman Clark. 

The motion passed unanimously.  

 

IV. PUBLIC HEARINGS – NEW BUSINESS 
The Board’s action in these matters has been deemed to be quasi-judicial in nature.   

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

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

 

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

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

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

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

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

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

 

SPEAKING TO THE APPLICATION 

 

John Chagnon from Ambit Engineering and Mark Gianinny from McHenry Architects spoke to 

the application.  This was formally the VFW Hall and is now the Statey Bar and Grill. The 

project has been going through the approval process for some time.  On February 18, 2021, the 

Planning Board granted a CUP that would allow them to not provide any parking on site.  They 

were granted some variances from the BOA and have received approval from HDC.  The project 

is to provide 21 micro units in the downtown.  They will replace the building that is there now.  

There will be a no build easements for the western abutter 30 Maplewood Ave. and another 

easement to allow for parking movement for the other abutters.  There is another easement plan 

that shows the public pedestrian easement areas.  They will create a wider pedestrian alley 

between the buildings and extend it up to the front of the building.  There will be 5 bike racks on 

the exterior and the plan will incorporate some landscaping.  The current building will be 

replaced with a code compliant HDC approved 21-unit micro housing building.  Parking for 30 

Maplewood Ave. will remain.  They agree to all of the stipulations.   

 

Mr. Hewitt questioned what the square footage of the apartments would be.  Mr. Chagnon 

responded that they were all under 500 sf.  

 

Mr. Harris questioned what the status of the parking stipulation was.  Mr. Chagnon responded 

the parking CUP was approved with two conditions.  The applicant understands the conditions 

must be met prior to the issue of a building permit.  Without approval for the site, it is hard to go 

out and secure leased parking spots.  They have made some inquiries but there was nothing 

official to report yet.  They are aware that the conditions need to be met before the issuance of a 

building permit.   

 

Ms. Begala questioned if there was a backup plan if they find tenants have a car.  Mr. Chagnon 

responded that the plan included a draft of the lease provision.  It states that the landlord and 

tenant would work to ensure they had a designated off-street parking location.  The landlord 

would provide off street options and the tenant would choose where they want to park. Then the 
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cost of the off-site parking space will become part of the rent.  It is still applicable if a car is 

attained after the lease is signed.   

 

City Council Representative commented that lease agreement was her requirement.  The landlord 

has to take responsibility to solve the problem if the tenant has a car.  Chairman Chellman 

questioned if City Council Representative Moreau was satisfied with the language in the lease.  

City Council Representative Moreau confirmed she was.    

 

Ms. Begala commented that it was a great idea because they don’t want another developer 

coming back to request more parking.  This allows the tenants to decide if they want a car or not.  

It is in a more walkable area.   

 

Chairman Chellman agreed that there was a big difference in locations between this application 

and the last one.  The location is a highly walkable area and people will not need cars as much. 

The reverse can happen if parking is required.  People can tend to have cars in an area where 

they may not have if parking is provided.   

 

Ms. Zendt commented that the lease and off-street parking agreement and conditions were part 

of the original approval and must be completed prior to the issuance of a building permit.  They 

will be fully enforced.  

 

Mr. Chagnon commented that current patrons of establishments and employees are using the 

parking garage which is close and walkable.  

 

Mr. DiRienzo noted that the apartments were studios and questioned if there would be a one-

person limit.  Mr. Gianinney responded that they will be one-bedroom apartments but there will 

be no limit.  The maximum would probably be 2 people based on the size.   

 

PUBLIC HEARING 

Elizabeth Bratter of 159 McDonough St. commented that her biggest concern was that it abuts a 

neighborhood that was in a pilot of neighborhood parking program.  This should not fall through 

the cracks.  The parking conditions should be clear, and someone should be babysitting the lease.  

The Planning Board has made it clear that this is an experiment.  Ms. Bratter would like to be 

reassured that this would be monitored.  Otherwise, the overflow could be parking in the 

adjacent neighborhood because it is free and the garage costs money.  

Charles Dye of the 30 Maplewood Ave. condo association commented that the applicants did a 

spectacular job working with their immediate neighbor.  They had some concerns with drainage 

and the applicants worked through those problems.  They were in support of the project.  A year 

ago, the condo sent the Boards a letter saying that they supported the project.  There is a parking 

lot that has been striped, and they did not have any interest in housing construction vehicles in it.  

They should house them on the Deer St. side.   

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

against the petition. Seeing no one rise, the Chair closed the public hearing.  
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DISCUSSION AND DECISION OF THE BOARD 

 

City Council Representative Moreau commented that their stipulations should include a 1 year 

parking report to understand how many tenants had cars and how it was working.  Chairman 

Chellman questioned if that report would go to the Board.  City Council Representative Moreau 

responded that it would go to staff.  

 

Chairman Chellman questioned if they needed to add a stipulation about the construction 

equipment location. Vice Chairman Clark commented that there was a condition that said 

temporary easements were needed for construction, so whether or not those are granted is up to 

the abutter.  Ms. Zendt noted that they could add it as a consideration to be added to the 

construction mitigation plan.  They should look to stage from Deer St.  They need the whole 

perimeter for construction.  The condition can be added to B.  City Council Representative 

Moreau agreed that the heavy equipment could be staged on Deer St.  

 

City Council Representative Moreau moved to grant Site Plan Approval, seconded by Vice 

Chairman Clark with the following conditions:  

Conditions Precedent   

1.1 Temporary easements will be needed for construction. Temporary easement language and 

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

order to begin construction of the foundation.    

1.2 A Construction Management and Mitigation Plan will be required to address, at minimum, 

access and use of the municipal ROW to construct the building, and proposed staging areas. 

Heavy machinery staging and access shall be from Deer St. 

1.3 The site plan and any easement plans and deeds shall be recorded at the Registry of Deeds by 

the City or as deemed appropriate by the Planning Department.  

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

and approved by the Planning and Legal Departments prior to acceptance by City Council.  

1.5 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.  

1.6 Engineer of record shall be established prior to issuance of building permit for the purpose of 

satisfying condition 1.h.  

1.7 Correct existing conditions plans to show 2” water service from water main to the valve and 

1” water service from the valve to the building.    

Conditions Subsequent   

1.8 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;  

1.9 A stormwater inspection and maintenance report shall be completed annually and copies 

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

1.10 Applicant will report back to Planning Director in one (1) year regarding how the 

resident/visitor parking needs are being met and if the approved parking plan is adequately 

addressing all the uses on the site. 
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Vice Chairman Clark commented that they looked at this for the parking over a year ago and felt 

at that time that they were going out on a limb for a unique project.  City Council Representative 

Moreau commented that they want this to succeed because if it does, then it will be a good 

model.   

 

Mr. Harris agreed and appreciated the report after one year.  There is so much pressure on the 

neighborhoods surrounding downtown.  

 

City Council Representative Moreau commented that they worked with the applicants and had a 

lot of input on the parking.  Hopefully this lease agreement has addressed the concern.   

 

Chairman Chellman commented that after a Board decision the applicant will get a written letter 

of decision and it becomes part of the record.  Vincent Hayes is the City’s Land Use Compliance 

Agent.  It is his job to look at the conditions in the letter of decision and makes sure that they are 

all satisfied.  They don’t release the bond or building permit until the conditions are satisfied.  

There are a number of steps that happen after the Board makes a decision.  Ms. Zendt 

commented that they will try to bring Mr. Hayes in to walk the Board through the process and 

explain what he looks at to understand and coordinate the implementation of stipulations 

provided.  

 

Ms. Begala commented that it will be good to understand how the 21 units fill and what mix will 

have cars and where they are parking.  That is important and they are appreciative of the 

developer working with the Board on this.   

 

The motion passed unanimously. 

 

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

property located at 213 Jones Avenue requesting Conditional Use Permit under section 

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

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

convert the existing residence into a Detached Accessory Dwelling Unit totaling 886 

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

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

 

DISCUSSION AND DECISION OF THE BOARD 

 

This item was postponed earlier in the agenda.   

 

C. REQUEST TO POSTPONE The request of Nerbonne Family Revocable Trust 

(Owner), for property located at 189 Gates Street requesting a Conditional Use Permit 

under section 10.815 of the Zoning Ordinance and modification of the standards set forth 

in Section 10.815.30 for the conversion of an existing accessory structure (garage) into a 

garden cottage with 546 gross square footage of living space. Said property is shown on 
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Assessor Map 103 Lot 6 and lies within the General Residence B (GRB) and Historic 

Districts. REQUEST TO POSTPONE (LU-22-30) 

 

DISCUSSION AND DECISION OF THE BOARD 

 

This item was postponed earlier in the agenda.   

 

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

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

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

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

Historic District. (LU-22-10) 

 

SPEAKING TO THE APPLICATION 

 

Chairman Chellman noted that Mr. Samonas recused himself from the application.  

 

John Bosen spoke to the application and noted that the applicant Andrew Samonas and engineer 

Eric Saari were in attendance.  They are in the process of purchasing 70 Court St.  It is currently 

an office building, and they plan to convert it to an 8-unit inn with a caretaker residence.  They 

have obtained a special exception from The ZBA to operate as an Inn.  They are here tonight 

seeking a CUP to provide 5 parking spaces where 11 is required.  This is a historical building 

and many of its architectural features lend itself well to an inn.  Presently there are 4 parking 

spaces on site.  They will be expanding it to 5 spaces.  The ordinance requires 11 but a parking 

demand analysis suggests 6 would be appropriate for the proposed use.  They have met all of the 

approval criteria.  The applicant believes that the street parking availability and access to 

neighboring lots mitigates the need to meet the required 11 spaces.  The site is .2 miles from the 

Worth Lot and .3 miles from the Hanover St. garage.  the Samonas family also owns an office 

building on Middle St. that could be used for parking if needed.  There are also ride share options 

available too.  This site is one block away from the Downtown Overlay where the parking 

requirement could be met.  The applicant will be using remote check in, and guests will be 

provided access codes and parking options in advance.  Not all guests will use cars.  Ride share 

options can bring guests to Portsmouth.  

 

Ms. Begala questioned how many spaces would be available in the building they owned next 

door.  Mr. Bosen responded that the site plan will provide 5 spaces and the Samonas family has 

available parking 500 yards away.  It can be utilized for overflow if no public options were 

available.  There are 22 spaces in that lot.  Chairman Chellman clarified that application does not 

include that property.  Mr. Bosen confirmed that was correct.  It is a small boutique inn.  There is 

plenty of public parking in the vicinity.  People will use uber and walk.  Chairman Chellman 

commented that the advanced check in model will allow them to know how many cars were 

coming to the site.  Mr. Bosen confirmed that was correct.  It is a benefit to the advanced check 

in.  They can notify guests of the public parking options and the overflow.  Chairman Chellman 

clarified that the overflow was not part of this application.  Mr. Bosen confirmed that was 

correct. It's an option but it is not part of this application.   
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City Council Representative Moreau commented that she was concerned because typically a 

tourist would have a car.  It would be better to designate 3 additional spaces.  Then they would 

have one space for each room.  Some public parking options have limits or hours or days.  It 

would be better to designate 3 spaces on the adjacent property in a covenant.  Mr. Bosen 

confirmed the applicant was agreeable to that.  Chairman Chellman questioned if the applicant 

was agreeable to an easement for that.  Ms. Zendt commented that a recommended stipulation 

was to put up signage to mark those spaces as restricted for hotel parking.  The dedicated spaces 

should be done through a parking covenant because it is one owner for both sites.  Staff did not 

require this because it close to the Historic Overlay and 8 spaces do seem appropriately sized for 

the inn.    

 

Ms. Begala questioned if the additional spaces were on the property next door.  Mr. Bosen 

responded that they were not.  They would be 500 yards away where Court St. and Middle St. 

intersect.  Ms. Begala commented that most tourists will have a car, so 8 spaces should be and 

the parking covenant for 3 spaces should be required.  Mr. Bosen confirmed they were willing to 

make that part of the condition of approval.  

 

Mr. Harris agreed.  There is the bus station, but they are not close enough to a major airport.  

Tourists will have cars.  Mr. Bosen agreed.    

 

Chairman Chellman requested a one-year report to see how this was doing and if it’s adequate or 

needed at all.  Mr. Bosen agreed.  

 

PUBLIC HEARING 

Elizabeth Bratter 159 McDonough St. appreciated the covenant idea because the south end was 

already overflowing.  The parking lots that are in walking distance are full in the summer 24 

hours a day.  

Chairman Chellman 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 Moreau moved to grant a conditional use permit to allow a building 

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

10.1112.32 (five parking spaces on site), seconded by Vice Chairman Clark with the following 

stipulations: 

1.1 Provide three additional parking spaces at 159 Middle St.  

1.2 A parking covenant will be filed requiring three spaces located at 159 Middle St. to be 

restricted to the Inn use and signage be appropriately posted.  

1.3 Applicant will report back to Planning Director in one (1) year regarding how the visitor 

parking needs are being met and if the approved parking plan is adequately addressing visitor 

and staff needs. 
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The motion passed unanimously.  

 

V. PRELIMINARY CONCEPTUAL CONSULTATION 

 

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

Congress Street for Preliminary Conceptual Consultation to partially demolish existing 

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

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

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

 

Tracy Kozak spoke to the presentation. They have started work sessions with the HDC.  The 

presentation will provide a high overview of the project, the context and history of the site, and 

then discuss the civil engineering.  The goal is to connect public spaces via pedestrian ways.  The 

site is in Market Square on the corner of High St. and Congress St. and across from the North 

Church.  The parking lot is in the back of structure.  Historically the right side was a hotel that 

burned down in the 1960s.  It has been parking ever since.  The wooden shed structures will be 

removed.  The addition on back will connect to the masonry structures that front Congress St.  

There will be underground parking with 19 spaces and a car elevator accessed off Haven Court.  

The ground level will all be retail and restaurant.  They will be matching floor levels for 3 stories 

and have a short 4th story.  The roof line is just under 45 feet.  The plan shows a pedestrian 

bridge because it is being discussed, however, that is not part of the application.  They will 

restore existing facades.  It is currently modern storefronts, and they will bring back the 

historical features.  They are proposing a new dormer on 3 Congress St.  The wood structure will 

become the new primary entrance to this block.  There will be other secondary entrances as well.  

 

Terrence Parker from Terra Firma commented that they were trying to create a site experience.  

The alleyway can go all the way through the McIntyre and they were trying to create excitement 

in the alleyway.  There could be glass partitions and a labyrinth with a wellness and mindfulness 

theme.  There could be stone benches that create an amphitheater above Gilley’s.  The alleyway 

would be well lit with arches. There would be a series of interesting stairs up from Fleet St.  

Lamp posts with glass prism lanterns would illuminate the path. The building creates a 

wayfinding image then continues through the alley.   

 

John Chagnon commented that the site plan set is broken into the site development and off site. 

There is frontage on Congress St. and it backs to Haven Court.  Part of it is a private right of way 

owned by the applicant.  Haven Court continues as an area the City owns down to Fleet St.  It 

has been blocked off for many years.  Currently the building occupies the majority of the 

property.  The lots have been merged, so now it is one lot.  The back lot is currently vacant.  

High St. is narrow with some parking on the other side.  The sidewalks are an insufficient width 

on both sides. It is cluttered with electrical conduits, pipes, and other utilities.  The demo plan 

shows that they will take some of those additions on the back of Congress St. and the pavement 

will be removed.  The plan shows they will build an additional building on the back of the 

existing building. The main pedestrian entrance will be off Ladd St.  It connects at Market St. 

and the commercial alley.  Eventually the developer hopes to connect commercial alley to the 

Worth Lot.  The next sheet shows the utilities.  They will put in underground electric and are 
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working with DPW to replace the sewer and water on High St.  There will not be a lot of changes 

to the grading on Haven Court.  It is very active for deliveries and trash removal.  They need to 

keep the alley available for deliveries.  The connector pedestrian bridge would be above the 

travel area if it was built.  They are looking at providing an alternative to a street level dumpster.  

It will most likely be loaded into the basement and taken out through the garage.  They will take 

out the curbs at the street level and make it possible for vehicles and pedestrians to coexist. They 

looked at levels of the building and the parking garage to understand where they could connect.   

It would impact 2 spaces if they made the connection.   

 

Mr. Hewitt commented that the building looked historical and traditional, but the prism and sky 

way were more modern.  Mr. Hewitt questioned if the prism was a stairway.  Ms. Kozak 

responded that they were not a habitable space.  It would be used for displays or potentially to 

show images of historical items or other landmarks in town.  As people approach from Ladd St. 

they will see that shape in direct proportion of the church’s steeple.  It faces due north so as the 

sun swings to south it casts a shadow that sweeps with the time of day like a clock and the 

steeple.  It is all glassy and metal at that end and masonry with smaller windows on the other.  It 

is telling a progression of time and evolution.   

 

Ms. Begala commented that she loves the labyrinth and creativity.  The plan says that there will 

be 32% open space.  Ms. Begala questioned what that percentage referred to.  Mr. Chagnon 

responded that the definition of open space includes walkways.  Open space in downtown 

Portsmouth is different than rural areas.  Ms. Begala commented that still did not add up to 32%.  

That is a large number.  Mr. Chagnon responded that the lot was currently bifurcated by zoning. 

The current parking lot is CD-4 and the front is CD-5.  Chairman Chellman commented that they 

were showing 32.6% for the north, so it could be a typo.  Mr. Chagnon agreed.  Chairman 

Chellman commented that 10% was required for CD-4 and 5% was required for CD-5.  They do 

not have 32%.  Chairman Chellman questioned if they had any idea what it might be.  Mr. 

Chagnon responded that it was complicated because it was two different lots.  The rough math 

shows it’s about 20%.   

 

City Council Representative Moreau commented that they did not need to show the detailed 

numbers until they come back for the site plan approval.  The section for deliveries on High St. is 

active, so they need to make sure plenty of room.  They should keep in mind how many 

deliveries will happen and if they can get in and around the site.   They need to think a lot about 

lighting for the area of Haven Court.  Removing the dumpster would be good. The grade change 

makes it hard to not include stairs but they should consider big wide steps to help people with 

strollers maneuver.   

 

Mr. Samonas commented that it was an excellent idea to connect commercial alley to Gilley’s 

and Vaughn Court.  Mr. Samonas requested more detail on how the back side of the building 

would interact with the street and the garage style windows.  Ms. Kozak responded that the 

whole first floor will be retail and restaurant.  This style of window will roll all the way up to 

allow in fresh air in nice weather and not be in the way.    

 

Ms. Begala commented that the maximum height of the building is 40 feet, but the plan said 45 

feet.  Ms. Begala questioned if the building was higher than the maximum height and if it would 
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be the highest building around Market Square.  Ms. Kozak responded that the height applies to 

the back part of the parcel. The height question is under review.  They submitted a variance 

request but that was postponed until the zoning was further clarified.  They are matching the 

height of the building it’s attached to exactly.  The building across High St. is at least as tall if 

not a little higher.  The other building is the parking garage, and they are aligning the third floor 

with the upper level of the garage.  Ms. Begala commented that it should not be higher than the 

steeple of the North Church.  Ms. Kozak responded that it was lower than the steeple.   

 

Vice Chairman Clark commented that the flat top roof is measured differently than a gable and 

hip roof.  The ordinance says that if it’s a flat top roof then they should be measuring from the 

top.  The main entrance is a good historical façade, but the proposed addition seems to be 

swallowing it up a little.  They may want to look into breaking the addition up with different 

facades.  The pedestrian access is a fantastic idea.  One issue related to the open space is car the 

elevator and cars coming out onto that.  If they are counting that as open space, then they really 

have to do that tactfully.  It should go above and beyond the typical warnings to make 

pedestrians feel welcome.   

 

Mr. Samonas commented that trees and landscaping could have a separator effect between the 

public space on Haven Court and the restaurant and retail space.  Landscaping will provide a 

more aesthetically pleasing view than the back of a parking garage.    

 

Chairman Chellman questioned if the building was chamfered to allow for vehicles.  Ms. Kozak 

responded that it was more of a notch.  It was not for vehicles.  They don’t see cars going up and 

down the alley.  There may be some trash chutes and hand trucks but there would be a sub 

terranean trash room that would come up the elevator and out that way.  Chairman Chellman 

questioned if they have studied the pedestrian connection had been tested to see if it was 

possible.  Ms. Kozak responded that they have tested the height, size, and mass to see if a truck 

could go under it and if it was ADA accessible.  They envision that the public could use the 

walkway to access the building’s amenities.  Chairman Chellman commented that he was 

personally opposed to pedestrian bridges because it impacts the level of pedestrians on the street.   

The prism will act like a clocktower but an actual clocktower would fit in better in this location.    

 

Chairman Chellman closed the presentation.  

 

VI. DESIGN REVIEW APPLICATION ACCEPTANCE 

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

Congress Street requesting Design Review approval to partially demolish existing 

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

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

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

 

City Council Representative Moreau moved to accept the submitted materials for Design Review 

and schedule the public hearing for the April Planning Board meeting, seconded by Vice 

Chairman Clark.    
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Mr. Hewitt questioned if the dispute with the Zoning Board needed to be resolved before they 

voted on this.  Ms. Zendt responded that variances and approvals from other commissions do not 

have to be resolved before this Board accepts the completeness and it goes through design 

review.  The formal application may need to address that fully.  They may identify things for 

variances through the TAC process and other presentations.  At this stage they can identify what 

is needed, but it does not need to be completed.    

 

The motion passed unanimously.  

 

VII. OTHER BUSINESS 

 

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

for a 1-year extension of the Wetland Conditional Use Permit granted on 2/18/2022. (LU-20-

256) 

 

DISCUSSION AND DECISION OF THE BOARD 

 

This was voted on earlier in the agenda.  

 

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

Hampshire Municipal Association. 

 

Ms. Zendt commented that in response for the request for training they reached out to NHMA to 

see what resources they have available.  Steven Buckley provides some free training and some 

that costs money.  The first session is free.  They polled the Planning Board Members and March 

30, 2022, at 6 pm will likely be the first special meeting to discuss roles and responsibilities.  It 

will not take the full 2 hours, so they can work to identify an additional topic.  They will be 

sending a similar poll out for April to host a joint meeting with the Conservation Commission to 

discuss the Wetland CUP.  They will discuss the State law, understanding the ordinance and best 

practices.  The topic of today is talk about the March 30, 2022, additional topic.  They talked 

about beginning the meeting at 6 p.m. to have a discussion period before Mr. Buckley begins at 

6:30 p.m.   

 

Chairman Chellman commented that the Board has talked a lot about concerns on what Board 

does and how that ties into the Master Plan, regulations, and the Land Use Committee.  

Chairman Chellman will talk with Steven Buckley beforehand to find out what possible topics he 

may have. If a Board member has anything in particular, they would want to discuss feel free to 

raise it.   

 

Ms. Begala requested that they use a different method to poll the members in the future because 

she did not see the poll and will not be able to attend the March 30, 2022, meeting. Ms. Begala 

questioned if they would be reviewing the roles and responsibilities that the Board already has 

training materials on or if it would be more in depth.  Ms. Begala questioned if the meeting 

would be recorded.  Chairman Chellman commented that he would follow up.  They did not 

produce the handbook but are familiar with it.  Ms. Begala commented that she attended a 

training hosted by PLAN today and it was very beneficial.  They do it monthly and today’s topic 

was about development as a regional initiative.  They looked at the regional impact of projects.   
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City Council Representative Moreau commented they started doing those trainings online 

monthly and have always had an annual spring conference.  They have been extremely 

informative, and training is a big part of being a Planning Board Member.  A lot of Mr. 

Buckley’s focus will be on exactly what the Planning Board’s role is and how they see it from a 

legal and statutory side of things.  It will not be straight out of the manual.  There is a Regional 

Planning Association that looks at regional impact.  The Planning Board has the right to consider 

if a has regional impact and reach out to the Rockingham Planning Commission.  Then they 

would advise the Planning Board.  They have done it in the past for 2 projects on Route 1 on the 

Greenland and Rye line.   

 

Vice Chairman Clark commented that he attended a training hosted by Mr. Buckley in 2016 and 

found it very helpful.  He was very good at going over the roles and responsibilities and touched 

on a lot of case law. It helped clarify when the Board is outside its legal bounds and what can 

happen.     

 

 

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

Ms. Zendt commented that in response to the request for additional information and data Staff 

will be preparing a report for the April Planning Board meeting.  It will be about the housing 

development in Portsmouth and hosing trends for the past 5 years.  They will be sharing housing 

data on the cost burden, need, and housing stock in Portsmouth.  Council adopted a goal in 

producing a variety of housing.  It is the same report they are giving to the Land Use Committee.  

 

City Council Representative Moreau commented that the Land Use Committee was just getting 

started.  They are charged with looking at any areas in the City for 79E revitalization.  They are 

looking at the City owned property list.  There is new legislation coming through and housing 

opportunity zones.  There is a Housing Commission in the City it has not been active, but they 

did create a housing policy.  They are evaluating to see if the Housing Committee would be a 

good thing to have.  They would be an advisory role to Planning Board.   At the regulatory 

meeting on April 8, 2022, they will look at a lot of the current zoning as it stands and how the 

ADU’s are working.  There is a whole list of current zoning that may need some adjustments.  

The next full committee meeting will happen May 13, 2022, and then starting in June it will be 

the first Friday every month at 9 a.m.   

 

Mr. Samonas questioned what the status of the Housing Commission was.  City Council 

Representative Moreau commented that legally it was there, but nobody is on it and it is not 

active.  They are looking at it and discussing if it is needed.  Long term, the Land Use Committee 

is something that make changes, but the Housing Commission is a standing committee that looks 

at it on a regular basis.  All zoning changes will go to the Planning Board for review with a 

public hearing. Then it will go through the Council readings and enacted.  It is not a quick 

process, but they hope to get the ball rolling.   

 

Ms. Begala commented the report was going to be for 5 years, but she had requested a report for 

the past 10 years.  It is important for the Planning Board to look at numbers to understand the 
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context of what is being built now and look at how to manage growth.  The future forecasts are 

around growth, regulations, and comprehensive planning.  The Planning Board has a planning 

role in which the Board has a legislative role to propose ordinance changes and a regulatory role 

to apply the ordinances.  Ms. Begala was not sure how the Planning Board’s role was different 

from the Land Use Committee.  They need to follow the Master Plan. If the growth in town was 

changing the character of the town, then it no longer reflects the Master Plan.  The Land Use 

Committee is guided by and reports to the City Council, but there was no mention of the Master 

Plan.  The data they are gathering is also useful to the Planning Board.  Ms. Begala commented 

that she was looking forward to the Board having a discussion about how to review the ordinance 

with an eye to ensure the rate of growth and character of the growth is in line with what the 

citizens and public input into the Master Plan.  The big question was if they were still on track 

with the Master Plan or not.  At the last meeting City Council Representative Moreau explained 

what the Land Use Committee was doing.  It will give them a chance to take a structured look at 

immediate changes and focusing on City owned property.   

 

City Council Representative Moreau commented that was one of the things they were focusing 

on.  They do look at the ordinances but at the same time they don’t enact changes. The true 

legislative body is the City Council.  They are the final word on anything.  Their direction and 

policy is what takes precedent.  That Master Plan and building future Master Plan is part of the 

long look back to see if it was effective and.  They are looking at many different things and more 

than just City properties.  Ms. Begala commented that their training materials included a flow 

chart about what the Planning Board is doing, and Ms. Begala was still trying to understand her 

role and the Planning Board role.  They should discuss it in a future session.  Ms. Begala had not 

seen the active part of the Planning Board operate a lot.  They should bring zoning ordinance 

revision recommendations to City Council based on the Master Plan.  Ms. Begala questioned 

how they took a more active role around that.   

 

Ms. Zendt commented on the legislative role of the Planning Board.  Staff begins that work with 

the community and land use plays a role in setting the work plan.  Then they bring that to the 

Planning Board and they help staff form the revisions.  The Planning Board’s work is to refine 

the changes.  The Master Plan has a host of policies and goals.  It is not at a granular level but a 

high-level vision.  There can be any range of amendments needed to implement the Master Plan 

and all revisions should reflect that with the caveat of state law requirements.  That takes 

precedence over the Master Plan.  When Staff moves forward with a regular work plan of 

amendments the Planning Board will be active in contributing.  Then it will go to City Council to 

approve it.  The Land Use Committee is serving as an agent for Council to help develop a 

preliminary round of amendments.  Ms. Begala questioned how a member of the Planning Board 

could submit a recommendation for revision as part of this process.  City Council Representative 

Moreau responded that right now they are taking input from the public.  Any member of the 

public can send a recommendation for zoning changes and provide feedback.   

 

Chairman Chellman commented that the Land Use Committee was charged by Council 

specifically to do what it’s doing.  They are following Council direction.  It will feed back to the 

Planning Board, and they will evaluate it with respect to the Master Plan.  Then the Board can 

propose something and send to it to Council.   
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Mr. Harris questioned what the process was to propose something.  City Council Representative 

Moreau responded that right now anyone can send input.  City Manager Conard added that 

Chairman Chellman and Vice Chairman Clark were serving on the Land Use Committee and 

proposals can be conveyed through them.  City Council Representative Moreau commented that 

he could assemble the proposals in a document and send it to any one of us.  They will get it to 

the Land Use Committee. 

 

Ms. Begala commented that there should be a future discussion that would provide clarity on 

what distinguishes the Planning Board and Land Use Committee and how they are collaborating.  

City Council Representative Moreau confirmed there could be an update every month.   

 

 

 

VII. ADJOURNMENT 

 

City Council Representative Moreau moved to adjourn the meeting at 10:00 p.m., seconded by 

Vice Chairman Clark.  The motion passed unanimously.  

 

Respectfully submitted, 

 

Becky Frey, 

Secretary for the Planning Board 
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TFMoran, Inc. TFMoran, Inc. Seacoast Division 

48 Constitution Drive, Bedford, NH 03110 170 Commerce Way–Suite 102, Portsmouth, NH 03801 

T (603) 472-4488          www.tfmoran.com T (603) 431-2222 

 

April 7, 2022 
 
 
Rick Chellman, Chair 
Portsmouth Planning Board 
1 Junkins Ave, 3rd Floor 
Portsmouth, NH 03801 
 
 

RE: Planning Board Submission for Wetland CUP Submission & Rev 6 Plans 
 325 Little Harbor Road, Portsmouth, NH – Tax Map 205 Lot 2 
 Project #47099.01 
 
 
Dear Mr. Chellman: 
 
On behalf of our client, ADL 325 Little Harbor Road Trust, please find updated plans, including revised 
utility design as part of the Wetland Conditional Use Permit (CUP) submission relative to the above-
referenced project. The following materials have been submitted via ViewPoint and hard copies are also 
included in this submission: 

 

• Client Authorization Letter (1 copy); 

• Portsmouth Wetland CUP Application, Marked Up on February 23, 2022 (Current) (1 copy); 

• Land Management Plan (1 copy); 

• History of the Proposed Residential Project to TAC, from Hoefle, Phenix, Gormley & Roberts, 
PLLC Attorneys at Law, dated April 1, 2022 (1 copy); 

• Draft Access Easement for Water Services (Granted to City of Portsmouth for Utility Access 
for Leak Detection and Metering) (1 copy); 

• MEP Letter of Intent (1 copy); and 

• Site Development Plans entitled “Site Development Plans, Tax Map 205 Lot 2, Lady Isle Site 
Renovations, 325 Little Harbor Road, Portsmouth New Hampshire”, prepared by TFMoran, 
Inc., dated September 29, 2021, revised April 4, 2022 (1 copy at 22”x34”). 

 
Although TAC review is not required for Single Family Residential Homes, the client agreed to attend 
TAC, at the request of the Planning Department and DPW, to provide further details of the proposed 
utilities. The project was approved at the April 5th TAC meeting.  
 
On April 4th, TAC provides comments which were addressed in TFM’s Revision 6 plan set. For the record, 
we have provided TAC’s comments along with our responses, which are shown in bold italics. The 
following comments were resolved during the April 5th TAC Meeting: 
 
TAC REVIEW COMMENTS: 
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1. Item to be addressed before Planning Board submittal: Sewer force main has more than one high 
point. Should be designed and stamped by design engineer. Plan to accommodate high points and 
air relief. 

 
 Typical with most force main designs, similar to the Sagamore Avenue Sewer Extension 

Project, EOne’s representative F.R. Mahoney and Associates assisted with the sizing of the 
pipe and pump and provided EOne’s design guidance. It is the civil engineer’s responsibility 
to locate the force main horizontally and vertically, locate cleanout and air release manhole 
locations, provide details, sewer profiles, etc. TFM has provided this information within the 
plan set, which have been stamped by a Professional Engineer. 

 
 EOne’s normal recommendation for air release valves are at peak of 25 feet or more 

(regardless of dips less than 25 feet) and/or at intervals of 2,000 FT to 2,500 FT. TFM’s force 
main design is just over 3,000 FT long, and originally only included one air release valve within 
Belle Isle Road’s private driveway. The location met the spacing requirement, in between SMH-
5 and SMH-6 and were no further from 2,500 SF from either manhole. Additionally, the air 
release met the vertical spacing requirements, located at least 25 feet in height between SMH-
5 and SMH-6. 

 
 Regardless, an additional two valves have been provided to relieve DPW’s concern and 
provide a conservative design. The total proposed air release valves are three. The additional 
valves are just after the bridge and one within a relative high point within Little Harbor Road. 

 
2. Items to be addressed before construction: Confirm high points in force main does not require air 

release valve for air entrapment. 

 
Please refer to the response above. 

 
Project Description 
 
The project includes the replacement of a single-family residence on 325 Little Harbor Road. The 
existing property is approximately 12.3 acres and currently contains a 2-story house, guest cottage, 
carriage house, barn, horse barn, horse paddock, shed, and paved driveway. The site is an island 
within the Rural Zoning District and surrounded by the Piscataqua River. A portion of the development 
is located within the 100’ Tidal Wetland Buffer. 
 
The purpose of this proposal is to demolish the existing house, carriage house, and paddock and to 
construct a 2-story single-family home, garage, pool, pool cabana, playground, and utility connections 
via Little Harbor Road; renovate an existing barn and guest cottage; and replace an existing shed and 
barn with a new shed and barn. The project proposes a total 34,700 SF of impervious area (7%) upon 
the island within the Highest Observable Tide line. Associated improvements include and are not limited 
to access (primarily permeable pavers), grading, stormwater management, utilities, and landscaping. 
 
On the mainland side of the bridge, along the Belle Isle Road driveway easement, the intent is to simply 
install underground utilities and repave the driveway. This will not cause any impacts to woodland area 
nor increase in impervious area. 
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The Total Tidal Wetland Buffer Area is 389,213 SF within the island and driveway easement. Within 
this area, the total proposed disturbance within the Tidal Wetland Buffer Area is 195,656 SF (58% of 
Tidal Wetland Buffer Area). The Temporary Tidal Wetland Impact is 17,189 SF, primarily required to 
provide access for construction for suspending utilities from the existing bridge. This impact is also to 
allow for temporary access beneath the bridge for construction. These calculations are best depicted on 
Sheet C-04 “Wetland Conditional Use Permit Plan”. 
 
All proposed landscape areas propose native vegetation within the Buffer. The combined woodland, lawn, 
landscaped, and permeable area accounts for 92% of the island’s Buffer Area, permitting approximately 
8% of the Buffer as impervious. On the entire island, the project includes a net removal of 16,671 SF 
of impervious surfaces, also resulting in a net loss of impervious surface within a jurisdictional wetland 
buffer. There is also no increase of impervious surface on the entire Lady Isle Road driveway side for the 
repaving. 
 
Utility Design 
 
The existing utilities serving the residential island include water from Little Harbor Road via the Belle Isle 
Road, septic system, and overhead electric from Pleasant Point to the island. The intent is to remove the 
existing water, which is undersized for the proposed improvements and freezes due to improper 
insulation and burial depth. The septic system will be decommissioned and removed. Pending 
coordination with Eversource, the overhead electric utilities may be removed via Pleasant Point and 
replaced with underground. 
 
All proposed utilities will be located along the existing driveway easement of Belle Isle Road. The utilities 
will conform to Portsmouth DPW and state standards. Gas and sewer are available in Sagamore Avenue 
and other utilities are available within Little Harbor Road. 
 
Additionally, as recommended by the Conservation Commission during their original November 2021 
approval, our team has been exploring the use of geothermal energy. This would be paired with solar 
energy. The area considered for solar panels is within the previously disturbed horse paddock area, which 
is a grassed and meadow area. The proposed solar panels will be entirely outside the 100’ Wetland 
Buffer and 150’ Natural Woodland Buffer. No trees are expected to require removal beyond what is show 
on the plan. There is an ongoing solar study and cost-benefit analysis to determine if the geothermal 
energy and solar panels are feasible to provide supplemental energy needs. Further permitting would be 
obtained, as necessary, however it is outside of the jurisdictional wetland buffer. 
 

Basis for Wetland CUP Approval 
 
In accordance with section 10.1017.50, Criteria For Approval, we’ve addressed the six (6) criteria as 
follows: 

 
(1) The proposed residential improvements are zoned for single family use and reasonably suited 

for the island. The proposed alteration is within a previously disturbed area and preserves almost 

half of the island as woodlands. Consider that other possible uses are Open Space PUD’s, 

assisted living, residential care, daycares, or other less preferable uses per Zoning. These uses 

would likely require larger footprints and human activity that may disturb wildlife. Unlike these for-
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profit uses, the homeowners are stewards of the land. At their own expense and decision, they 

have provided enhanced landscaping, beyond the requirements of Zoning. Additionally, beyond 

requirements, they have provided a Land Management Plan to control invasive species and 

restore native plants. The landscaping has been designed to promote wildlife habitat and healthier 

ecosystem. 

 
(2) & (5) Alternative locations for the development have been considered in previous years. In a 

previous layout, the design was primarily outside of the 100’ Wetland Buffer, which is the western, 

wooded side of the island. While this design limited impact to the wetland buffer, it required 

removal of the upland wooded area. It was the Conservation Commission’s opinion that 

development should maintain the majority of the woods on the island and be located within 

previously disturbed areas, as it is now proposed. The design is intended to provide the least 

adverse impact to areas and environment within the 100’ Wetland Buffer. 

  
(3) & (4) Most of the impact area is to convert areas from pavement and lawn, to open space, 
such as landscape areas or drought-tolerant meadows, with the goal of establishing more 
vegetation. Alterations of woodland will occur only to the extent necessary to achieve construction 
goals. 

 
The project does not propose any permanent wetland impacts, only Tidal Wetland Buffer Impacts 
within previous development. Temporary wetland impacts are proposed within the Tidal Flats of 
the Piscataqua River for construction access related to the bridge. 
 
The island will benefit from an overall reduction in impervious area, increased natural vegetation, 
and improved groundwater infiltration through stormwater infiltration practices. No adverse 
impact on the wetland functional values of the site or surrounding properties are proposed. 

 
(6)  Areas on the western half of the island within the vegetated buffer strip are natural woodland 

and will remain this way.  Areas on the eastern half of the island within the vegetated buffer strip 

are primarily lawn.  Much of this area will be converted from lawn to landscape areas and/or a 

vegetated meadow. A significant portion of the Buffer will be restored to natural vegetation, 

particularly along the water line and the seawall. 

  
 
Project History & City and State Permit and Approval Status 

As explain in the the attached letter from HPGR Attorney’s at Law and quoted here: This project has 
been pending since August 2017, when ADL first applied for a CUP to replace the existing home and 
renovate/construct associated residential structures on the Property. That CUP received full Planning 
Board and Conservation Commission review at the time and was approved shortly thereafter on 
September 25, 2017. The proposal also received NHDES Wetland and Shoreland permitting approval in 
February 2018. Construction of the project lapsed, as a result of the untimely death of ADL's general 
contractor at the time. 
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On September 29, 2021, ADL applied for a new CUP for a modified design in a new location on the 
Property. ADL met with the Planning Board and Conservation Commission in November 2021. The 
proposal received a favorable recommendation from the Conservation Commission for the modified 
project and was originally scheduled for the December 16, 2021 Planning Board meeting. 
 
Shortly prior to the December Planning Board hearing, however, City staff requested that the project be 
reviewed by TAC due to complexities related to utilities. ADL voluntarily agreed to review despite the fact 
that TAC is not required for residential projects such as ADL's pending proposal. 
 
Since the continuance of the originally scheduled December 2021 Planning Board meeting, our team has 
obtained TAC approval and Conservation Commission favorable recommendation. TFM has already 
obtained a NHDES AoT Permit and are seeking amendments for NHDES Shoreland and Wetland 
permits. TFM has also submitted to DPW and NHDES Wastewater for sewer permits. Additionally, we 
have received Planning Board DADU CUP approval for the Guest Cottage in February 2022. 
 
On behalf of our client, we respectfully request review and approval for a Wetland Conditional Use Permit. 
 
We appreciate your consideration of these matters and look forward to presenting this project to you at 
the April 21, 2022, Planning Board meeting. 
 
 
 
 
Respectfully, 
TFMoran, Inc.  
 

 

 

 
Corey Colwell, LLS  
Division Manager | Principal 

Hannah Giovannucci, PE 
Civil Project Manager 

JCC/heg  
 
cc:  Anthony Dilorenzo, ADL 325 Little Harbor Road Trust (via e-mail) 

 Stephen Roberts, Hoefle, Phoenix, Gormley & Roberts (via sroberts@hpgrlaw.com) 

 Jim Youngblood, Youngblood Builders (via jim@youngbloodbuilders.com) 

 Bernie Lee, Severino Construction (via blee@severinotrucking.com) 

 Matthew Cunningham, MCLD (via matthew@matthew-cunningham.com) 

Mickey Benson, GPSchafer (via mbenson@gpschafer.com) 

mailto:sroberts@hpgrlaw.com
mailto:jim@youngbloodbuilders.com
mailto:blee@severinotrucking.com
mailto:matthew@matthew-cunningham.com
mailto:mbenson@gpschafer.com
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Your submission

Submitted Feb 15, 2022 at 4:45pm

Contact Information

Corey Colwell

Mailing Address

170 Commerce Way , Portsmouth, NH 03801

Email address

ccolwell@tfmoran.com

Phone Number

603-431-2222

hgiovannucci
Text Box
2/23/2022Conservation Commission & Planning Board Submission for Wetland CUPPlease revise the following to the form:



Location

325 LITTLE HARBOR RD

Portsmouth, NH 03801

Applicant Information

Please indicate your relationship to this project * 

B. Property Owner's Representative



Alternative Project Address

Alternative Project Address 

--



Project Type

Addition or Renovation: any project (commercial or residential) that includes an ADDITION to an

existing structure or a NEW structure on a property that already has structure(s) on it



New Construction: any project (commercial or residential) that involves adding a NEW structure

on a parcel that is currently VACANT. If there are any existing structures on the property (even if

you are planning to remove them), you should select Addition and Renovation above

--

Minor Renovation: for projects in the Historic District only that involve a minor exterior renovation

or alteration that does not include a building addition or construction of a new structure

--



Home Occupation: residential home occupation established in an existing residential dwelling unit

and regulated by the Zoning Ordinance. Home Occupations are not allowed in the following Zoning

Districts: Waterfront Business, Office Research, Industrial, or Waterfront Industrial

--

New Use/Change in Use: for a change of land use or an expansion to an existing use (e.g. addition

of dwelling units) that includes no exterior work or site modifications

--

Temporary Structure / Use: only for temporary uses (e.g. tents, exhibits, events)

--

Demolition Only: only applicable for demolition projects that do not involve any other

construction, renovation, or site work

--

Subdivision or Lot Line Revision: for projects which involved a subdivision of land or an

adjustment to an existing lot line

--

Other Site Alteration requiring Site Plan Review Approval and/or Wetland Conditional Use Permit

Approval

--

Sign: Only applies to signs requiring approval from a land use board (e.g. Historic Commission,

Zoning Board of Adjustment)

--

Request for Extension of Previously Granted Land Use Approval

--

Appeal of an Administrative Decision or Request for Equitable Waiver

--

Zoning Information

Base Zoning District

Rural Residential (R)

Base Zoning District 2 



--

Historic District

--

Flood Plain District



Downtown Overlay District

--

Osprey Landing Overlay District

--

Airport Approach Overlay District

--

Waterfront Use Overlay District

--

North End Incentive Overlay District

--

West End Incentive Overlay District

--

Highway Noise Overlay District

--

Application Type

Lot Line Revision (Planning Board)

--

Subdivision (Planning Board)

--

Amended Subdivision or Lot Line Revision Approval

--



Wetland Conditional Use Permit (Planning Board)



Amended Wetland Conditional Use Permit (Planning Board)



Accessory Dwelling Unit / Garden Cottage Conditional Use Permit (Planning Board)

--

Site Plan Review (Planning Board)

--

Amended Site Plan Review

--

Other Conditional Use Permit (Planning Board)

--

Variance (Zoning Board of Adjustment)

--

Special Exception (Zoning Board of Adjustment)

--

Historic District Certificate of Approval (Historic District Commission)

--

Request for Extension of Previously Approved Application 

--



Appeal of Administrative Decision 

--



Equitable Waiver

--

Project Description

Lot Area (s.f.)

535,990

hgiovannucci
Cloud+

hgiovannucci
Cloud+
Uncheck please?



Lot Area Source 

--



Detailed Description of Proposed Work *

Replace an existing residential home; remove carriage house and paddock, construct new

garage,pool, pool cabana, playground, utility connections; renovate existing barn and guest

cottage, andreplace existing shed and barn. Assocaited improvements include and are not limited

to access,grading, stormwater management systems, utilities, and landsaping improvements.

Brief Description of Existing Land Use * 

Residential



Land Use Application Fee Calculation

Area of disturbance in wetland or wetland buffer (s.f.)

--

Existing Buildings/Structures

Building / Structure Description Total Gross Floor Area (s.f.) Area of Footprint (s.f.) ...

Residential Home 4,180 4,201 ...

Guest Cottage 2,056 1,300 ...

Barn 3,800 2,130 ...

Carriage House 1,982 1,982 ...

Horse Shed 467 467 ...

Shed 48 48 ...

Existing Yards, Coverage, Parking, and Wetlands

Principal Front Yard / Building Setback (ft) 

--



Secondary Front Yard / Building Setback (ft) 

--





Rear Yard / Building Setback (ft) 

--



Right Side Yard / Building Setback (ft) 

--



Left Side Yard / Building Setback (ft) 

--



Total # of Residential Units

2

Number of Parking Spaces

--

Number of Loading Spaces

--

Area of Surface Parking & Driveways (sq ft) 

22,378



Other Impervious Surface Area (sq ft) 

21,718



Is all or a portion of the property located in the wetland area and/or within 100' of the wetland

boundary? 





Proposed Building/Structures (REQUIRED)

Building / Structure Description Total Gross Floor Area (sq ft) Area of Footprint (s.f.) ...

Residential House 10,766 6,227 ...

Garage 2,212 1,475 ...

Guest Cottage 1,320 660 ...

Pool Cabana 368 368 ...

Shed 384 384 ...

Barn 3,882 2,806 ...

hgiovannucci
Cloud+

hgiovannucci
Cloud+
29,732

hgiovannucci
Cloud+

hgiovannucci
Cloud+
21,639



Building / Structure Description Total Gross Floor Area (sq ft) Area of Footprint (s.f.) ...

Barn 722 722 ...

Additional Proposed Building Information

Number of new hotel rooms

--

Total New Restaurant Use Gross Floor Area

--

Proposed Yards, Coverage, Parking and Wetlands (REQUIRED)

Principal Front Yard / Building Setback (ft) 

--



Secondary Front Yard / Building Setback (ft) 

--



Rear Yard / Building Setback (ft) 

--



Right Side Yard / Building Setback (ft) 

--



Left Side Yard / Building Setback (ft) 

--



Total # of Residential Units 

--



Number of Parking Spaces 

--



Number of Loading Spaces 

--





Area of Surface Parking & Driveways (sq ft) 

17,154



Other Impervious Surface Area (sq ft) 

30,641



Are you proposing to do any work in the wetland area or within 100' of the wetland boundary? 

--



Wetland Conditional Use Permit -- Impacted Jurisdictional Areas

Inland Wetland

--

Tidal Wetland



Inland Wetland Buffer



Tidal Wetland Buffer



Vernal Pool

--

Wetland or Wetland Buffer Activity

Total Area of Inland Wetland (both on and off the parcel) (Sq.Ft.)

4532

Total Area of Vernal Pool (both on and off the parcel) (Sq.Ft.)

--

Distance of proposed structure or activity to edge of wetland (ft.):

0

Wetland Buffer Total Area on Lot (Sq.Ft.)

hgiovannucci
Cloud+

hgiovannucci
Cloud+
15,860

hgiovannucci
Cloud+

hgiovannucci
Cloud+
31,894



46,415

Wetland Buffer Area to be Disturbed (Sq.Ft.)

--

Inland Wetland Total Area on Lot (Sq.Ft.)

0

Inland Wetland Area to be Disturbed (Sq.Ft.)

--

Vernal Pool Total Area on Lot (Sq.Ft.)

--

Vernal Pool Area to be Disturbed (Sq.Ft.)

--

Tidal Wetland Total Area on Lot (Sq.Ft.)

389,213

Tidal Wetland Area to be Disturbed (Sq.Ft.)

195,656

Review by Independent Certified Wetland Scientist

I have read and understand the above information. I will pay any additional fees due as required.

--

Project Representatives

Relationship to

Project

If you selected "Other", please state

relationship to project.

Full Name (First and

Last)
...

Engineer -- Hannah Giovannucci ...

Plan Submission



I understand that this application will not be considered complete until I have provided the

required plans and any additional submission requirements. I also understand that any hard

copies as required by the Planning Department are required to be submitted prior to the

application deadline. (You will be prompted at the next screen to upload your plans.) *



I have reviewed the application requirements provided on the Planning Department's web page --

www.cityofportsmouth.com/planportsmouth/land-use-applications-forms-and-fees. *



Acknowledgement

I hereby certify that as the applicant for permit, I am * 

Other



If you selected "Other" above, please explain your relationship to this project. Owner authorization

is required.

Civil Engineer

I certify that the information given is true and correct to the best of my knowledge. *



I understand that I am responsible for paying any applicable application fees and that I will be

invoiced separately for legal and abutter notification costs as well. *



Is this property under condominium ownership? 

--



I understand that it is the obligation of the applicant to submit adequate documents, plans, and

exhibits to demonstrate compliance with the Zoning Ordinance. *



Hannah Giovannucci 

Feb 15, 2022

By signing below, I agree that this is equivalent to a handwritten signature and is binding for all

purposes related to this transaction. *



INTERNAL USE -- Land Use Approvals

Historic District Commission

--

HDC Approval Granted

--

Zoning Board of Adjustment

--

BOA Approval Granted

--

Zoning Relief Required

--

Conservation Commission Review

--

Conservation Commission Review Completed

--

Conditional Use Permit (Wetlands)

--

Wetland CUP Granted

--

Conditional Use Permit (Other)

--

Other CUP Granted

--

Prelim. Concept. Consultation

--

Prelim. Concept. Consultation Completed

--

Design Review Phase



--

Design Review Phase Completed

--

Subdivision / Lot Line Revision

--

Subdivision / Lot Line Revision Granted

--

Site Plan Review

--

Site Plan Review Granted

--

Technical Advisory Committee Review

--

TAC Review Completed

--

Internal consistency review required 

--



Certificate of Use Required

--

Stipulations

--

Additional Planning Department Comments

--

City of Portsmouth, NH
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The Dilorenzo residence is located at 325 Little Harbor Road in Portsmouth. The 11-acre island 
lies near the mouth of the Piscataqua River and the majority of the site is within the 100' tidal 
river buffer. An inventory of existing native and invasive plant species can be found in this plan. 

The primary goal of this plan is to seek approval from the Portsmouth Conservation Commission 
to offset home construction and landscape improvements within the 100' Tidal buffer. We 
propose to remove invasive species on site and to restore the area with native species that will 
benefit the ecosystem around Piscataqua Rive and reduce further incursion of invasive species on 
the island. An inventory of existing native and invasive plant species can be found in this plan. 

We propose removing invasive species by low-impact manual hand methods and cut & dab 
herbicide application by licensed applicators. All invasive species greater than 1” in caliper will 
be cut and dabbed with herbicide to reduce the chance of erosion along the banks. All existing 
erosion will be stabilize and any soil disturbed during planting will be stabilized and seeded 
with native wildflower mix. Techniques are outlined in the report. After removal of invasive 
species we will restore with native shrubs and perennials that will help prevent resurgence of the 
invasive plants and enhance the existing ecology.  

Introduction and Primary Goals

1

A mass of invasive Multiflora Rose along the edges of the horse paddock with maturing Black Swallowort 
pods  hanging from the stem. The majority of the western portion of the island is healthy pine/oak forest, but 
invasives are dense in areas with historically high disturbance. We propose managing all invasive species 
and replacing with native alternatives.



Mature invasive species have developed isolated populations along the tidal river buffer and 
threaten to spread into an otherwise healthy native ecosystem. We propose controlling invasive 
plant species that have developed self sustaining populations on the Dilorenzo’s property and 
restoring with native species. The physiology of the invasive plants has enabled them to out 
compete the native plant community and compromise the ecological value of the native plant 
community. The dominant invasive plants, including Multiflora Rose and Barberry, disrupt the 
formation of a native understory by filling ecological niches and resisting any browsing by native 
species. A very small Japanese Knotweed population exists near the southwestern corner of the 
paddock. It can spread quickly in coastal areas and should be managed before it can establish 
itself. All invasive perennials and shrubs with viable fruit will be removed from the site. Poison 
Ivy is a native species with valuable ecological benefits. We propose control the and areas of 
human traffic. 

Invasive Plant Species Identified:  *Likely Invasive Plant Species Identified:
Acer platanoides, Norway Maple    Artemisia vulgaris, Mugwort     
Alliaria petiolata, Garlic Mustard   Deutzia scabra, Fuzzy Deutzia 
Berberis thunbergii, Japanese Barberry   Ligustrum vulgaris, Common Privet
Celastrus orbiculatus, Asiatic Bittersweet  Rhodotypos scandens, Jetbead  
Cynanchum louiseae, Black Swallowort  Vitus sp., Grape (Native but control)
Elaeagnus umbellata, Autumn Olive   
Fallopia japonica, Japanese Knotweed       
Frangula alnus, Glossy Buckthorn   
Lonicera morrowii, Morrow’s Honeysuckle
Rhamnus cathartica, Common Buckthorn    
Rosa multiflora, Multiflora Rose

325 Little Harbor Road
Invasive Plant Inventory

2

Black Swallowort releasing seedheads in the paddock. The majority of this area is a healthy 
goldenrod/blackberry meadow with patches of Milkweed, but Black Swallowort can establish 
itself quickly and releases compounds in the soil to limit its competitor. Without intervention there 
will likely be a large infestation. 

* While not listed as an Invasive Species by ISC (New Hampshire 
Invasive Species Committee) these species can dominate 
the shrub layer and crowd out native trees and shrubs. We 
recommend removal of along with listed invasive plant species in 
wetland buffers and replace with native shrubs and trees. 
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Japanese Barberry with viable fruits 

Autumn Olive in the open paddock Garlic Mustard seedheads with Mugwort on the 
northern bank 

A single small population of Japanese 
Knotweed on site should be managed as soon 
as possible 

Japanese Barberry with Deutzia and Black Swallowort at 
the edge of the forest

325 Little Harbor Road
Invasive Plant Images
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We propose a combination of manual hand removal and cut & dab herbicide to control invasive plant 
species within the identified project areas over a phased time line. Once the initial identified invasive plant 
species have been removed by manual methods (described below), we propose seeding all exposed soil 
with native seed blend and begin planting identified tree, shrub and perennial plant species selected from 
the native plant community list that will increase the density and diversity of the existing wetland buffers.

Manual Hand Removal Methods:
Manual methods of invasive plant management will include hand pulling or cutting. To minimize soil dis-
turbance, shallow-rooted invasive plants less than 1” in caliper will be hand pulled from the soil. Invasive 
plant species greater than 1” in diameter will be cut. All invasive plant material will be disposed of off site. 
Manual hand pulling and cutting will remove all invasive plants from the wetland buffer.  

Cut and Dab and Foam application: All invasive plant species that have a base greater than 1” 
in caliper are proposed for herbicide application methods. Although invasive, the root systems of plants 
greater then 1” in caliper usually have extensive fibrous root systems, providing soil stabilization. So we 
propose a cut & dab method of application of a Triclopyr based herbicide (Garlon) or Glyphosate based 
herbicide approved for wetland use (trade name Rodeo) on individual cut stumps. Licensed Pesticide Appli-
cators will complete all aspects of the proposed restoration. For treatment of perennial species that cannot 
be controlled with cut and dab or by manual methods should be treated by a foam based herbicide that is 
wiped onto the leaves using a cotton glove. This hyper-specific treatment limits any treatment of non-target 
plants. No treatment will occur in areas of standing water. 

Proposed cut stump treatment (below) using hand tools 
and applying marking dye to eliminate possibility of 
treatment of stump twice, or missing stump entirely. 
(Above) Foam treatment allows highly 
specific placement of herbicide to remove 
invasive perennials that limits disturbance 
and protects surrounding species

Qualified applicators with necessary Personal Protective 
Equipment paint the stems of invasive species after cutting

6

325 Little Harbor Road
Invasive management techniques



Invasive Bittersweet (Celastrus orbiculatus) have 
the capacity to girdle, weaken, and even kill 
mature canopy trees. Without some frequency of 
removal, they will eventually open large holes in 
the canopy while suppressing saplings from filling 
the holes. They readily resprout after being cut and 
can damage the aesthetic and ecological value of 
meadows.

Mature stems produce thousands of bright red 
berries that mature in late fall and are spread by 
birds.

Removing the entire vines from trees is often 
dangerous and unnecessary (unless it poses 
safety risk). Our team recommends making cuts 
at shoulder height followed by a cut at 12” 
and immediate herbicide treatment. Bittersweet 
aggressively suckers after cutting so it is important 
to cut and treat during or after its flowering period 
(late June to December).  

Cut to 12” and  
treat stump 

Cut at shoulder 
height to prevent 
resprouts from 
climbing

Leave remainder 
to decay unless it 
is a safety risk

Identification: Alternate, circular 
light green leaves 2-5 in. long. 
Distinctive, large light colored vine. 
Red berries with orange casing 
appearing in late fall. Seedlings 
have light green leaves. Deep 
orange roots.

325 Little Harbor Road
Asiatic Bittersweet ID and Management 
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Identification: Herbaceous 
perennial, with long heart shaped 
leaves. Young sprouts can be red, 
rhubarb in nature. Extensive roots 
can spread and colonize quickly 
and can reach 15 ft. at maturity. 

Japanese Knotweed (Fallopia japonica) is one of the 
most difficult invasive species to control. Its main mode 
of spreading is through cut portions of its rhizomes 
or stem, which can actively resprout even when 1 
inch in length. Growing 10-15’ and shading out any 
competitors, Japanese Knotweed can quickly form a 
monoculture. It can take 2-5 seasons to fully contain 
through repeat herbicide treatments. It is at its weakest 
point during the flowering stage, when nutrients are 
flowing back into the roots (Aug, Sept.) Unfortunately, 
taproots can extend over 6’ below the ground 
making organic eradication nearly impossible without 
excavation. There are two ways to approach treatment. 
1. Cut and treat: For smaller areas, involves cutting 

the stem between the 1st and 3rd node and 
adding a 66% solution of Aquaneat (glyphosate), 
generally 5 oz per treated stem. If density is less 
than 5 ft per plant treat every third stem. Do this for 
2-5 seasons.

2. Cut in May, wipe leaves in fall or apply to stem 
in fall: In this case, dense stands of Knotweed are 
mown in end of May so when they regrow they are 
at hip height by August. They can then be easily 
wiped with a 6.0% Aquaneat (glyphosate) solution 

Japanese Knotweed cut in preparation for a fall herbicide 
foliar wipe treatment (top left). Treatment of Japanese 
Knotweed stems using a cut and fill method (above). A 
combination of cut and fill in the first season and foliar wipe 
in the second has shown to be effective. Foliar wipe can be 
accomplished by applying herbicide to a glove and wiping 
leaves or by utilizing a foaming agent to help herbicide stick 
to the leaves (left). It is a highly specific treatment with little risk 
of drift. 

325 Little Harbor Road
Japanese Knotweed Management 



Task March/
April

May June July August Sept. Oct. Nov. Dec. 

Remove Garlic Mustard and Lesser 
Celandine seedlings by hand or 
smothering

Cutting of Japanese Knotweed

Cut and dab of woody invasive 
species

Treatment of Japanese Knotweed

Invasive vine management and cut 
and dab treatment

 Restoration planting

Treatment of Black Swallowort

Mowing of meadows

Management Calendar for Treatment and Planting

Optimal timing and efficiency 

Not optimal but mostly effective

Possible, but not ideal 

9



Within the tidal river buffer is a diverse native plant community dominated by mature Oaks and 
White Pines with Chokeberry, Black Cherry, Arrowood Viburnum, and lowbush Blueberry in 
the understory. In the sunnier areas is a wet meadow featuring Rough Goldenrod, Alleghaney 
Blackberry, Sumac, Common Rush and Elderberry. An occupied Belted Kingfisher nest was found 
during the site visits. We propose utilizing these existing native plant species as indicators of 
what naturally inhabits this plant community and propose additional planting of these species 
and diversifying with other native trees, shrubs and perennials.

Native Plant Species Identified:
 

Gray Birch along the bankSilverrod alongside Blue-stem Goldenrod and Carex. sp

325 Little Harbor Road
Native Plant Inventory

10

Acer rubrum, Red Maple
Acer sacharinum, Sugar Maple
Aronia melanocarpa, Black Chokeberry 
Betula populifolia, Gray Birch 
Betula papyrifera, Paper Birch   
Iva frutescens, Bigleaf Marsh-elder
Juncus tenuis, Path Rush
Juniperus virginiana, Eastern Red Cedar
Kalmia latifolia, Mountain Laurel
Myrica pensylvanica, Bayberry  
Parthenocissus quinquefolia, Virginia Creeper
Pinus strobus, Eastern White Pine 
Prunus serotina, Black Cherry
Prunus virginana, Chokecherry

Toxicodendron radicans, Poison Ivy
Quercus alba, White Oak
Rosa virginiana, Virginia Rose 
Rhus typhina, Staghorn Sumac 
Rubus allegheniensis, Allegheny blackberry 
Sambucus canadensis, Elderberry
Solidago bicolor, Silverrod 
Solidago sempervirens, Sea-side Goldenrod
Solidago rugosa, Rough-leaved Goldenrod  
Swida amonum, Silky Dogwood
Tilia americana, American Basswood
Vaccinium corymbosum, High-bush Blueberry
Viburnum dentatum, Arrowood Viburnum  



325 Little Harbor Road
Invasive Plant Images

Marsh Elder along with Beechgrass line the western banks of the island

11

Staghorn Sumac along the banks with Arrowood Viburnum and Virginia Rose in the foreground



For the planting, we propose restorting area with sustained populations of 
invasive species with native shrubs and perennials. We propose a mowed 
path through the meadow In areas proposed for dense perennial planting we 
propose mowing and controlling existing Allegheneny Blackberry in order to 
establish native perennials and add diversity to the meadow. 
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For the planting, we propose restarting area with sustained populations of 
invasive species with native shrubs and perennials. We propose a mowed 
path through the meadow In areas proposed for dense perennial planting we 
propose mowing and controlling existing Allegheneny Blackberry in order to 
establish native perennials and add diversity to the meadow. 
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For the planting, we propose restorting area with sustained populations of 
invasive species with native shrubs and perennials. We propose a mowed 
path through the meadow In areas proposed for dense perennial planting we 
propose mowing and controlling existing Allegheneny Blackberry in order to 
establish native perennials and add diversity to the meadow. 
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325 Little Harbor Road
Native Restoration Strategies 

After invasive plant species have been removed from the wetland buffer, the area will be planted with one 
to five gallon native conservation grade New England native trees, shrubs and perennials from local seed 
and cutting sources. It is proposed that native plants will have greater than 90% coverage by the conclusion 
of the 3 year Order of Conditions. Native plants proposed for installation will add diversity of existing 
native plants, provide habitat and forage for wildlife, and reduce storm water and sediment flow wetland 
areas. Plants proposed for installation include:

After planting the conservation grade native shrubs and trees and slope stabilizing perennials, we propose 
the area be seeded with a custom Dormant seed mix at recommended seeding rates. This dense seed mix 
will supply a matrix of vegetative growth to cover disturbed soils, and reduce recolonization of invasive 
plant species. These mixes include:

New England Showy New England Wildflower mix 
New England Understory Grass and Forb Mix

Size  Scientific name  Common name 
3-4'  Amelanchier laevis  Shadblow Serviceberry
3-4'  Acer rubrum   Red Maple
3-4'  Aronia melanocarpa  Black Chokecherry
3-4'   Betula papyrifera  Paper Birch
3-4'  Carpinus caroliniana  Ironwood
3-4'   Clethra alnifolia    Summersweet
3-4'  Cornus amonum   Silky Dogwood
3-4'  Cornus racemosa  Gray Dogwood
3-4'  Diervilla lonicera   Northern Bush Honeysuckle
3-4'  Hamamelis virginiana  Witchazel  
3-4'  Ilex vertilicillata    Winterberry 
3-4'  Juniperus virginiana  Eastern Red Cedar 
3-4'  Myrica pennsylvatica  Bayberry
3-4'  Nyssa sylvatica   Black Tupelo
3-4'  Prunus virginiana  Chokecherry
3-4'  Prunus serotina    Black Cherry 
3-4'  Quercus bicolor   Swamp White Oak 
3-4'  Rhus typhina   Staghorn Sumac
3-4'  Rosa virginiana   Virginia Rose 

Quantity 
4
2
12
5
2
44
5
12
10
18
9
2
24
6
6
3
7
9
16

13

Within 100’
Tidal River 

Buffer



The recommendations for restoration take into consideration the long term health of the wetland. 
Once the invasive plant species have been managed in a locus area and any native plants 
installed, a long-term maintenance plan will be set in motion with the goal of continued control 
of invasive plant species on site, serve, and sustain native plant populations, and improve the 
native plant diversity and aesthetic beauty of the wetland. 

Fall - Winter 2021
• Complete invasive species management of Buckthorn and woody invasive plant species by 

cut and dab methods
• Identify and manually hand-pull identified invasive shrubs and vines under 1’ in caliper
• Cover all disturbed soil along with native seed mix

Winter 2021-Spring 2022
• Continue utilizing control methods of invasive plant management to exhaust seed bank
• Begin planting native plant species according to approved quantities and varieties
• Monitor plant response and continue hand pulling and herbicide application methods on re 

sprouting invasive plant species
• Cover exposed soils Conservation seed mix

Summer 2022
• Cut and dab/Foam application to Japanese Knotweed and remaining invasive shrub and 

tree species
• Continue utilizing control methods of invasive plant management to exhaust seed bank
• Continue planting native plant species according to approved quantities and varieties

Fall 2022 - Summer 2023 
• Monitor plant response and continue hand pulling and herbicide application methods on re 

sprouting invasive plant species
• Followup treatment of Japanese Knotweed (Mowing in spring, treating in fall)
• Cover exposed soils Conservation seed mix
• Monitor native species for plant health 

Ongoing Maintenance and Monitoring:
• After the treatments of fall 2023, the management plan should be re-evaluated. If 

management treatments have been successful, only monitoring and minimal hand removal 
should be required to keep invasive plant species from being reintroduced. Native trees, 
shrubs, and herbaceous forbs should dominate the wetland buffer.

• Implementation of the LMP should be completed by qualified professionals including:
 NH Licensed pesticide applicator
 Certified Massachusetts/NH Invasive Species Management 
 MCH Massachusetts Certified Horticulturist 
• Monitoring reports shall be submitted to conservation at the end of each growing season 

indicating invasive species management efforts and establishment of the restoration plantings.

325 Little Harbor Road
Maintenance Schedule 
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Celastrus orbiculatus,
Asiatic Bittersweet

Bittersweet

Description: 

Celastrus orbiculatus, Asiatic Bittersweet 
is a deciduous climbing vine common in 
areas of disturbance in our New England 
forests. It has glossy, rounded leaves 
that are alternate with finely toothed 
margins. The leaves turn yellow in the 
fall. The fruiting plants produce small 
greenish flower clusters from leaf axils that 
mature in fall to produce high numbers 
of fruiting seed. The seed are noticeably 
yellow, globular capsules that split open 
at maturity to reveal red-orange fruiting 
seeds. Roots are also distinctly orange. 

Management: 
Asiatic Bittersweet management is a 
combination of manual hand pulling 
with cut & dab herbicide treatments. For 
established plants, vines should be cut 
to ground to reduce mass. Persistent root 
infestations will require repeat cutting and 
treatments over several seasons. Rake any 
seeds present, bagging in plastic bags, 
tying, and disposing of correctly.

Habitat: 
Bittersweet spreads easily into forest 
edges, woodlands, unmanaged meadows 
and old fields. Most disturbed sites that are 
not being actively managed that receive 
full sun are susceptible. The vine can 
tolerate shade but is often found in more 
open, sunny areas. 
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Lonicera morrowii,
Morrow’s Honeysuckle

Honeysuckle

Description:
Lonicera morrowii, Morrow’s honeysuckles 
are upright, deciduous shrubs that typically 
have a multi-stem mounding appearance. 
Oval leaves are opposite along the stem 
with smooth edges (no teeth or lobes) and 
hairy on the underside. Mature stems are 
often hollow on the interior and peeling 
on the outer bark. In the spring pairs of 
fragrant, tubular flowers less than an inch 
long are borne along the stem in the leaf 
axils. The fruits are red to orange, and 
fleshy . 

Habitat:
Honeysuckles are relatively shade-
intolerant and most often occur in forest 
edges, abandoned fields, and other open, 
upland habitats. Woodlands and open 
meadows, especially those that have been 
grazed or otherwise disturbed and are left 
unmanaged are also highly susceptible. 
Morrow’s Honeysuckle have the greatest 
habitat diversity and are capable of 
invading wetland edges and other 
uncommon habitat types.

Management:
Morrows Honeysuckle management is a 
combination of mechanical mowing and 
manual hand pulling with cut and dab 
herbicide treatments. When feasible, the 
root system is generally shallow and plants 
can be uprooted easily. Persistent root re 
sprouting may require repeat cutting with 
herbicide application over several seasons 
to fully control.

16



Frangula alnus,
Glossy buckthorn

Buckthorn

Description:
Frangula alnus, Glossy Buckthorn is a 
deciduous shrub that grows up to 20 ft.. 
tall. The oblong leaves are up to 2” long, 
arranged alternately along the stem and 
are dark green on the surface, glossy 
above and slightly pubescent beneath. The 
leaves turn yellow in the fall, and remain 
on the plant when most other species have 
already lost their leaves. The yellow-green 
flowers are arranged in 1-8 flowered 
sessile, glabrous umbels. This plant flowers 
after the leaves expand, from May to 
September . The fruit ripen from red to 
black July to August.

Habitat:
Buckthorn thrives in early successional 
habitat. Abandoned agricultural or pasture 
lands, an opening in canopy within 
woodland, or unmanaged meadows are 
common areas. Buckthorn will also tolerate 
wetland soils where it can form dense 
stands that suppress the growth of native 
plant species. The seed is readily dispersed 
by birds, and the extended productivity of 
the fruit into winter allows the plant to be 
dispersed through the entire season.

Management: 
Manual methods of hand-pulling seedlings 
is recommended. For larger saplings, 
a ‘Weed Wrench’ is effective. Mature 
Buckthorn can also be cut and the stump 
application of Triclopyr based herbicide. 
Rake any seeds present, bagging and 
disposing of correctly. 
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Rosa multiflora,
Multiflora rose

Multiflora Rose

Description:
Rosa multiflora, Multiflora Rose is a shrub 
with arching canes with a mounding shape 
in the landscape. The leaves are divided 
into five to eleven sharply toothed leaflets. 
The base of each leaf stalk has a pair of 
fringed bracts which is a key identifier of 
the plant from other wild rose. Beginning 
in early summer, clusters of showy white 
flowers appear. The flowers are followed 
by developing red fruit, or hips, during the 
summer that remain on the plant through 
the winter.

Habitat:
Multiflora Rose thrives in early successional 
habitat. The rose has a wide tolerance for 
various soil, moisture, and light conditions. 
It occurs in dense woods, along river banks 
and roadsides and in open unmanaged 
fields. It can form a dense understory that 
suppresses growth of native plant species. 
The seed is readily dispersed by birds, 
and the extended productivity of the fruit 
into winter months allows wide spread 
distribution of the plant.

Management:
Manual methods of hand-pulling seedlings 
is effective. For more established shrubs, 
a combination of pruning to reduce mass 
followed by cut & dab treatments with a 
Triclopyr based herbicide is recommended. 
Persistent root infestations may require 
repeat cutting over several seasons. Rake 
any seeds present, bagging and disposing 
of correctly. 

18



IDENTIFICATION AND QUALIFICATION OF APPLICANT

This plan has been developed by Miles H. Connors, Director of Ecological Services at Parterre 
Ecological, a division of Parterre Garden Services. Parterre Ecological Services provides Land 
Management Planning, expert Invasive Plant Management services, Native Plant Restoration 
strategies, and ongoing Maintenance and Monitoring in natural area restorations.
 
PLAN AUTHOR AND QUALIFICATIONS

Miles Hilton Connors
Director of Ecological Services
mconnors@parterreecological.com

Parterre Garden Services
67 Smith Place, unit 12A
Cambridge MA 12138

Miles holds an Bachelor of Science degree in Environmental Planning and Policy and Biology, 
with a Masters of Science in Sustainable Landscape Planning and Design. Miles is also a 
Massachusetts Certified Horticulturist, holds an Invasive Plant Certification from UMASS Amherst 
and is a Licensed Pesticide Applicator.

Members of the Parterre Ecological team are licensed Massachusetts Pesticide Applicators, are 
Massachusetts Certified Horticulturists and hold an Invasive Plant Certification from UMASS 
Amherst.
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1. Existing Conditions - Client under an enforcement order to 
restore buffer after tree & shrub removal and hydroseeding turf

2. After installation of sediment control, we mechanically 
mowed area and seeded with New England Conservation and 
Wildlife Seed Mix 

3. Covered exposed loam with straw erosion control blanket: 
BioNet S75BN and staple into existing slope

4. Layout native plant species suitable for an Oak Hickory 
Forest plant community

5. Native plant species installed: Quercus rubra, Kalmia latifolia, Ostrya virginiana, Corylus americana, Betula 
lenta, Fagus grandiflora and Viburnum acerfolium

Precedent Images of a Restoration Project completed in 2020



HOEFLE, PHOENIX, GORMLEY b ROBERTS, PLLC 
ATTORNEYS AT LAW 

127 Parrott Avenue, P.O. Box 4480 I Portsmouth, NH, 03802-4480 
Telephone: 603.436.0666 I Facsimile: 603.431.0879 I www.hpgrlaw.com 

BY EMAIL AND FIRST CLASS MAIL 
Peter Stith, Chair 
City of Portsmouth 
Technical Advisory Committee 
1 Junkins Avenue 
Portsmouth NH 03801 

Dear Chairman Stith: 

April 1, 2022 

Please accept this letter on behalf of the ADL 325 Little Harbor Road Trust ("ADL") 
with respect to the pending Wetland Conditional Use Permit ("CUP") application for 325 Little 
Harbor Road (the "Property"). The purpose of this letter is to provide a history of the proposed 
residential project and to address the scope of technical advisory committee ("TAC") review. 

This project has been pending since August 2017, when ADL first applied for a CUP to 
replace the existing home and renovate/construct associated residential structures on the 
Property. That CUP received full Planning Board and Conservation Commission review at the 
time and was approved shortly thereafter on September 25, 2017. The proposal also received 
NI-IDES wetland and shorcland permitting approval in February 2018. Construction of the 
project lapsed as a result of the untimely death of AD L's general contractor at the time. 

On September 29, 2021, ADL applied for a new CUP for a modified design in a new 
location on the Property. ADL met with the Planning Board and Conservation Commission in 
November 2021. The proposal received a favorable recommendation from the Conservation 
Commission for the modified project and was originally scheduled for the December 16, 2021 
Planning Board meeting. 

Shortly prior to the December Planning Board hearing, however, City staff requested that 
the project be reviewed by TAC due to complexities related to utilities. ADL voluntarily agreed 
to review despite the fact that TAC is not required for residential projects such as ADL's pending 
proposal. ADL's project team met with TAC at its February 8, 2022 work session and again at 
its March 1, 2022 meeting. They also met with the Conservation Commission on March 9th and 
received a second favorable recommendation for the project. 

DANIEL C. HOEFLE R. PETER TAYLOR MONICA F. KIESER AMANDA M. FREDERICK 

R. TIMOTHY PHOENIX KIMBERLY J.H. MEMMESHEIMER SAMUEL HARKINSON OF COUNSEL: 
LAWRENCE B. GORMLEY KEVIN M. BAUM JACOB J.B. MARVELLEY SAMUEL R. REID 

STEPHEN H. ROBERTS GREGORY D. ROBBINS DUNCAN A. EDGAR 
JOHN AHLGREN 



ADL has addressed all comments made by the members at the February 8111 work session 
and March 151 meeting. All requested information and documentation that can reasonably be 
provided at this time has been delivered. All other outstanding requests relate to items that 
require third party agreements (e.g., utili ty licenses) and/or arc more properly provided 
subsequent to approval and finalization of plans, as part of the building permit process. 

The scope of TA C's review, submitted to voluntarily by the applicant, was limi ted to 
technical uti lity concerns related to the pending wetlands CUP, and not the overall residential 
project, which has already received multiple Planning Board, Conservation Commiss ion and NI I 
DES review. ADL has provided all requested information and documentation reasonably 
available at this point in the approval process. This proposal has been pending since 2017 in its 
original form and for over four months in its current iteration. 

Accordingly , I respectfully remind the committee of the limited scope of its review and 
request that the project be recommended for review and approva l at the Planning Board's next 
regularly scheduled meeting on April 21, 2022. 

cc Anthony Dilorenzo 
Tf Moran, Inc . 
John Kuzincvich, Esq. 
Stephen II. Roberts, Esq. , 

Trustee of The J\DL 325 
Little Harbor Road Trust 

Very tru ly you rs, 
f' 

~3-
Kevin M. Baum 



ACCESS EASEMENT FOR WATER SERVICES 
 
KNOW ALL PERSONS BY THESE PRESENTS, that STEPHEN H. ROBERTS, ESQ. TRUSTEE 
OF THE ADL 325 LITTLE HARBOR ROAD TRUST, with a mailing address of 127 Parrott 
Avenue, Portsmouth, New Hampshire 03801 (“Grantor”), for consideration received, grants to the 
CITY OF PORTSMOUTH, a municipal body politic having a mailing address of 1 Junkins Avenue, 
Portsmouth, County of Rockingham and State of New Hampshire 03801 (“Grantee”), with 
QUITCLAIM COVENANTS an easement over, below, along, and across Grantor’s real property 
situate on the northerly side of Little Harbor Road, also known as Lady Isle, in the City of 
Portsmouth, State of New Hampshire, further identified as 325 Little Harbor Road, Portsmouth, 
Rockingham County, New Hampshire, City of Portsmouth Tax Assessor's Map No. 205, Lot 2. 
 
Meaning and intending to convey an easement over the premises conveyed to the within Grantor by 
deed of Stephen H. Roberts, Esq., Trustee of The ADL Portsmouth Residence Trust dated November 
1, 2018 and recorded in Book 5959, Page 1244 of the Rockingham County Registry of Deeds. 
 
Purpose and Rights:  The Grantee shall have a perpetual, permanent uninterrupted and unobstructed 
nonexclusive easement for the purpose of enabling the City of Portsmouth to access private water 
infrastructure including mains, water shutoffs, and valves for the limited purpose of leak detection 
and similar infrastructure inspection services and for access to valves for purposes of turning on and 
shutting off municipal water service.  Grantee shall have no responsibility for installation, 
maintenance, operation, or replacement of the water infrastructure. 
 
Retained Rights:  Grantor retains the right to freely use and enjoy its interest in the easement area 
insofar as the exercise thereof does not interfere with the purpose of this instrument. 
 
Easement To Run With Land:  All rights and privileges, obligations and liabilities created by this 
instrument shall inure to the benefit of, and be binding upon, the heirs, devises, administrators, 
executor, successors and assignees of the Grantee and of the Grantor, the parties hereto and all 
subsequent owners of the Premises and shall run with the land and be binding upon, any and all 
successors and assignees of the Grantee. 
 
 This is an exempt transfer per R.S.A. 78-B:2(I). 
 



IN WITNESS WHEREOF, the parties have executed this document on the _____ day of 
 ________________ , 2022 
 

ADL 325 Little Harbor Road Trust 
 

 
Witness:      By:       

Stephen H. Roberts, Esq., Trustee 
 
 
STATE OF NEW HAMPSHIRE 
COUNTY OF     

Personally appeared the above-named Stephen H. Roberts, Esq., Trustee of the ADL 325 
Little Harbor Road Trust and acknowledged the foregoing instrument to be his free act and deed 
executed for the purposes contained therein. 

 
             

Notary Public/Justice of the Peace  
My commission expires:     

 
 



 

 
 
 

TE2 ENGINEERING, LLC. 
200 Reservoir St. Suite 204 Needham, MA 02494 

(P) 781-334-8323 (F) 877-360-4269 

www.te2engineering.com 

 

March 21, 2022 
 
Portsmouth DPW 
Attn: DPW Representative 
 
Re:   325 Little Harbor Rd. 
  Portsmouth, NH 03801 
 
To whom it may concern, 
 
 TE2 Engineering LLC has been hired to design the mechanical, electrical, plumbing 
and fire protection (MEPFP) systems for the project addressed above. TE2 Engineering, 
LLC is working in close contact with many team members including but not limited to the 
architect (GP Schafer), the civil engineer (TF Moran), and general contractor (Youngblood 
Builders) to design safe, effective and code compliant MEPFP systems.  
 
 The water service has been designed based on the current list of plumbing fixtures 
and building layouts. This calculation has yielded a 4” domestic water line for the 
property. Our intent is to design an automatic sprinkler system based on the NPFA 13 D 
standard for the main house, the guest cottage and pool cabana buildings. Each of these 
buildings would be provided with a tank & pump system to be independent of the 
domestic water supply. Each fire pump would be powered by utility power, but also 
backed up on emergency power from a standby generator. In addition, each fire tank will 
have an automatic fill valve based on the relative water level in the tank, should additional 
water be required. 
 
 We will continue to design the MEPFP systems and look forward to working with 
you on this project. 
 
Sincerely, 
 
 
Drew Domnarski, P.E. 
TE2 Engineering, LLC. 



© 2021 Microsoft Corporation © 2021 Maxar ©CNES (2021) Distribution Airbus DS © 2021 TomTom 

SITE

THESE PLANS ARE PERMIT DRAWINGS ONLY AND HAVE
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D

RENOVATED 2-STORY COTTAGE
660 SF FOOTPRINT
FFE(BASEMENT)=9.33±
FFE(1ST FLOOR)=15.61±

EXIST 2-STORY BARN
W/ ADDITION
2,806 SF FOOTPRINT
FFE(1ST FLOOR)=16.14±

PROP 2-STORY DWELLING
6,227 SF FOOTPRINT
FFE(BASEMENT)=10.66±
FFE(1ST FLOOR)=21.5±

PROP 1-STORY GARAGE
1,475 SF FOOTPRINT

FFE=17.32±

PROP 1-STORY POOL HOUSE
368 SF FOOTPRINT
FFE=17.82±

PROP SHED
384 SF FOOTPRINT
FFE=14.0±

PROP BARN
722 SF FOOTPRINT

FFE=35.0±

S

S

S

C

PROTECTED SHORELAND ZONE BEYOND TBZ

PERVIOUS PAVERS

EXISTING TREE TO BE REMOVED

EXISTING TREE TO REMAIN

PERMANENT IMPACT AREA

IMPERVIOUS AREA (AMENDED)

HIGHEST OBSERVABLE TIDE LINE (HOTL)

100' TIDAL WETLAND BUFFER BOUNDARY

TEMPORARY IMPACT AREA

LIMIT OF IMPACTS

PROTECTED SHORELAND ZONE BEYOND TBZ
(170,244 SF)

TEMPORARY IMPACT AREA
(97,145 SF)

PROP LIMIT OF IMPACT

PERMANENT IMPACT AREA
(15,220 SF)

PROP LIMIT OF IMPACT

UNALTERED WOODLAND AREA

PROPOSED TREE
(OUTSIDE OF LANDSCAPED AREAS)

GRAVEL SURFACE

IMPERVIOUS SURFACE

PROPOSED WOODLAND AREA

50.1'
34.5'

73.6'

80
.5

'

70.3'

0' SETBACK BETWEEN
LIMIT OF GRADING TO HOTL

15
8.

1'

PROP LIMIT OF IMPACT

IMPERVIOUS AREA (PERMITTED)

PROPOSED IMPACT AREA (PERMITTED) PROPOSED IMPACT AREA (AMENDED)

NATURAL WOODLAND AREA

PROPOSED WOODLAND AREA
(TYP) (SEE NOTE 2)
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TEMPORARY IMPACT AREA

TIDAL BUFFER ZONE

LIMIT OF IMPACTS

LIMIT OF GRADING

HIGHEST OBSERVABLE TIDE LINE (HOTL)

100' TIDAL WETLAND BUFFER BOUNDARY

POOL
SPA

G

T

PLAY-
GROUND

RENOVATED 2-STORY COTTAGE
660 SF FOOTPRINT
FFE(BASEMENT)=9.33±
FFE(1ST FLOOR)=15.61±

EXIST 2-STORY BARN
W/ ADDITION
2,806 SF FOOTPRINT
FFE(1ST FLOOR)=16.14±

PROP 2-STORY DWELLING
6,227 SF FOOTPRINT
FFE(BASEMENT)=10.66±
FFE(1ST FLOOR)=21.5±

PROP 1-STORY GARAGE
1,475 SF FOOTPRINT

FFE=17.32±

PROP 1-STORY POOL HOUSE
368 SF FOOTPRINT
FFE=17.82±

PROP SHED
384 SF FOOTPRINT
FFE=14.0±

PROP BARN
722 SF FOOTPRINT

FFE=35.0±

TIDAL BUFFER ZONE
(337,201 SF)

C

PROPOSED IMPACT AREA (PERMITTED) PROPOSED IMPACT AREA (AMENDED)

PERMANENT IMPACT AREA

0' SETBACK BETWEEN
LIMIT OF GRADING TO HOTL

TEMPORARY IMPACT AREA
(87,775 SF)

PROP LIMIT OF GRADING
(TYP)

PROP LIMIT OF GRADING
(TYP)

PROP LIMIT OF GRADING
(TYP)

EXISTING TREE TO BE REMOVED

EXISTING TREE TO REMAIN

PROP LIMIT OF IMPACT
(SEE NOTE 2)  (TYP)

PROP LIMIT OF IMPACT
(SEE NOTE 2) (TYP)

PROP LIMIT OF IMPACT
(SEE NOTE 2)  (TYP)

PERMANENT IMPACT AREA
(94,838 SF)

IMPERVIOUS SURFACE

PERVIOUS PAVERS

GRAVEL

50.1'

80
.5

'

73.6'

70.3'

34.5'

15
8.

1'

PROPOSED TREE
(OUTSIDE OF LANDSCAPED AREAS)
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IMPACT AREA

TIDAL BUFFER ZONE

LIMIT OF  IMPACTS

EXISTING IMPERVIOUS  AREA (LADY ISLE ONLY)
TIDAL WETLAND
BUFFER  ZONE

TOTAL ISLAND
AREA*

EXISTING  VEGETATED  AREA (LADY ISLE ONLY) PROPOSED VEGETATED  AREA (LADY ISLE ONLY)

PROPOSED IMPERVIOUS  AREA (LADY ISLE ONLY)
TIDAL WETLAND
BUFFER ZONE

TOTAL ISLAND
AREA*

TOTAL AREA (LADY ISLE ONLY)

HIGHEST OBSERVABLE TIDE LINE (HOTL)

100' TIDAL WETLAND BUFFER BOUNDARY

TEMPORARY IMPACT AREA

POOL
SPA

G

T

PLAY-
GROUND

RENOVATED 2-STORY COTTAGE
660 SF FOOTPRINT
FFE(BASEMENT)=9.33±
FFE(1ST FLOOR)=15.61±

EXIST 2-STORY BARN
W/ ADDITION
2,806 SF FOOTPRINT
FFE(1ST FLOOR)=16.14±

PROP 2-STORY DWELLING
6,227 SF FOOTPRINT
FFE(BASEMENT)=10.66±
FFE(1ST FLOOR)=21.5±

PROP 1-STORY GARAGE
1,475 SF FOOTPRINT

FFE=17.32±

PROP 1-STORY POOL HOUSE
368 SF FOOTPRINT
FFE=17.82±

PROP SHED
384 SF FOOTPRINT
FFE=14.0±

PROP BARN
722 SF FOOTPRINT

FFE=35.0±

PROPOSED IMPACT AREA (ALL IMPROVEMENTS)
TIDAL WETLAND
BUFFER  ZONE

TOTAL LAND
AREA

TIDAL WETLAND
AREA

TOTAL AREA (LADY ISLE ONLY)
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SOIL SERIES NAME &
NUMBER
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PARENT MATERIAL
(C Horizon)

MINERAL
RESTRICTIVE
FEATURES*

SATURATED
HYDRAULIC

CONDUCTIVITY
(Ksat)**

inches/hour
low to high

B & C horizons

HSG**

42 CANTON WELL GLACIAL TILL NONE 2.0 TO 6.0
6.0 TO 20.0 B

444 NEWFIELDS MODERATELY
WELL GLACIAL TILL NONE 0.6 TO 2.0

0.6 TO 2.0 B

299 UDORTHENTS VARIABLE VARIABLE – CUT
AND/OR FILLED NONE† NA† NA†

597 WESTBROOK VERY POOR ORGANIC DEPOSITS
OVER SEDIMENTS NONE NA†

0.0 TO 2.0 D

†

DISTURBED SOIL MAPPING UNIT SUPPLEMENTAL SYMBOL LEGEND

SUPPLEMENTAL
SYMBOL (1-5)

DRAINAGE
CLASS

(SYMBOL 1)

PARENT MATERIAL
(SYMBOL 2)

RESTRICTIVE /
IMPERVIOUS

LAYERS
(SYMBOL 3)

ESTIMATED
Ksat

(SYMBOL 4)

HYDROLOGIC
SOIL GROUP
(SYMBOL 5)

(299) - hcade UNDETERMINED
(D)

GLACIAL TILL
MATERIALS (C) NONE (A) UNDETERMINED

(D)
UNDETERMINED

(D)
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AD

 8
3

POOL
SPA

G

T

PLAY-
GROUND

RENOVATED 2-STORY COTTAGE
660 SF FOOTPRINT
FFE(BASEMENT)=9.33±
FFE(1ST FLOOR)=15.61±

EXIST 2-STORY BARN
W/ ADDITION
2,806 SF FOOTPRINT
FFE(1ST FLOOR)=16.14±

PROP 2-STORY DWELLING
6,227 SF FOOTPRINT
FFE(BASEMENT)=10.66±
FFE(1ST FLOOR)=21.5±

PROP 1-STORY GARAGE
1,475 SF FOOTPRINT

FFE=17.32±

PROP 1-STORY POOL HOUSE
368 SF FOOTPRINT
FFE=17.82±

PROP SHED
384 SF FOOTPRINT
FFE=14.0±

PROP BARN
722 SF FOOTPRINT

FFE=35.0±
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FILTREXX™  FILTERSOXX™  STAKING

™
™

INLET PROTECTION

STANDARD 2"
OVERFLOW AREA

STABILIZED CONSTRUCTION
ENTRANCE

SILT FENCE

SEDIMENT TRAP

STONE CHECK DAM

EROSION CONTROL BLANKET

JUTE MATTING
RIP RAP AND FLARED END SECTION

WITH OUTLET PROTECTION

LEVEL SPREADER
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DRAINAGE CLEAN OUT

PEASTONE GRAVEL DRIVEWAY
NOT TO SCALE

DRY WELL

DOWNSPOUT INFILTRATION

UNREINFORCED RETAINING WALL  (MODULAR CONCRETE UNIT)

·

·
·
·

·

·
·
·
·
·
·

PERMEABLE PAVER DRIVEWAY

PERMEABLE PAVER

PAVEMENT SECTIONS

STANDARD DUTY PAVEMENT OVERLAY

SLAB TOP MANHOLE
 MANHOLE FRAME AND COVER
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WATER SERVICE WET TAP INSTALLATION
NOT TO SCALE

THRUST BLOCKS

WATER TRENCH

BURIED GATE VALVE
NOT TO SCALE

VALVE BOX
NOT TO SCALE

WATER/STORMWATER & SEWER CROSSING

TYPICAL UTILITY SEPARATION

SUSPENDED UTILITIES
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UTILITY TRENCH

STANDARD MANHOLE
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 MANHOLE FRAME AND COVER

EARTH CONSTRUCTION

SEWER SERVICE
LEDGE CONSTRUCTION

CHIMNEY

TRENCH CROSS-SECTION
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FORCE MAIN CURB STOP
E-ONE DH152 PUMP

NOT TO SCALE

PRESSURE SEWER TESTING NOTES

INSULATION AT STORM DRAIN AND
SEWER MAIN INTERSECTING RUNS

“
” 

E-ONE AIR VACUUM RELEASE MANHOLE

E-ONE  CLEANOUT & FLUSHING MANHOLE
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PAVEMENT SECTIONS

STANDARD DUTY PAVEMENT OVERLAY

ELECTRIC PULL BOX
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Dry Well Location

As per request from Conservation committee the attached plan and narrative is 
submitted for consideration to the planning board.

Please see the added drywell location, measurements are coming off the right 
rear corner of new proposed garage.

We are proposing to add a 3’ wide band of mulch and blueberry bushes 4’ on 
center down the right side of the property line to control rain runoff from the lawn to the 
wetlands.

We are also showing a temporary silt fence location along the existing vinyl fence 
that will be installed prior to any excavation for the project . All disturb ground 
associated with this project will be properly graded, raked and seeded to control erosion 
. All materials not used for backfilling and grading of the site will be hauled off of site to a 
proper location.
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Chuck and Allison Dudas 

32 Monteith Street 

Portsmouth, NH 03801 

 

March 18th, 2022 

 

City of Portsmouth 

c/o Beverly Zendt  

Planning Board  

1 Junkins Avenue 

Portsmouth, NH 03801 

 

Re:  Attached Accessory Dwelling Unit Application  

 Tax Map 143 Lot 22 

 32 Monteith St  

 Portsmouth, NH 03801  

 

Dear Beverly, 

 

We are pleased to submit this memo and the attached documents to request a 

conditional use permit for the construction of an attached accessory dwelling unit at 

the April 21, 2022 meeting.   

 

Exhibits:  

• Site Plan  

• Plan Set- issued by Amy Dutton Home 

• Site Photographs  

• Tax Map 143 

 

Property/Project  

 

32 Monteith is a 30,644 sq ft lot with a single family home. The property is located in 

the Single Residence A District and borders North Mill Pond with street frontage 

along Monteith St and Thornton St. We are proposing to demolish the existing shed 

and construct an attached 24’x24’ garage with accessory dwelling unit above.  

 

The project received a Wetlands Conditional Use Permit in June 2020. A 1-year 

extension was granted to the Wetlands Conditional Use Permit in June 2021.  

 

The proposed 576 sq ft ADU would consist of a kitchen, bathroom, one bedroom and 

a living room. The second floor of the ADU would be accessed by an interior 

stairwell that connects the garage to the existing house.  

 

There will be a total of (6) off-street parking spaces including the 2 spaces within 

the garage.  

 



Criteria for the Attached ADU 

 

10.814.31 The principal dwelling unit and the accessory dwelling unit shall not be 

separated in ownership  

 

The ADU will be owned by us, the owners of the principal dwelling unit.  

 

10.814.32 Either the principal dwelling unit of the accessory dwelling unit shall be 

occupied by the owner of the dwelling as his or her principal place of residence.  

 

My wife and I with our children will continue to occupy the principal dwelling unit.  

 

10.814.33 Neither the principal dwelling unit nor the accessory dwelling unit shall be 

used for any business.  

 

Neither the principal dwelling unit nor the ADU will be used for a business.  

 

10.814.40 Standards for Attached Accessory Dwelling Unit  

 

The proposed ADU meets the standards laid out in 10.814.40.  

 

The primary access to the ADU will be through an interior door via a stairwell that 

also serves the principal dwelling unit.  

 

The ADU will be one-bedroom and less than 750 sq ft.  

 

The property will continue to appear as a single family dwelling. The exterior door 

that will be used to access the ADU will be on the side of the garage and will not 

appear as the principal entrance.  

 

The ADU will be set back from the front lot line behind the principal dwelling unit.  

 

The ADU will be architecturally consistent with principal dwelling unit.  

 

For the reasons described above, we respectfully request the Board grant this 

conditional use permit for the ADU.  

 

 

Respectfully,  

 

         
 

Chuck & Allison Dudas 
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DRAWING	SCALE

OVERVIEW
SCALE:	1/4"	=	1'-0"

SPECIFICATIONS	+	NOTES
*ROOFING	MATERIAL:	TO	MATCH	EXISTING
*ALL	TRIM	PACKAGE:	TO	MATCH	EXISTING
*SIDING:	TO	MATCH	EXISTING
*BRACKETS:	TO	MATCH	EXISTING
*STAIR	SYSTEM:

_EXTERIOR:
*BROSCO:	Liberty	Extruded	Rail	System
*RISER:	AZEC-	WHITE
*TREAD:	SELECTWOOD,	ZURI	"Weathered

Grey"
_INTERIOR:

*NEWEL
*HANDRAIL
*BALUSTERS
*RISER	FINISH
*TREAD

*WINDOWS:
_MANUFRACTURER:
_EXT.	FINISH:
_INT.	FINISH:

*DOORS:	
_MANUFRACTURER:
_EXT.	FINISH:
_INT.	FINISH:

*FLOORING:
_1ST	FLOOR:	WOOD
_2ND	FLOOR:	WOOD
_REFINISH	AREAS:

*KITCHEN:
_CABINETRY	NOTES:	SPECS	TO	BE	PREPARED	

*MANTLE:
_BUILT-IN	IN	GREATROOM	AND	AROUND

FIREPLACE

*FIREPLACE:
_GAS
_WOOD:	INT.	FIREBOX:	RED	BRICK	VS.	YELLOW

BRICK
_HEARTH:	RAISED	VS.	FLUSH

*MATERIAL:

NOTES:
*CEILING	HEIGHTS:	1ST	FLOOR:	8'-6"	|	2ND	FLOOR:	7'-8"
*CORNER	BOARDS:	TO	MATCH	EXISTING
*WATER	TABLE:	TO	MATCH	EXISTING
*RAKE	BOARD:	TO	MATCH	EXISTING
*SOFFIT	-	TO	MATCH	EXISTING
*ROOF	VENT	-	TO	MATCH	EXISTING
*WINDOW	TRIM:	TO	MATCH	EXISTING

GENERAL	NOTES:
1. DO	NOT	SCALE	DRAWINGS
2. ALL	TRASH	GENERATED	BY	THE	CONTRACTOR	WILL	BE	PLACED	IN	A	TRASH	CONTAINER	PROVIDED	BY	THE	CONTRACTOR
ON	SITE	AT	THE	END	OF	EACH	DAY.

3. VERIFY	ALL	DIMENSIONS,	CONDITIONS,	AND	UTILITY	LOCATIONS	ON	THE	JOB	SITE	PRIOR	TO	BEGINNING	ANY	WORK	OR
ORDERING	ANY	MATERIAL.	NOTIFY	DESIGNER	OF	ANY	CONFLICTS	OR	DISCREPANCIES	IN	THE	DOCUMENTS	IMMEDIATELY.

4. ALL	ELECTRICAL	AND	MECHANICAL	WORK	SHALL	BE	PERFORMED	BY	SUB-CONTRACTOR	AND	COORDINATED	BY	THE
GENERAL	CONTRACTOR	AND	INTERIOR	DESIGNER	WITH	RESPECT	TO	LIGHTING	AND	CEILING	DETAILS.

5. COORDINATE	ALL	ELECTRICAL	AND	MECHANICAL	FIXTURES	TO	FIT	WITHIN	CEILING,	FLOOR,	AND	WALL	SPACES.	VERIFY
LOCATIONS	WITH	DESIGNER.

6. IT	IS	THE	INTENT	AND	MEANING	OF	THESE	DOCUMENTS	THAT	THE	CONTRACTOR	AND	EACH	SUBCONTRACTOR	PROVIDE	ALL
LABOR,	TRANSPORTATION,	SUPPLIES,	EQUIPTMENT,	ETC.	TO	COMPLETE	THE	WORK	WITHIN	THE	RECOGNIZED	STANDARDS
OF	THE	CONSTRUCTION	INDUSTRY.

DRAWING	INDEX
1 OVERVIEW
2 SITE	PLAN
3 DEMO
4 FOUNDATION
5 FIRST	FLOOR
6 SECOND	FLOOR
7 ROOFS
8 ELEVATIONS
9 ELEVATIONS
10 SECTIONS
11 FRAMING
12 FRAMING
13 FRAMING
14 ELECTRICAL
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CALCULATIONS
ZONING	MAXIMUMS:
front	setback:	 15'
rear	setback: 20'
side	setbacks:	 10'
lot	coverage:	 25%

EXISTING	CONDITIONS:
LOT	SIZE:	0.70	ACRES
GROSS	SF: 2,544
LIVABLE	SF: 1,534
	FIRST	FLOOR:	 694	SF
	UPPER	STORY: 560	SF
	HALF	STORY: 280	SF
EXISTING	SETBACKS:
			FRONT: 6	FT,	SECONDARY	FRONT:	90	FT
			REAR: 129	FT	(TO	GARAGE)
			LEFT: 35	FT	TO	WETLAND
			RIGHT: 2	FT	(TO	SHED)
EXISTING	LOT	COVERAGE:	809	+	496	+	130	=	1435	/	30644	=	4.7%
EXISTING	PARCEL	AREA:	0.033	ACRES

PROPOSED	CONDITIONS:
LIVABLE	SF: 2,655
	FIRST	FLOOR:	 1321	SF
	UPPER	STORY: 1054	SF
	HALF	STORY: 280	SF
PROPOSED	SETBACKS:
			FRONT: 6	FT
			REAR: 20	FT
			LEFT: 47	FT	TO	WETLAND
			RIGHT: 10	FT
PROPOSED	LOT	COVERAGE:	762	+	497	+	285+	658	+	130	=	2332	/
30644	=	7.6%
PROPOSED	PARCEL	AREA:	0.054	ACRES

=	ADDITION	&	DECK	~	778	SF
=	GARAGE	/	MUDROOM	~	662	SF

=	GARAGE	AND	SHED	TO	BE
REMOVED	~	630	SF

SITE	PLAN	LEGEND

DRAWING	INDEX
1 OVERVIEW
2 SITE	PLAN
3 DEMO
4 FOUNDATION
5 FIRST	FLOOR
6 SECOND	FLOOR
7 ROOFS
8 ELEVATIONS
9 ELEVATIONS
10 SECTIONS
11 FRAMING
12 FRAMING
13 FRAMING
14 ELECTRICAL
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494	sq	ft

720.25	sq	ft
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28682868
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28682868

7'
-1
0"

24" 24"

10"
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"

12
"

4"	LALLYS

DOUBLE	P.T.	PLATE
T.B.D

#4	REBAR		2"	CLEAR

FLOOR	JOISTS	T.B.D.	(SEE	ENGINEER'S	SPECS	ATTACHED)

2x6

#4	REBAR		2"	CLEAR

FLOOR	JOISTS	T.B.D.	(SEE	ENGINEER'S	SPECS	ATTACHED)

28682868

3068

28682868

TYPICAL	WALL	SECTION

R-30	FLOOR

R-19		WALLS

R-38	CEILING

ENGINEERED	TRUSS	SYSTEM	(SEE	SPECS	ATTACHED)

3/4"	ADVANTEC	or	EQUIV.
SUBFLOOR	GLUED

1/2"	DRYWALL

CONTINUOUS
VENTED
SOFFIT

CONTINUOUS
RIDGE	VENT

PROPER	VENT

DRIP	EDGE

1/2"	DRYWALL

5/8"	x	12"	ANCHOR	BOLTS

	
	

VINYL	SIDING	ON
ZIPWALL	SYSTEM		5/8"

ROOF	7/16"	WALL
SHEATHING

ASPHALT	SHINGLES	on	15#	FELT	w
ONE	COURSE	of	ICE	&	WATER
SHIELD	at	EAVES	&	VALLEYS
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10E
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Elevation	8
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Elevation	9

E11E11
Elevation	11
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8'-8"

8'
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"
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'
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12
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-1
"

15
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-1
"

9'-7"9'-5"

9'-5" 9'-7"

6'
-1
"

4'-8"

11'-1" 13'-2"

8'
-9
"

1'-4"

18'-4"	X	26'-4"
482	SQ	FT

17'-10"	X	24'-4"
434	SQ	FT

7'-10"	X	6'-11"
69	SQ	FT

22'-2"	X	22'-4"
495	SQ	FT

PROPOSED	GARAGE	SLOPED	SLAB
(45"	BELOW	EXISTING	HOUSE

FLOOR)

SLAB

SLAB

SAW	CUT	BELOW
WINDOW	FOR	FULL
BASEMENT	ACCESS

SUMP	PIT

FUTURE	BILCO	'C'
SIZE	BULKHEAD
(VERIFY	WALL
DIMENSIONS
NEEDED	BY

MANUFACTURER)

RADON	VENT	UP

SAW	CUT	BELOW
WINDOW	FOR	FULL
BASEMENT	ACCESS

SLAB	FOR	ENTRY	45"
BELOW		EXISTING	HOUSE

FLOOR)

2'	x	2'	x	12"	Deep	Pad
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NEW	16"	WIDE	by	12"
DEEP	FOOTING

NEW	FOUNDATION	&
DOWELED	TO	OLD
FOUNDATION	W	#4

REBAR	@	1'CENTERS	2"
CLEAR	MIN.	4"	EMBED

NEW	FOUNDATION
DOWELED	TO	OLD
FOUNDATION	W	#4

REBAR	@	1'CENTERS	2"
CLEAR	MIN.	4"	EMBED

26
13

LS
26

13
LS

2610LS

26
10

LS

30310

18'-4"	X	26'-4"

81	SQ	FT
LIVING	AREA

SLAB

=	ADDITION

LEGEND

GENERIC	WINDOW	SCHEDULE	(VERIFY	R.O.	FROM	MANUFACTURER)
NUMBER LABEL QTY FLOOR SIZE WIDTH HEIGHT EGRESS
W01 1933SC 		2 1 1933SC 21	" 39	"
W02 7148MU 		1 2 7148 85	" 56	"
W03 2024FX 		4 2 2024FX 24	" 28	"
W04 2613LS 		4 0 2613LS 30	" 15	"
W06 2656DH 		8 1 2656DH 30	" 65	1/2	"
W07 3050DH 		2 2 3050DH 36	" 60	" YES
W08 5448MU 		2 2 5448 64	" 55	1/2	"
W09 5636MU 		1 3 5636 66	" 42	"
W10 5636MU 		1 3 5636 66	7/16	" 42	"
W11 61056MU 		1 1 61056 82	" 65	1/2	"

GENERIC	DOOR	SCHEDULE	(VERIFY	R.O.	FROM	MANUFACTURER)
NUMBER LABEL QTY FLOOR SIZE WIDTH HEIGHT
D01 2268 		1 2 2268	L	IN 26	" 80	"
D02 2468 		1 2 2468	R	IN 28	" 80	"
D03 2868 		2 2 2868	L	IN 32	" 80	"
D04 2878 		1 1 2878	L	EX 32	" 92	"
D05 2268 		1 2 2268	R 26	" 80	"
D06 2468 		1 2 2468	L 28	" 80	"
D07 2668 		2 2 2668	L	IN 30	" 80	"
D08 1968 		1 2 1968	R	IN 21	" 80	"
D09 2068 		1 2 2068	R	IN 24	" 80	"
D10 1768 		1 1 1768	R	IN 19	" 80	"
D11 3668 		1 1 3668	L/R	IN 42	" 80	"
D12 2068 		1 1 2068	L 24	" 80	"
D13 3068 		1 2 3068	L	EX 36	" 80	"
D14 4068 		1 2 4068	L/R	IN 48	" 80	"
D15 2668 		1 2 2668	R	IN 30	" 80	"
D17 9080 		2 1 9080 108	" 96	"
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PROPOSED	FOUNDATION	PLAN
SCALE:	1/4"	=	1'-0"

EXISTING	FOUNDATION	PLAN
SCALE:	1/8"	=	1'-0"

DRAWING	SCALE

WINDOW	NOTES:
1 WOOD	INTERIOR	WITH	CLAD	EXTERIOR
2 FULL	SCREENS	ON	ALL	WINDOWS
3 INTERIOR	WINDOW	COLOR:	TBD
4 EXTERIOR	WINDOW	COLOR:	TBD
5 HARDWARE	MATERIAL:	TBD
6 MANUFACTURER:	MARVIN	ELEVATE	(WOOD,	CLAD)	ESSENTIAL	(CLAD,
CLAD),	SIGNATURE	COLLECTION

7 WINDOW	ROUGH	OPENING:	1/2"	FOR	TOP/BOTTOM	&	1/2"	FOR	SIDES
8 BEDROOM	WINDOWS	SILL	FINISHED	MUST	BE	WITHIN	44:	OF	THE	FLOOR
AND	PROVIDE	MINIMUM	CLEAR	OPENINGS	OF	5.7	SQFT	WITH	HEIGHT
DIMENSION	NOT	LESS	THAN	24"	AND	WIDTH	DIMENSION	NOT	LESS	THAN
20"	AS	TO	MEET	EGRESS

DOOR	NOTES:
1 DOORS	SHALL	BE	96"
2 ALL	DOORS	SHALL	BE	SOLID	CORE	1-3/4"	THICK
3 INTERIOR	DOORS	SHALL	BE	PTD.	OR	STAINED,	VERIFY	WITH	DESIGNER
4 DOORS	BETWEEN	GARAGE	AND	LIVING	AREA	SHOULD	BE	1-3/4"	TIGHT
FITTING	SOLID	CORE	DOORS

5 EXTERIOR	EXIT	DOORS	SHALL	BE	36"	MIN.
NET	CLEAR	DOORWAY	SHALL	BE	32"	MIN.
DOOR	SHALL	BE	OPENABLE	FROM	INSIDE
6 GARAGE	DOORS	TO	BE	SECTIONAL	INSULATED,	OVERHEAD	DOORS.
GLASS	PANELS	TO	BE	INSULATED

7 ALL	GLAZING	WITHIN	18IN.	OF	THE	FLOOR	AND/OR	WITHIN	24	IN.	OF	ANY
DOOR	ARE	TO	HAVE	SAFETY	GLAZING

8 ALL	TUB	AND	SHOWER	ENCLOSURES	ARE	TO	BE	GLAZED	WITH	SAFETY
GLASS

9 BARN	DOORS,	MEASURE	TO	FIT	OPENING.	ALL	HARDWARE	TO	BE
STAINLESS

DRAWING	INDEX
1 OVERVIEW
2 SITE	PLAN
3 DEMO
4 FOUNDATION
5 FIRST	FLOOR
6 SECOND	FLOOR
7 ROOFS
8 ELEVATIONS
9 ELEVATIONS
10 SECTIONS
11 FRAMING
12 FRAMING
13 FRAMING
14 ELECTRICAL
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3'

5'
-2
	1
/2
"

1'-3"

6'-11	5/8"

4'

6	1/2"

4'
-5
	1
/4
"

2'-8"

26'-11	5/8" 1'-8	1/8" 1'-8	1/4" 3'-11	3/4" 1'-8	3/4"1'-10	1/8"1'-1"
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7'-10"	X	8'-3"
64	SQ	FT
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PORCH

PROPOSED	GREAT	ROOM
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DECK	STEPS	DOWN	7"	FROM	FIRST	FLOOR
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DECK

=	EXISTING	EXTERIOR	WALL

=	NEW	EXTERIOR	WALL

=	INTERIOR	6

=	EXISTING	INTERIOR	4

=	NEW	INTERIOR	4

=	GLASS	TOP	TILE	BOTTOM	PONY	WALL

=	GLASS	SHOWER	WALL

WALL	LEGEND

GENERIC	WINDOW	SCHEDULE	(VERIFY	R.O.	FROM	MANUFACTURER)
NUMBER LABEL QTY FLOOR SIZE WIDTH HEIGHT EGRESS
W01 1933SC 		2 1 1933SC 21	" 39	"
W02 7148MU 		1 2 7148 85	" 56	"
W03 2024FX 		4 2 2024FX 24	" 28	"
W04 2613LS 		4 0 2613LS 30	" 15	"
W06 2656DH 		8 1 2656DH 30	" 65	1/2	"
W07 3050DH 		2 2 3050DH 36	" 60	" YES
W08 5448MU 		2 2 5448 64	" 55	1/2	"
W09 5636MU 		1 3 5636 66	" 42	"
W10 5636MU 		1 3 5636 66	7/16	" 42	"
W11 61056MU 		1 1 61056 82	" 65	1/2	"

GENERIC	DOOR	SCHEDULE	(VERIFY	R.O.	FROM	MANUFACTURER)
NUMBER LABEL QTY FLOOR SIZE WIDTH HEIGHT
D01 2268 		1 2 2268	L	IN 26	" 80	"
D02 2468 		1 2 2468	R	IN 28	" 80	"
D03 2868 		2 2 2868	L	IN 32	" 80	"
D04 2878 		1 1 2878	L	EX 32	" 92	"
D05 2268 		1 2 2268	R 26	" 80	"
D06 2468 		1 2 2468	L 28	" 80	"
D07 2668 		2 2 2668	L	IN 30	" 80	"
D08 1968 		1 2 1968	R	IN 21	" 80	"
D09 2068 		1 2 2068	R	IN 24	" 80	"
D10 1768 		1 1 1768	R	IN 19	" 80	"
D11 3668 		1 1 3668	L/R	IN 42	" 80	"
D12 2068 		1 1 2068	L 24	" 80	"
D13 3068 		1 2 3068	L	EX 36	" 80	"
D14 4068 		1 2 4068	L/R	IN 48	" 80	"
D15 2668 		1 2 2668	R	IN 30	" 80	"
D17 9080 		2 1 9080 108	" 96	"
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1/4"	=	1'-0"

PERSPECTIVE	VIEW
SCALE:	NTS

EXISTING	FIRST	FLOOR	PLAN
SCALE:	1/8"	=	1'-0"

SCALED	FOR:
24"	X	36"
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PROPOSED	FIRST	FLOOR	PLAN
SCALE:	1/4"	=	1'-0"
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DRAWING	SCALE

WINDOW	NOTES:
1 WOOD	INTERIOR	WITH	CLAD	EXTERIOR
2 FULL	SCREENS	ON	ALL	WINDOWS
3 INTERIOR	WINDOW	COLOR:	TBD
4 EXTERIOR	WINDOW	COLOR:	TBD
5 HARDWARE	MATERIAL:	TBD
6 MANUFACTURER:	MARVIN	ELEVATE	(WOOD,	CLAD)	ESSENTIAL	(CLAD,
CLAD),	SIGNATURE	COLLECTION

7 WINDOW	ROUGH	OPENING:	1/2"	FOR	TOP/BOTTOM	&	1/2"	FOR	SIDES
8 BEDROOM	WINDOWS	SILL	FINISHED	MUST	BE	WITHIN	44:	OF	THE	FLOOR
AND	PROVIDE	MINIMUM	CLEAR	OPENINGS	OF	5.7	SQFT	WITH	HEIGHT
DIMENSION	NOT	LESS	THAN	24"	AND	WIDTH	DIMENSION	NOT	LESS	THAN
20"	AS	TO	MEET	EGRESS

DOOR	NOTES:
1 DOORS	SHALL	BE	96"
2 ALL	DOORS	SHALL	BE	SOLID	CORE	1-3/4"	THICK
3 INTERIOR	DOORS	SHALL	BE	PTD.	OR	STAINED,	VERIFY	WITH	DESIGNER
4 DOORS	BETWEEN	GARAGE	AND	LIVING	AREA	SHOULD	BE	1-3/4"	TIGHT
FITTING	SOLID	CORE	DOORS

5 EXTERIOR	EXIT	DOORS	SHALL	BE	36"	MIN.
NET	CLEAR	DOORWAY	SHALL	BE	32"	MIN.
DOOR	SHALL	BE	OPENABLE	FROM	INSIDE
6 GARAGE	DOORS	TO	BE	SECTIONAL	INSULATED,	OVERHEAD	DOORS.
GLASS	PANELS	TO	BE	INSULATED

7 ALL	GLAZING	WITHIN	18IN.	OF	THE	FLOOR	AND/OR	WITHIN	24	IN.	OF	ANY
DOOR	ARE	TO	HAVE	SAFETY	GLAZING

8 ALL	TUB	AND	SHOWER	ENCLOSURES	ARE	TO	BE	GLAZED	WITH	SAFETY
GLASS

9 BARN	DOORS,	MEASURE	TO	FIT	OPENING.	ALL	HARDWARE	TO	BE
STAINLESS

DRAWING	INDEX
1 OVERVIEW
2 SITE	PLAN
3 DEMO
4 FOUNDATION
5 FIRST	FLOOR
6 SECOND	FLOOR
7 ROOFS
8 ELEVATIONS
9 ELEVATIONS
10 SECTIONS
11 FRAMING
12 FRAMING
13 FRAMING
14 ELECTRICAL
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SCALE:	1/4"	=	1'-0"

EXISTING	THIRD	FLOOR	PLAN
SCALE:	1/8"	=	1'-0"

DRAWING	INDEX
1 OVERVIEW
2 SITE	PLAN
3 DEMO
4 FOUNDATION
5 FIRST	FLOOR
6 SECOND	FLOOR
7 ROOFS
8 ELEVATIONS
9 ELEVATIONS
10 SECTIONS
11 FRAMING
12 FRAMING
13 FRAMING
14 ELECTRICAL
						



DN

2310129

-54610-54610

7	
:	1
2

7	
:	1
2

7	
:	1
2

4	
:	1
2

4	
:	1
2

3	:	12

3	
:	1
2

4	
:	1
2

4	:	12 4	:	12

4	
:	1
2 4	:	12

4	
:	1
2

3	:	12

0	
:	1
2

12	:	12 12	:	12

2047

0	
:	1
2

0	
:	1
2

0	
:	1
2

7	
:	1
2

7	
:	1
2

7	
:	1
2

2	3/8	:	12

2034

12	:	12 12	:	12

12	:	12 12	:	12

12	:	1212	:	12

16'-6	1/2" 2'-4	5/8"

7'
-7
	3
/4
"

5'
-0
	1
/4
"

13
'-9
"

7'-6"

12
'-1
1"

6'-5	1/4"

9'
-3
	3
/8
"

9'
-5
	1
/8
"

9'
-3
	1
/2
"

5'-11"

513	SQ	FT
LIVING	AREA

STAIRWELL

2	
x	
10
	R
af
te
rs
	@

	1
6"
	o
.c
.

2	
x	
10
	R
af
te
rs
	@

	1
6"
	o
.c
.

2	x	10	Rafters	@	16"	o.c.

2	x	10	Rafters	@	16"	o.c.

2	
x	
10
	R
af
te
rs
	@

	1
6"
	o
.c
.

2	
x	
10
	R
af
te
rs
	@

	1
6"
	o
.c
.

2	
x	
10
	R
af
te
rs
	@

	1
6"
	o
.c
.

2	x	8	Rafters	@	16"	o.c.

2	x	12	Ridge

DN

UP

12	:	12

12	:	1223101211

0	
:	1
2

0	
:	1
2

2047

0	
:	1
2

0	
:	1
2

STAIRWELL

DN

2	3/8	:	12

2034

-54610-54610

510	SQ	FT
LIVING	AREA

STAIRWELL

A7

SHEET:

SCALE:

DATE:

1/26/22

C
O
N
TA

C
T:

A
M
Y
	D
U
TT

O
N
	H
O
M
E

9	
W
A
LK

E
R
	S
TR

E
E
T	
|	K

IT
TE

R
Y
,	M

E
am

y@
am

yd
ut
to
nh
om

e.
co
m

20
7.
70
3.
06
96

1/2"	=	1'-0"

SCALED	FOR:
24"	X	36"

C
LI
E
N
T:

C
ha
rle
s	
an
d	
A
lli
so
n	
D
ud
as

32
	M
on
te
ith
	S
tre

et
P
or
ts
m
ou
th
,	N

H

R
O
O
FS

PROPOSED	ROOF	PLAN
SCALE:	1/4"	=	1'-0"
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NOTES:
1. PROVE	2	X	10	FLOOR	JOISTS	AT	16"	o.c.	TYPICAL
2. INTERIOR	NON-BEARING	STUD	WALLS	ARE	2	X	4	AT	16"o.c.
3. INTERIOR	BEARING	WALLS	ARE	2	X	6	AT	16"	o.c.	#S-2	OR	BETTER
4. HEADERS	FOR	DOORS	AND	WINDOWS	UP	TO	6	FEET	ARE	(2)	2	X	10's
5. ENGINEERED	FLOOR	BEAM	TO	BE	DESIGNED	AND	SUBMITTED	PRIOR	TO	CONSTRUCION	BY	STRUCTURAL	ENGINEER.
6. CEILING	JOISTS	FOR	THE	SECOND	FLOOR	ARE	2X6.
7. EXISTING	3RD	FLOOR	WALLS	ARE	GREY
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ELEVATIONS

NORTH	ELEVATION	|	FRONT	VIEW
SCALE:	1/4"	=	1'-0"

SOUTH	ELEVATION	|	REAR	VIEW
SCALE:	1/4"	=	1'-0"

TYPICAL	NOTES:	

ASPHALT	SHINGES,	TO	MATCH	EXISTING.	
RIDGE	VENT,	TO	MATCH	EXISTING.
PVC	RAKE	AND	BHADOW	TRIM	BOARDS,	TO	MATCH	EXISTING.
PVC	TRIM	BOARDS,	TO	MATCH	EXISTING
ALUMINUM	OR	PVS	RAILING	SYSTEMS,	TO	MATCH	EXISTING.	
SHINGLE	OR	CLAPBOARD	SIDING	ON	SHEATHING
DECORATIVE	PVC	TRIM
NEW	WINDOWS	PER	SCHEDULE
FOUNDATION	MATERIAL	(IE.	STONE	VENEER)	TO	MATCH	EXISTING
NEW	FOUNDATION	WALLS
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Front View (from Monteith St) 

 

       
Rear View (towards Monteith St) 



 

Side View of House & Shed (facing east) 
 

 

 

Right Side Neighbors View (facing west) 
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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 

 

30 March 2022 

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

 

RE: Request for Design Review Public Hearing at 1 Congress Street, Office and Mixed Use 
Development 

Dear Mr. Chellman and Planning Board Members: 

On behalf of Mark McNabb and One Market Square, LLC we are pleased to submit the attached plan 
set for Design Review Public Hearing for the above-mentioned project and request that we be placed 
on the agenda for your April 21, 2022 Planning Board Meeting. The project includes the re-use of the 
existing commercial buildings at 1 and 3 Congress Street, some existing building demolition, and 
proposed new construction of a 3 story with a short 4th building to the rear of the existing buildings 
with the associated and required site improvements. The area behind the existing building is currently a 
surface parking lot. The surface parking will be lowered to below street level and be included with the 
new construction. 

The site redevelopment consists of maintaining some of the existing uses at 1 and 3 Congress Street 
(with the possible elimination of the residential units) and constructing an office building to the rear. 
The property was 2 contiguous lots; the lots have been merged to create a 16,106 square foot 
development parcel. The properties are in CD – 4, CD – 5, Downtown Overlay, and Historic Districts. 
The application is anticipated to conform to the required Density and Development Standards with the 
possible exception of building height.  

This applicant seeks Public input under the Design Review Section of the Site Plan Regulations. The 
upcoming Public Hearing will provide additional feedback to the design team. The team received some 
comments from the Planning Board at the Conceptual Meeting in February. The team did make some 
minor edits to the plan set submitted herewith. The walkway connection to the High Hanover Parking 
Garage is no longer being considered with this application. Some progress has been made in the review 
of the building at the HDC and minor edits included. The team looks forward to additional feedback on 
the project from the public prior to the next round of design development. 



Letter to Planning Board; 1 Congress Street Submission 2 3/30/2022 

The following plans are included in our submission: 

On Site Improvements 
 

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

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

removed. 
• Overall Site Plan C3 – This plan shows the potential site development. 
• Utility Plan C4 – This plan shows proposed site utilities. The project will be coordinated with 

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

brought all to one surface level similar to Chestnut Street. 
• Context Plan A0 – This plan shows the context of the site surroundings. In the upper left is a 

diagram showing connectivity of a potential pedestrian network connecting the McIntyre 
Building to the Worth Parking Lot. This exciting possibility is a part of the developer’s vision 
for the project and will involve public / private cooperation. 

• Floor Plans A1 and A2 – These are preliminary on site building layouts; the project is in design 
review at the HDC. 

• Elevations A3 – These are the current preliminary building elevations; the project is in design 
review at the HDC. 

• 3D Views - These are preliminary site renderings; the project is in design review at the HDC. 
• Landscape Ideas – This plan shows proposed landscape features for the public spaces for 

review and comment. 

Also included herewith is a Draft Traffic Impact Assessment. 

We look forward to the review of this submission and the Planning Boards Public Hearing on this 
application. 

Sincerely, 

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

           John Chagnon



 
 
 

TECHNICAL MEMORANDUM 
 

 Greenman-Pedersen, Inc.                 21 Daniel Street, Second Floor                  Portsmouth, NH 03801                   p 603-766-8259 

An Equal Opportunity Employer 

 
REF: NEX-2200015.00 
 
DATE: March 4, 2022 
 
TO: Mr. Mark A. McNabb 
 McNabb Properties 
 3 Pleasant Street, Suite 400 
 Portsmouth, New Hampshire 03801 
 
FROM: Ms. Rebecca L. Brown, P.E., Senior Project Manager 
 
RE: Traffic Impact Assessment 
 One Congress Street – Portsmouth, New Hampshire 
 
 
 

INTRODUCTION 
 
 
Greenman-Pedersen, Inc. (GPI) has prepared this Traffic Impact Assessment (TIA) for a proposed mixed-
use redevelopment located One Congress Street in Portsmouth, New Hampshire.  The site is comprised of 
two lots on Tax Map 117, Parcels 14 and 15.  Parcel 14 currently contains a 4-story mixed-use building with 
retail and restaurant space on the first floor and office and apartment space on the upper floors.  Parcel 15 
contains a private parking locate.  The project consists of renovating a portion of the existing building on 
Parcel 14 and constructing a 4-story addition to encompass the remainder of Parcels 14 and 15, and 
constructing basement-level parking.  Access to the parking lot would be provided via a driveway on Haven 
Court to a vehicle elevator for access to the basement level.  Upon completion, the Project would provide a 
total of ±35,300 square feet (SF) of office space and ±11,700 SF of retail / restaurant space. 
 
This TIA provides a preliminary assessment of the potential vehicular traffic to be generated by the proposed 
redevelopment, and a review of the safety of the roadways providing access/egress for the redevelopment. 
 
The site is bounded by Haven Court to the north, Congress Street to the south, High Street to the east, and 
mixed-use buildings to the west.  The site location in relation to the surrounding roadways is shown on the 
map on Figure 1. 
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COLLISIONS 
 
 
Collision data for the section of Congress Street between Market Square and Fleet Street, as well as along 
High Street, Haven Court, and Ladd Street, were obtained from NHDOT for the latest complete three years 
available (2015-2017).  A summary of the crashes at this intersection is provided in Table 1.  The detailed 
crash history is provided in the Appendix. 
 
Based on the collision data, the section of Congress Street between Market Square and Fleet Street 
experienced an average of 5.0 collisions per year over the three-year study period.  Of the 15 crashes, three 
were single-vehicle crashes with a light pole and may have involved vehicles striking the light poles 
immediately adjacent to the angled parking spaces along the northerly side of Congress Street.  Five of the 
collisions involved a collision with a pedestrian, three of which occurred late at night when visibility of 
pedestrians in the roadway may have been a factor.  Only one of the pedestrian crashes occurred at the 
intersection with High Street and involved a pedestrian crossing outside of the crosswalk at night.   
 
There were no collisions reported along Haven Court, High Street, or Ladd Street over the three-year study 
period. 
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TABLE 1 
Collision Summary 
 

 
 

Number of Collisions Severity a Collision Type b Percent During 

Location Total 

 
Average per 

Year PD PI F NR VEH PED FO SV U 

Commuter 
Peak c 

Wet/Icy 
Conditions d 

Congress Street from Market Square 
to Fleet Street 

15 5.0 11 4 -- -- 7 5 3 -- -- 20% 20% 

Haven Court 0 0.0 -- -- -- -- -- -- -- -- -- 0% 0% 

High Street 0 0.0 -- -- -- -- -- -- -- -- -- 0% 0% 

Ladd Street 0 0.0 -- -- -- -- -- -- -- -- -- 0% 0% 

Source: NHDOT (2015-2017). 
a PD = property damage only; PI = personal injury; F = fatality, NR = not reported. 
b VEH = collision with another motor vehicle; PED = pedestrian / bicycle; FO = fixed object; SV = single vehicle; U = unknown. 
c Percent of vehicle incidents that occurred during the weekday AM (7:00 AM-9:00 AM) and weekday PM (4:00 PM -6:00 PM) commuter peak periods. 
d Represents the percentage of only “known” collisions occurring during inclement weather conditions. 
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TRIP GENERATION 
 
 
The site currently contains approximately 1,180 SF of retail space and 5,500 SF of restaurant space on the 
first floor, with an additional 2,720 SF of office space and 10 residential units on the upper floors.  Upon 
completion, the Project will provide a total of ±35,300 SF of office space, and ±11,700 SF of retail / restaurant 
space.  GPI utilized trip-generation rates published by the Institute of Transportation Engineers (ITE) Trip 
Generation Manual, 11th Edition1 for Land Use Code (LUC) 710 (General Office) and LUC 822 (Strip Retail 
Plaza <40k)) to estimate the proposed trip generation. 
 
The Project will be located in downtown Portsmouth, in close proximity to multiple retail, restaurant, office, 
residential, and entertainment uses for sharing of trips between uses.  As a result, many of the trips 
generated by the site will be walking and biking trips.  In addition, the site is located in close proximity to 
multiple bus routes, allowing for easy access to public transportation for access to/from the site.  Therefore, 
the trip rates for the office (LUC 710) and retail (LUC 822) uses were based on Dense Multi-Use Urban 
settings.  The resulting trip generation estimate is summarized in Table 2, and the detailed calculations are 
provided in the Appendix. 
 
 
TABLE 2 – Proposed Trip Generation Summary 

 
 

Time Period/Direction 
Office Trips 
(LUC 710) a 

Retail Trips 
(LUC 822) b Total Trips c 

    

Weekday Daily 260 504 764 
    

Weekday AM Peak Hour:    
 Enter 25 13 38 
 Exit 4 9 13 
 Total 29 22 51 

    

Weekday PM Peak Hour:    
 Enter 5 24 29 
 Exit 26 24 50 
 Total 31 48 79 
    

    

Saturday Daily 60 794 854 
    

Saturday Midday Peak Hour:    
 Enter 8 31 39 
 Exit 6 29 35 
 Total 14 60 74 

    

a ITE LUC 710 (General Office Building) in Dense Multi-Use Urban setting for 38,250 SF. 
b ITE LUC 822 (Strip Retail Plaza (<40K)) in Dense Multi-Use Urban setting for 1,350 SF. 
c Sum of Residential Trips, Office Trips, Retail Trips, and Restaurant Trips. 

 
 
As previously noted, the site currently contains a mix of residential, office, retail, and restaurant space that 
is currently generating traffic.  Therefore, not all of the site-generated trips will be new to the area.  GPI has 
estimated the trips generated by the former uses on the site based on ITE trip rates for LUC 221 (Multifamily 
Housing (Mid-Rise)), LUC 710 (General Office), LUC 822 (Strip Retail Plaza <40k)), and LUC 931 (Fine-

 
1 Trip Generation Manual, 11th Edition; Institute of Transportation Engineers; Washington, DC; September 2021. 
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Dining Restaurant).  The trip rates for the office (LUC 710), retail (LUC 822) and residential (LUC 221) uses 
were based on Dense Multi-Use Urban settings, while the trip rates for the restaurant (LUC 931) use were 
based on General Urban/Suburban settings due to the lack of available trip generation data within dense 
multi-use urban settings for this use.  The resulting trip generation estimate is summarized in Table 3, and 
the detailed calculations are provided in the Appendix. 
 
 
TABLE 3 – Existing Trip Generation Summary 

 

 
Time Period/Direction 

Residential Trips 
(LUC 221) a 

Office Trips 
(LUC 710) b 

Retail Trips 
(LUC 822) c 

Restaurant 
Trips 

(LUC 931) d Total Trips e 
      

Weekday Daily 26 20 50 462 558 
      

Weekday AM Peak Hour:      
 Enter 0 2 1 2 5 
 Exit 2 0 1 2 5 
 Total 2 2 2 4 10 

      

Weekday PM Peak Hour:      
 Enter 1 0 2 29 32 
 Exit 1 2 2 14 19 
 Total 2 2 4 43 51 
      

      

Saturday Daily 24 4 80 496 604 
      

Saturday Midday Peak Hour:      
 Enter 1 1 3 35 40 
 Exit 1 0 3 24 28 
 Total 2 1 6 59 68 

      

a ITE LUC 221 (Multifamily Housing (Mid-Rise)) in Dense Multi-Use Urban setting for 10 dwelling units. 
b ITE LUC 710 (General Office Building) in Dense Multi-Use Urban setting for 1,392 SF. 
c ITE LUC 822 (Strip Retail Plaza (<40K)) in Dense Multi-Use Urban setting for 1,044 SF. 
d ITE LUC 931 (Fine-Dining Restaurant) in General Urban/Suburban setting for 5,391 SF. 
e Sum of Residential Trips, Office Trips, Retail Trips, and Restaurant Trips. 

 
 
Table 4 provides a comparison of the trips generated by the proposed land uses to the trips generated by 
the former uses on the site. 
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TABLE 4 – Trip Generation Comparison 
 

 
Time Period/Direction Existing Trips a 

Proposed 
Trips b 

Net Increase in 
Trips c 

    

Weekday Daily 558 764 206 
    

Weekday AM Peak Hour:    
 Enter 5 38 33 
 Exit 5 13 8 
 Total 10 51 41 

    

Weekday PM Peak Hour:    
 Enter 32 29 -3 
 Exit 19 50 31 
 Total 51 79 28 
    

    

Saturday Daily 604 854 250 
    

Saturday Midday Peak Hour:    
 Enter 40 39 -1 
 Exit 28 35 7 
 Total 68 74 6 

    

a Total Existing Trips (From Table 3). 
b Total Proposed Trips (From Table 4). 
c Proposed Trips minus Existing Trips. 

 
 
As shown in Table 5, the proposed redevelopment will result in a minimal increase in vehicle trips of 6 
additional trips during the Saturday midday peak hour.  This increase represents one additional vehicle 
every ten minutes in the downtown area and will have negligible impacts on traffic operations on downtown 
roadways.  The proposed redevelopment will generate increases of 41 vehicle trips (33 entering and 8 
exiting) during the weekday AM peak hour and of 28 vehicles trips (3 fewer entering and 31 additional 
exiting) during the weekday PM peak hour. These increases in traffic volumes represent one additional 
vehicle every 1.5 to two minutes on downtown roadways. 
 
 
 

CONCLUSIONS 
 

 The site is comprised of two lots on Tax Map 117, Parcels 14 and 15.  Parcel 14 currently contains 
a 4-story mixed-use building with retail and restaurant space on the first floor and office and 
apartment space on the upper floors.  Parcel 15 contains a private parking locate.  The project 
consists of renovating a portion of the existing building on Parcel 14 and constructing a 4-story 
addition to encompass the remainder of Parcels 14 and 15, and constructing basement-level 
parking.  Access to the parking lot would be provided via a driveway on Haven Court to a vehicle 
elevator for access to the basement level.  Upon completion, the Project would provide a total of 
±35,300 square feet (SF) of office space and ±11,700 SF of retail / restaurant space. 
 

 The section of Congress Street between Market Square and Fleet Street experienced an average 
of 5.0 collisions per year over the three-year study period.  Of the 15 crashes, three were single-
vehicle crashes with a light pole and may have involved vehicles striking the light poles immediately 
adjacent to the angled parking spaces along the northerly side of Congress Street.  Five of the 
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collisions involved a collision with a pedestrian, three of which occurred late at night when visibility 
of pedestrians in the roadway may have been a factor.  Only one of the pedestrian crashes occurred 
at the intersection with High Street and involved a pedestrian crossing outside of the crosswalk at 
night.  The occurrence of collisions with pedestrians at night may be an indication that the crosswalk 
is not adequately lit due either to poor lighting or overgrown street trees blocking existing light poles. 

 
 There were no collisions reported along Haven Court, High Street, or Ladd Street over the three-

year study period. 
 

 The proposed redevelopment will result in a minimal increase in vehicle trips of 6 additional trips 
during the Saturday midday peak hour.  This increase represents one additional vehicle every ten 
minutes in the downtown area and will have negligible impacts on traffic operations on downtown 
roadways.  The proposed redevelopment will generate increases of 41 vehicle trips (33 entering 
and 8 exiting) during the weekday AM peak hour and of 28 vehicles trips (3 fewer entering and 31 
additional exiting) during the weekday PM peak hour. These increases in traffic volumes represent 
one additional vehicle every 1.5 to two minutes on downtown roadways. 
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NHDOT CRASH DATA 
  



FID CRASH_DATE ACDDAY ACDTIME ACDSTREET INTERSTREE MILESFTFRNSEW_TO_TYPE_OF_AC FIXED_OBJE LOCATION_F NUMVEHICLE TOTALFATAL TOTALINJUR PEDFATALS SEVERITY ROAD_ALIGN ROAD_CONDI SURFACE_CO LIGHTING_D WEATHER_DE TRAFFIC_CO
417934 6/22/2015 MON 1558 151 HIGH ST HIGH ST AND DEER ST 150 E Other Motor Vehicle   Along the Road 2 0 0 0 No Apparent Injury Straight and Level Normal Dry Daylight Clear Lane Control
434430 8/13/2015 THU 933 75 CONGRESS ST FLEET ST 10 S Fixed Object Light Pole Along the Road 1 0 0 0 Unknown Straight and Level Normal Dry Daylight Clear Visible Road Markings
455142 11/4/2015 WED 1443 1 DANIEL ST 1 MARKET SQ 0 AT Pedestrian   At Intersection 1 0 1 0 No Apparent Injury Other Normal Dry Daylight Clear Stop Sign
466467 5/17/2016 TUE 1242 5 MARKET SQ CONGRESS ST 10 N Other Motor Vehicle   Along the Road 2 0 0 0 No Apparent Injury Straight and Level Normal Dry Daylight Clear Lane Control
488867 6/16/2016 TUE 2302 5 MARKET SQ PLEASANT ST 0 AT Pedestrian   Intersection Related 3 0 2 0 Non_Incapacitating Straight and Level Normal Dry Dark‐Street Light On Clear Visible Road Markings
481938 7/17/2016 SUN 1444 62 CONGRESS ST FLEET ST 20 W Other Motor Vehicle   Unknown 2 0 0 0 No Apparent Injury Unknown Normal Dry Daylight Clear None
482191 7/19/2016 TUE 1356 10 PLEASANT ST 14 MARKET SQ 0 AT Other Motor Vehicle   Along the Road 2 0 0 0 No Apparent Injury Straight and Level Normal Dry Daylight Clear None
482892 10/25/2016 TUE 1638 29 CONGRESS ST   0   Other Motor Vehicle   Unknown 2 0 0 0 Non_Incapacitating Unknown Normal Dry Daylight Clear Yield Sign
469157 11/8/2016 TUE 1934 14 MARKET SQ   0   Other Motor Vehicle   Along the Road 2 0 0 0 No Apparent Injury Straight and Level Normal Dry Daylight Clear Lane Control
499903 11/20/2016 SUN 1251 75 CONGRESS ST FLEET ST 40 W Pedestrian   Intersection Related 2 0 1 0 Non_Incapacitating Straight and Level Normal Dry Daylight Clear Traffic Signals
481331 12/8/2016 THU 2018 5 CONGRESS ST HIGH ST 0 AT Pedestrian   At Intersection 2 0 0 0 No Apparent Injury Straight and Level Normal Dry Dark‐Street Light On Clear Visible Road Markings
469809 12/12/2016 MON 1612 40 PLEASANT ST   0   Other Motor Vehicle   Unknown 2 0 0 0 No Apparent Injury Unknown Normal Dry Dusk Clear None
479143 12/22/2016 THU 1426 8 CONGRESS ST   0   Fixed Object Light Pole At Intersection 1 0 0 0 No Apparent Injury Unknown Normal Wet Daylight Snow None
484255 12/24/2016 SAT 1 5 MARKET SQ 1 PLEASANT ST 0 AT Pedestrian   Intersection Related 2 0 1 0 Possible Straight and Level Normal Wet Dark‐Street Light On Cloudy Stop Sign
477050 3/28/2017 TUE 833 6 CONGRESS ST 1 CHURCH ST 0 AT Fixed Object Light Pole Along the Road 1 0 0 0 Unknown Straight and Level Normal Wet Unknown Cloudy None
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TRIP-GENERATION CALCULATIONS 
 



Proposed Use Size Variable Existing Uses Size Variable
Residential (LUC 221) 0 Units Residential (LUC 221) 10 Units

Office (LUC 710) 35300 SF Office (LUC 710) 2720 SF
Retail (LUC 822) 11700 SF Retail (LUC 822) 1180 SF

Restaurant (LUC 930) 0 SF Restaurant (LUC 931) 5500 SF

Office Residential Retail Restaurant Office Residential Retail Restaurant

LUC 710 LUC 221 LUC 822 LUC 930 LUC 710 LUC 221 LUC 822 LUC 930

Weekday Daily 260 0 504 0 764 20 26 50 462 558 206

Weekday AM Peak Hour

Enter 25 0 13 0 38 2 0 1 2 5 33

Exit 4 0 9 0 13 0 2 1 2 5 8

Total 29 0 22 0 51 2 2 2 4 10 41

Weekday PM Peak Hour
Enter 5 0 24 0 29 0 1 2 29 32 -3

Exit 26 0 24 0 50 2 1 2 14 19 31

Total 31 0 48 0 79 2 2 4 43 51 28

Saturday Daily 60 0 794 0 854 4 24 80 496 604 250

Saturday Midday Peak Hour

Enter 8 0 31 0 39 1 1 3 35 40 -1

Exit 6 0 29 0 35 0 1 3 24 28 7

Total 14 0 60 0 74 1 2 6 59 68 6

Net Change 
in Trips

Time Period / Direction Total 
Trips

Proposed Trips First Floor Office

Total 
Trips



35.300

=

(Y) = 0.87
9.74 1.15

T = Y * 35.300
T = 260.11
T = 260 vehicle trips

130 130

T =
T = 0.83 * 35.300
T = 29.30
T = 29 vehicle trips

25 4

T =
T = 0.87 * 35.300
T = 30.71
T = 31 vehicle trips

5 26

=

(Y) = 0.87
2.21 1.15

T = Y * 35.300
T = 1.67 * 35.300
T = 59.02
T = 60 vehicle trips

30 30

=

(Y) = 0.87
0.53 1.15

T = Y * 35.300
T = 14.15
T = 14 vehicle trips

8 6
(same distribution split as ITE LUC 710 General Urban/Suburban during the Saturday Peak period)

Y = 7.37

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 710 - General Office Building
Dense Multi-Use Urban
Average Vehicle Trips Ends vs: 1000 Sq. Feet Gross Floor Area
Independent Variable (X):

AVERAGE WEEKDAY DAILY
ITE LUC 710 Weekday Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Weekday Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

SATURDAY DAILY

with 50% ( vpd) entering and 50% ( vpd) exiting.

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC
0.83 * (X)

with 86% ( vph) entering and 14% ( vph) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

0.87 * (X)

with 17% ( vph) entering and 83% ( vph) exiting.

ITE LUC 710 Saturday Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Saturday Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

Y = 1.67

with 50% ( vpd) entering and 32% ( vpd) exiting.

SATURDAY PEAK HOUR OF GENERATOR

ITE LUC 710 Saturday Peak Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Saturday Peak Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

Y = 0.40

with 54% ( vph) entering and 46% ( vph) exiting.

Greenman-Pedersen, Inc. Page 2 of 7 2200015_Trip Generation Comparison



11.700

AVERAGE WEEKDAY DAILY

ITE LUC 822 Weekday General Urban/Suburban = ITE LUC 822 Weekday Dense Multi-Use Urban
ITE LUC 822 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM Dense Multi-Use Urban

54.45 = (Y)
5.19 4.10

T = Y * 11.700
T = 503.22
T = 504 vehicle trips

252 252

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC

ITE LUC 822 Weekday AM General Urban/Subu = ITE LUC 822 Weekday AM Dense Multi-Use Urban
ITE LUC 822 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM Dense Multi-Use Urban

2.36 = (Y)
5.19 4.10

T = Y * 11.700
T = 21.76
T = 22 vehicle trips

13 9

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

ITE LUC 821 Weekday PM Dense Multi-Use = ITE LUC 822 Weekday PM Dense Multi-Use Urban
ITE LUC 821 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM General Urban/Suburban

3.23 = (Y)
5.19 6.59

T = Y * 11.700
T = 47.97
T = 48 vehicle trips

24 24

SATURDAY DAILY

ITE LUC 821 Saturday Daily Trip Rate = ITE LUC 822 Saturday Daily Trip Rate
ITE LUC 821 Saturday Peak Hour Trip Rate ITE LUC 822 Saturday Peak Hour Trip Rate

81.07 = (Y)
6.22 5.20

T = Y * 11.700
T = 793.03
T = 794 vehicle trips

397 397

SATURDAY PEAK HOUR OF GENERATOR

ITE LUC 821 Saturday Peak Dense Multi-Use = ITE LUC 822 Saturday Peak Dense Multi-Use Urban
ITE LUC 821 Saturday Peak General Urban/Suburban ITE LUC 822 Saturday Peak General Urban/Suburban

4.92 = (Y)
6.22 6.57

T = Y * 11.700
T = 60.84
T = 60 vehicle trips

31 29

Y = 5.20

with 51% ( vpd) entering and 50% ( vpd) exiting.

Independent Variable (X):

Y = 4.10

with 50% ( vpd) entering and 50% ( vpd) exiting.

Y = 43.01

with 50% ( vpd) entering and 50% ( vpd) exiting.

Y = 1.86

with 60% ( vpd) entering and 50% ( vpd) exiting.

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 822 - Strip Retail Plaza (<40k)
Dense Multi-Use Urban
Average Vehicle Trips Ends vs: 1000 Sq. Ft. Gross Floor Area

Y = 67.78

with 50% ( vpd) entering and 50% ( vpd) exiting.
(same distribution split as ITE LUC 821 during the Saturday Daily)
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10

T =
T = 2.59 * 10
T = 25.90
T = 26 vehicle trips

13 13

T =
T = 0.20 * 10
T = 2.00
T = 2 vehicle trips

0 2

T =
T = 0.18 * 10
T = 1.80
T = 2 vehicle trips

1 1

ITE LUC 221 Saturday Daily Trip Rate (Dense Multi-Use Urban)
ITE LUC 221 Weekday Daily Trip Rate (Dense Multi-Use Urban)

4.91 (Y)
5.44 2.59

T = Y * 10.000
T = 23.377
T = 24 vehicle trips

with 50% ( 12 12
(same distribution split as ITE LUC 221 General Urban/Suburban during the Saturday Daily period)

ITE LUC 221 Saturday Peak Trip Rate (Dense Multi-Use Urban)
ITE LUC 221 Weekday Evening Peak Trip Rate (Dense Multi-Use Urban)

0.44 (Y)
0.44 0.18

T = Y * 10.000
T = 1.8
T = 2 vehicle trips

with 49% ( 1 1
(same distribution split as ITE LUC 221 General Urban/Suburban during the Saturday Peak period)

vpd) exiting.

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 221 - Multifamily Housing (Mid-Rise)
Dense Multi-Use Urban
Average Vehicle Trips Ends vs: Dwelling Units
Independent Variable (X):

0.18 * (X)

AVERAGE WEEKDAY DAILY

2.59 * (X)

with 50% ( vpd) entering and 50% (

0.20 * (X)

with 12% ( vph) entering and 88% ( vph) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

with 72% ( vph) entering and 28% ( vph) exiting.

SATURDAY DAILY

ITE LUC 221 Saturday Daily Trip Rate (General Urban/Suburban)
=

ITE LUC 221 Weekday Daily Trip Rate (General Urban/Suburban)

0.18

= Y = 2.34

vpd) entering and 50% ( vpd) exiting.

SATURDAY PEAK HOUR OF GENERATOR

vpd) entering and 51% ( vpd) exiting.

ITE LUC 221 Saturday Peak Trip Rate (General Urban/Suburban)
=

ITE LUC 221 Weekday Evening Peak Trip Rate (General Urban/Suburban)

= Y =
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2.720

=

(Y) = 0.87
9.74 1.15

T = Y * 2.720
T = 20.04
T = 20 vehicle trips

10 10

T =
T = 0.83 * 2.720
T = 2.26
T = 2 vehicle trips

2 0

T =
T = 0.87 * 2.720
T = 2.37
T = 2 vehicle trips

0 2

=

(Y) = 0.87
2.21 1.15

T = Y * 2.720
T = 1.67 * 2.720
T = 4.55
T = 4 vehicle trips

2 2

=

(Y) = 0.87
0.53 1.15

T = Y * 2.720
T = 1.09
T = 1 vehicle trips

1 0
(same distribution split as ITE LUC 710 General Urban/Suburban during the Saturday Peak period)

Y = 7.37

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 710 - General Office Building
Dense Multi-Use Urban
Average Vehicle Trips Ends vs: 1000 Sq. Feet Gross Floor Area
Independent Variable (X):

AVERAGE WEEKDAY DAILY
ITE LUC 710 Weekday Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Weekday Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

SATURDAY DAILY

with 50% ( vpd) entering and 50% ( vpd) exiting.

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC
0.83 * (X)

with 86% ( vph) entering and 14% ( vph) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

0.87 * (X)

with 17% ( vph) entering and 83% ( vph) exiting.

ITE LUC 710 Saturday Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Saturday Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

Y = 1.67

with 50% ( vpd) entering and 32% ( vpd) exiting.

SATURDAY PEAK HOUR OF GENERATOR

ITE LUC 710 Saturday Peak Trip Rate (U) ITE LUC 710 Weekday Evening Trip Rate (U)
ITE LUC 710 Saturday Peak Trip Rate (S) ITE LUC 710 Weekday Evening Trip Rate (S)

Y = 0.40

with 54% ( vph) entering and 46% ( vph) exiting.
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1.180

AVERAGE WEEKDAY DAILY

ITE LUC 822 Weekday General Urban/Suburban = ITE LUC 822 Weekday Dense Multi-Use Urban
ITE LUC 822 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM Dense Multi-Use Urban

54.45 = (Y)
5.19 4.10

T = Y * 1.180
T = 50.75
T = 50 vehicle trips

25 25

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC

ITE LUC 822 Weekday AM General Urban/Subu = ITE LUC 822 Weekday AM Dense Multi-Use Urban
ITE LUC 822 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM Dense Multi-Use Urban

2.36 = (Y)
5.19 4.10

T = Y * 1.180
T = 2.19
T = 2 vehicle trips

1 1

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

ITE LUC 821 Weekday PM Dense Multi-Use = ITE LUC 822 Weekday PM Dense Multi-Use Urban
ITE LUC 821 Weekday PM General Urban/Suburban ITE LUC 822 Weekday PM General Urban/Suburban

3.23 = (Y)
5.19 6.59

T = Y * 1.180
T = 4.84
T = 4 vehicle trips

2 2

SATURDAY DAILY

ITE LUC 821 Saturday Daily Trip Rate = ITE LUC 822 Saturday Daily Trip Rate
ITE LUC 821 Saturday Peak Hour Trip Rate ITE LUC 822 Saturday Peak Hour Trip Rate

81.07 = (Y)
6.22 5.20

T = Y * 1.180
T = 79.98
T = 80 vehicle trips

40 40

SATURDAY PEAK HOUR OF GENERATOR

ITE LUC 821 Saturday Peak Dense Multi-Use = ITE LUC 822 Saturday Peak Dense Multi-Use Urban
ITE LUC 821 Saturday Peak General Urban/Suburban ITE LUC 822 Saturday Peak General Urban/Suburban

4.92 = (Y)
6.22 6.57

T = Y * 1.180
T = 6.14
T = 6 vehicle trips

3 3

Y = 5.20

with 51% ( vpd) entering and 50% ( vpd) exiting.

Y = 67.78

with 50% ( vpd) entering and 50% ( vpd) exiting.
(same distribution split as ITE LUC 821 during the Saturday Daily)

with 60% ( vpd) entering and 50% ( vpd) exiting.

Y = 4.10

with 50% ( vpd) entering and 50% ( vpd) exiting.

Y = 43.01

with 50% ( vpd) entering and 50% ( vpd) exiting.

Y = 1.86

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 822 - Strip Retail Plaza (<40k)
Dense Multi-Use Urban
Average Vehicle Trips Ends vs: 1000 Sq. Ft. Gross Floor Area
Independent Variable (X):
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5.500

T =
T = 83.84 * 5.500
T = 461.12
T = 462 vehicle trips

231 231

T =
T = 0.73 * 5.500
T = 4.02
T = 4 vehicle trips

2 2

T =
T = 7.8 * 5.500
T = 42.90
T = 43 vehicle trips

29 14

T =
T = 90.04 * 5.500
T = 495.22
T = 496 vehicle trips

248 248

T =
T = 10.68 * 5.500
T = 58.74
T = 59 vehicle trips

35 24

WEEKDAY MORNING PEAK HOUR OF ADJACENT STREET TRAFFIC

Institute of Transportation Engineers (ITE)
Land Use Code (LUC) 931 - Fine Dining Restaurant
General Urban/Suburban
Average Vehicle Trips Ends vs: 1,000 Sq. Ft. Gross Floor Area
Independent Variable (X):

AVERAGE WEEKDAY DAILY

83.84 * (X) 

with 50% ( vpd) entering and 50% ( vpd) exiting.

0.73 * (X) 

with 55% ( vph) entering and 45% ( vph) exiting.

WEEKDAY EVENING PEAK HOUR OF ADJACENT STREET TRAFFIC

with 59% ( vph) entering and 41% ( vph) exiting.

(same distribution split as ITE LUC 932 during the Weekday AM)

90.04 * (X) 

with 50% ( vpd) entering and 50% ( vpd) exiting.

SATURDAY PEAK HOUR OF GENERATOR

10.68 * (X)

with 67% ( vph) entering and 33% ( vph) exiting.

SATURDAY DAILY

7.80 * (X)
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SITE PLAN REVIEW

1 CONGRESS STREET
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A3

REVISIONS
NO. DESCRIPTION DATE

 1/8"   1'-0"2 PROPOSED ELEVATION - NW HAVEN COURT
 1/8"   1'-0"3 PROPOSED ELEVATION - CONGRESS STREET

 1/8"   1'-0"1 PROPOSED ELEVATION - NE - HIGH STREET
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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 

 

6 April 2022 

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

RE: Request for Preliminary Conceptual Consultation and Design Review at 161 Deer Street to 
be known as 88 Maplewood Avenue, Mixed Use Site Development 

Dear Mr. Chellman and Planning Board Members: 

On behalf of Tom Balon and EightKPH, LLC we are pleased to submit the attached plan set for 
Preliminary Conceptual Consultation as well as Design Review for the above-mentioned project 
and request that we be placed on the agenda for your April 21, 2022 Planning Board Meeting. The 
project consists of the replacement of the existing One Story commercial building at 161 Deer Street 
with a new 4 Story with a Penthouse building with the associated and required site improvements. The 
new building is intended to be known as 88 Maplewood Avenue. The re-development will include 
parking below street level. 

The site redevelopment consists of replacing the existing structure with a new structure. The site is 
known as DSA Lot 5; part of the Consolidation and Subdivision Approved by the Planning Board in 
2016. The property was a part of the overall planning for development on the 5 lots and had a proposed 
building designed; however that building did not go through and complete the permit process entirely. 
This application revises the proposed building and as such will go through HDC review. The property 
is located in the CD – 5, Downtown Overlay, North End Incentive, and Historic Districts. The 
application conforms to the required Density and Development Standards with a few exceptions to 
codes. The project therefore requires the filing of an application with the Zoning Board of Adjustment 
for those items; although the Development team would like feedback from the Planning Board and the 
Public before committing to that part of the process. 

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

The following plans are included in our submission: 

 
• Cover Sheet – This shows the Development Team, Legend, Site Location, and Site Zoning. 
• Subdivision Plan – This plan show the plan which created the current property boundaries.  
• Easement Plan – This plan shows the location of the Restrictive Covenant granted to the parcel. 
• Existing Conditions Plan C1 – This plan shows the existing site conditions in detail. 
• Demolition Plan C2 – This plan shows demolition of the existing building. 
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• Site Plan C3 – This plan shows the site development in detail with the associated Zoning 
Development Standards and Floor Area calculations. 

• Parking Level Plan C4 – This plan shows the lower level parking layout. 
• Utility Plan C5 – This plan shows proposed site utilities.  
• Grading Plan C6 – This plan shows proposed site grading. 
• Deer Street Elevation Massing and First Floor Plan – This plan shows a DRAFT Elevation and 

the layout of the first floor. 
• Detail Sheets D1 to D4 – These plans show site details. 

 

 

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

Sincerely, 

John R. Chagnon, PE 
CC: Tom Balon, Carla Goodknight, Terrance Parker 

           John Chagnon































I. Introduction 
The City Council adopted the following goals and objectives for work of the Land Use Committee on February 27, 2022. 

A. Increase diversity of housing types and price points 
B. Remove regulatory barriers for housing diversification in neighborhoods (ADUS) – context sensitive design and 

consideration to impacts to traffic, on street parking and other infrastructure impacts 
C. Restructure incentives to deliver greater public benefit in workforce housing construction 
D. Identify and maximize partnerships, coalitions, and funding opportunities to deliver affordable housing. 

This report provides key information that will inform the work of the first round of regulatory amendments supported 
and guided by the Land Use Committee. 

II. Local Planning Context 
A. City Council Adopted Goals 2022-2023 

1. Diversify and Enhance the Supply of Housing Choices 
2. Leverage Local Resources and Partnerships to Improve and Support Needs of Residents, Nonprofits, Arts and 

Culture Community 
3. Continuously Enhance City Council Best Practices to Deliver a Trusted, Transparent and Responsive Process 
4. Consistently Communicate with Community Members and Stakeholders, Respecting Channels of 

Communication They Prefer and Keeping Them Informed 
 

B. Housing Policy – 2016-03. In 2016, the City Council adopted a Housing Policy that was 
readopted annually and most recently in 2022. 
  
The Policy identifies the following key guiding principles: 

1. HOUSING CHOICE AND AFFORDABILITY: Residential growth in the City should include a range of housing types 
to address the needs of different household types, lifestyles and income levels. 

2. CHARACTER AND HERITAGE: New residential development should be sympathetic to the local heritage and 
character of each area, and should incorporate quality built form and streetscapes, including pedestrian-
friendly environments. 

3. HOUSING TARGET AREAS: The City will identify housing target areas that are suitable for more residential 
development and will focus studies, detailed zoning changes and development controls to guide future 
development in each of these areas. Context-sensitive standards which address design will accompany each 
target area. 

4. INFILL DEVELOPMENT: Outside housing target areas, the City will promote infill development of residences 
(and, where appropriate, mixed-uses) within existing neighborhoods by rezoning to promote and allow 
established, traditional development patterns. 

 
Key Principles should be applied to focus areas including the Urban Core, Corridors, Urban Neighborhoods, and 
Suburban Neighborhoods. Regulations and process changes should be informed by the principals and address: 
 
1. DENSITY: The City will incorporate historical land use patterns and human-scale development principles into 

local land use regulations (Zoning Ordinance, Site Plan Review Regulation Subdivision Rules and Regulations) 
and permitting processes, as well as other standards, plans, rules, regulations and programs as appropriate. 

2. PARKING: The City will review parking requirements in housing target areas and specific neighborhoods, revise 
land use regulations as appropriate to reduce housing development costs while preventing street congestion, 
and proactively seek parking infrastructure solutions or shared parking arrangements that can be substituted 
for individual unit parking requirements.  

3. IMPACT ON AFFORDABILITY: Recognizing that local land use regulations can have a direct impact on housing 
development costs, all Boards, Committees, Commissions and Departments should consider the impacts of 
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their actions on housing affordability within legal guidelines, and should coordinate with each other to the 
extent possible to provide advice consistent with this Policy. 

4. PERMIT STREAMLINING: Private investment in the City’s housing stock should be encouraged and the 
development process be minimally burdensome on individual property owners to comply with City 
regulations. Minor site or building changes should not necessarily trigger requirements for review by City 
Boards or Commissions. All Boards, Committees, Commissions and Departments should review local land use 
regulations and other requirements so that de minimis changes may be approved administratively. 

C. 2025 Master Plan | Theme - Diversity 

The Master Plan identifies the following housing goals: 
Goal 3.1 Adapt housing stock to accommodate changing demographics. 

3.1.1 Develop regulations for accessory dwelling units that promote affordable housing for all income levels and 
protect neighborhood character. 
3.1.2 Implement housing rehabilitation programs using CDBG and other funds to improve housing stock. 
3.1.3 Expand opportunities for home based businesses. 

Goal 3.2 Accommodate the Housing Needs of Low and Moderate Income Residents. 
3.2.1 Streamline the approval process for affordable housing in order to reduce development costs. 
3.2.2 Promote the development of mixed-income multifamily housing in appropriate locations with incentive 

zoning provisions, such as reductions in parking requirement and increased maximum heights. 
3.2.3 Seek targeted funding to provide for the needs of special populations, including elderly, disabled, and 

homeless. 
3.2.4 Provide education and incentives for low to moderate income first-time homebuyers to purchase homes in 

Portsmouth. 
3.2.5 Encourage the creation of smaller housing units, such as micro units.  
3.2.6 Encourage businesses to establish employer-assisted housing programs. 
3.2.7 Support mixed use redevelopment of suitable Portsmouth Housing Authority properties. 

D. State Regulatory Context 

In New Hampshire, Workforce Housing is described defined in state statutes. 
RSA 674:58, IV defines the term “workforce housing” under two different categories: housing for sale and housing for 
rent. Housing for sale qualifies as “workforce housing” if it is “affordable to a household with an income of no more than 
100 percent of the median income for a 4-person household for the metropolitan area or county in which the housing is 
located as published annually by the United States Department of Housing and Urban Development.” Rentals, in 
contrast, qualify as “workforce housing” if they are “affordable to a household with an income of no more than 60 
percent of the median income for a 3-person household for the metropolitan area or county in which the housing is 
located as published annually by the United States Department of Housing and Urban Development.” 
https://www.nhmunicipal.org/town-city-article/legal-qa-what-municipalities-need-know-about-%E2%80%9Cworkforce-
housing%E2%80%9D 
 
In Portsmouth, (the Portsmouth-Rochester HUD Metro Fair Market Area), this translates to renters making up 
to$57,600 and homeowners making up to $99,875 (see more info about HUD Fair Market Rents in 
NH https://www.nhhfa.org/wp-content/uploads/2021/06/HUD-incomelimits-effective-6.1.2021-1.pdf). 
 

 
 

 

https://www.nhmunicipal.org/town-city-article/legal-qa-what-municipalities-need-know-about-%E2%80%9Cworkforce-housing%E2%80%9D
https://www.nhmunicipal.org/town-city-article/legal-qa-what-municipalities-need-know-about-%E2%80%9Cworkforce-housing%E2%80%9D
https://www.nhhfa.org/wp-content/uploads/2021/06/HUD-incomelimits-effective-6.1.2021-1.pdf
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III. Trends and Existing Conditions (Where are we now)  
A. Development Trends  

New Growth and Density 
• Over the past 71/2 years, the city has approved an 

average of nearly 250 new housing units.   
• After the adoption of Character-Based and Gateway 

Zoning in 2013-2015 the average number of approved 
new housing units increased from just over 60 units 
per year to over 300.   

• Predictable application of standards and increased 
allowed density may account for the rapid increase. 

• Between 2015-2022 nearly 85% (or 1,631) of the 
approved new housing units were located within 
moderate- to high-density multi-family housing 
developments.  

 
Location of New Housing Units 
• 85% of all new approved housing units are 
located within the city’s urban zoning districts 
where infrastructure and utilities already 
exist.   
• Over 40% (827 units) of the approved new 
housing units were located along the 
commercial corridors in the Gateway Zoning 
Districts.   
• The Downtown accounted for just over 25%  
• West End included 20% of the approved 
new housing units 
• Only 3% of all new housing units were 
located within traditional neighborhoods. 
• It is important to note that 23% of all new 

units were located on previously undeveloped open space within rural areas.  These “Greenfield” 
developments permanently change the land use from undeveloped open space to residential use.    

2021 Housing Unit Counts and Types 
• Single Family residences and condos 

comprise 62% of all housing in 
Portsmouth. 

• Multi-family units (3+ units and mixed 
use) comprise 30% of all housing in 
Portsmouth.  

• Since adoption of the Accessory 
Dwelling Unit (ADU) Ordinance in 
2017, the city has approved 32 
accessory dwelling units.   

• 44% of all approved ADUs were 
attached and 41% were garden 
cottages.  

0

100

200

300

400

2015 2016 2017 2018 2019 2020 2021 2022

# New Housing Units 
(2015-2022)

0 1,000 2,000 3,000 4,000 5,000

Single-Family
Two-Family

Three-Family
4-7 Multi-Family
8+ Multi-Family

Condos
Mixed-Use

Mobile Homes
PHA

Housing Types (2021)



Land Use Committee Existing Conditions and Strategy Report  
Land Use Committee 4-8-2022 and City Council 4-18-22 

4 
 

 
 
 

Cost Burdened Community Summary 
A household is said to be cost-burdened when it pays more than 30 
percent of its income toward housing expenses. As a more extreme 
measure, a household is said to be severely cost-burdened when it 
pay at least 50 percent of its income toward housing expenses. 

• Nearly one-third of Portsmouth residents are cost burdened. 
• 12% of the residents are paying 50% or more of their income 
for housing costs.  
• The most heavily cost burdened members of the community 
are renters. 36% of renters pay more 30% or more of their total 
income for housing compared to 23% of homeowners.  
• While the number of cost burdened homeowners has done 
down over the past eight years (22% to 14%), the number of cost 
burdened renters has remained steady at about 21% 

 
 

IV. Proposed Amendment Work Plan | Will be Considered for Approval by City Council on April 18, 2022 

 

PHASE 1 TOPIC/SUBJECT CODE 
SECTION 

Objectives Housing 
Type 
Impacted 

Housing Policy Master Plan Goal 

Phase 1 
Amendments- 
JUNE 2022 

Building Height   Improve regulatory implementation 
and align with legislative intent. 
Eliminate ambiguous sections that 
result in unintended consequences. 

      

1 Building Height Map 10.5A21B  Add new streets, add building 
heights for civic and municipal 
properties and modify building 
heights.  Correct the reference to 
10.5A46. 

All types 
within 
Character 
Districts 

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS 

Goal 2.1, Actions 
2.2.2 and 2.2.3 

2 Building Height 
Standards 

10.5A21B Clarify the standards for corner, 
through or waterfront lots 

All types 
within 
Character 
Districts 

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS 

Goal 2.1, Actions 
2.2.2 and 2.2.4 

3 Civic Districts 10.5A52.40 Apply the CD4 development 
standards to civic properties 

NA CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS 

Goal 2.1, Actions 
2.2.2 and 2.2.5 

4 Definitions 10.153 Add definitions for public places and 
modify building height to be based 
on existing versus finished grade. 

All types in 
all locations. 

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS 

Goal 2.1, Actions 
2.2.2 and 2.2.6 
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PHASE 2 TOPIC/SUBJECT CODE 
SECTION 

Objectives Housing Type 
Impacted 

Housing Policy Master Plan Goal 

Phase 2 
Amendments 
SEPTEMBER 
2022 

ADUs and Senior 
Housing Facilities 

  Remove barriers and 
expand the number of 
eligbile properties for 
ADUs and Senior Housing 
Facilities. 

      

1 Accessory 
Dwelling Units/ 
Garden Cottages 

10.814 & 
10.815 

Remove regulatory 
barriers to ADU 
development through 
inclusion of context-
sensitive design standards. 
Develop criteria allowing 
ADUs/Garden Cottages  
as-of-right.  

Accessory Dwelling 
Units/Garden 
Cottages 

HOUSING CHOICE AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS  

Goal 3.1, Actions  
3.1.1; Goal 3.2, 
Actions 3.2.1 

2 Assisted Living 
Facilities  

10.44 Allow for Assisted Liviing 
Centers in outlying Zoning 
Districts and allow for 
Cooperative Housing. 

Cooperative / 
Shared Housing, 
Congregate Care, 
Assisted Living, 
Indepedant Living,  
Senior Housing  

HOUSING CHOICE AND 
AFFORDABILITY 

Goal 3.1, Actions  
3.1.1; Goal 3.2,  

 

PHASE 3 TOPIC/SUBJEC
T 

CODE 
SECTION 

Objectives Housing 
Type 
Impacted 

Housing Policy Master Plan Goal 

Phase 3 
Amendments 
DECEMBER 
2022 

Incentives for 
Workforce 
Housing 

  Adjust incentives to place a 
higher emphasis on 
Workforce Housing. 

      

1 Character 
District Zoning -
Large 
Properties 

10.5A43.33 Adjust incentive to include 
Workforce Housing. 

Multi-Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 

2 Character 
District Zoning - 
Large Building 
Footprints 

10.5A46 Modify Building Footprint 
Allowance to incentivize 
Workforce housing. 

Multi-Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 

3 Character 
District Zoning - 
Incentive 
Overlay 
Districts 

10.5A43.46 Modify the Incentive Overlay 
Districts to incentivize 
Workforce Housing. 

Multi-Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 

4 Character 
District Zoning - 
Gateway 
Districts 

10.5B Modify the Gateway Districts 
to include Workforce Housing  

Multi-Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 

5 Planned Unit 
Developments 

10.72 Modify CUP to improve 
outcomes for Workforce 
Housing  

Single, Two- 
and Multi-
Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 

6 Off-Street 
Parking 

10.11.110 Modify the off-street parking 
regulations to improve the 
balance and equity between 
the high cost of private and 
public parking. 

Multi-Family 
(Rental or 
Ownership) 

HOUSING CHOICE 
AND AFFORDABILITY; 
HOUSING TARGET 
AREAS: Parking 

Goal 3.1, Actions  3.1.1; Goal 
3.2, Actions 3.2.1, 3.2.2 ,3.2.5 
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PHASE TOPIC/SUBJECT
CODE 
SECTION Objectives

Housing Type 
Impacted Housing Policy

Master Plan 
Goal

Policy 
Alignment

Difficulty 
(High 1, Med 
2, Low 3)

Impact 
(High3, 
Med 2, 
Low 1)

Timeline 
(Short, 
Medium, 
Long term) Stakeholders Staff

Phase 1 
Amendments- 
JUNE 2022 Building Height

Improve regulatory 
implementation and 
align with legislative 
intent. Eliminate 
ambiguous sections that 
result in unintended 
consequences.

1
Building Height 
Map 10.5A21B 

Add new streets, add 
building heights for civic 
and municipal properties 
and modify building 
heights.  Correct the 
reference to 10.5A46.

All types within 
Character 
Districts

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS

Goal 2.1, 
Actions 2.2.2 
and 2.2.3 3 3 1 Short Term Planning, Legal

2
Building Height 
Standards 10.5A21B

Clarify the standards for 
corner, through or 
waterfront lots

All types within 
Character 
Districts

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS

Goal 2.1, 
Actions 2.2.2 
and 2.2.4 3 3 2 Short Term Planning, Legal

3 Civic Districts 10.5A52.40

Apply the CD4 
development standards to 
civic properties NA

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS

Goal 2.1, 
Actions 2.2.2 
and 2.2.5 3 3 1 Short Term Planning, Legal

4 Definitions 10.153

Add definitions for public 
places and modify 
building height to be 
based on existing versus 
finished grade.

All types in all 
locations.

CHARACTER AND 
HERITAGE; 
HOUSING TARGET 
AREAS

Goal 2.1, 
Actions 2.2.2 
and 2.2.6 3 3 2 Short Term Planning, Legal

PHASE TOPIC/SUBJECT
CODE 
SECTION Objectives

Housing Type 
Impacted Housing Policy

Master Plan 
Goal

Policy 
Alignment

Difficulty 
(High 1, Med 
2, Low 3)

Impact 
(High3, 
Med 2, 
Low 1)

Timeline 
(Short, 
Medium, 
Long term) Stakeholders Staff

Phase 2 
Amendments 
SEPTEMBER 2022

ADUs and Senior 
Housing Facilities

Remove barriers and 
expand the number of 
eligbile properties for 
ADUs and Senior Housing 
Facilities.
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Accessory Dwelling 
Units/ Garden 
Cottages

10.814 & 
10.815

Remove regulatory 
barriers to ADU 
development through 
inclusion of context-
sensitive design 
standards.Develop criteria 
allowing ADUs/Garden 
Cottages  as-of-right. 

Accessory 
Dwelling 
Units/Garden 
Cottages

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS 

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1 3 2 2

Medium 
Term

Homeowners 
Association, 
Previous ADU 
applicants, 
Residential 
neighborhood 
residents most likely 
to accommodate 
ADUs/Garden 
Cottages  (GIS 
informed)

Building and 
Inspections, 
Planning, Legal

2
Assisted Living 
Facilities 10.44

Allow for Assisted Liviing 
Centers in outlying Zoning 
Districts and allow for 
Cooperative Housing.

Cooperative / 
Shared Housing, 
Congregate Care, 
Assisted Living, 
Indepedant 
Living,  Senior 
Housing 

HOUSING CHOICE 
AND 
AFFORDABILITY

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 3 2 1

Medium 
Term

Assisted Lviing 
Facility Owners, 
Sneior Housing and 
Cooperative 
Housing Operators Planning, Legal

PHASE TOPIC/SUBJECT
CODE 
SECTION Objectives

Housing Type 
Impacted Housing Policy

Master Plan 
Goal

Policy 
Alignment

Difficulty 
(High 1, Med 
2, Low 3)

Impact 
(High3, 
Med 2, 
Low 1)

Timeline 
(Short, 
Medium, 
Long term) Stakeholders Staff

Phase 3 
Amendments 
DECEMBER 2022

Incentives for 
Workforce Housing

Adjust  incentives to 
place a higher emphasis 
on Workforce Housing.

1

Chraacter District 
Zoning -Large 
Properties 10.5A43.33

Adjust incentive to 
include Workforce 
Housing.

Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 3 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate 
Professionals, 
Chamber 
Collaborative

Planning, Legal, 
Economic 
Development 
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Chraacter District 
Zoning - Large 
Building Footprints 10.5A46

Modify Buiilding Footprint 
Allowance to incetivize 
WorkFroce housing.

Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 3 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate 
Professionals, 
Chamber 
Collaborative

Planning, Legal, 
Economic 
Development 

3

Chraacter District 
Zoning - Incentive 
Overlay Districts 10.5A43.46

Modify the Incentive 
Overlay Districts to 
incetivize Workforce 
Housing.

Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 3 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate Professionals

Planning, Legal, 
Economic 
Development 

4

Chraacter District 
Zoning - Gateway 
Districts 10.5B

Modify the Gateway 
Districts to include 
Workforce Housing 

Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 3 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate 
Professionals, 
Chamber 
Collaboative

Planning, Legal, 
Economic 
Development 

5
Planned Unit 
Developments 10.72

Modify CUP to improve 
outcomes for Workfroce 
Housing 

Single, Two- and 
Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 2 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate 
Professionals, 
Chamber

Planning, Legal, 
Economic 
Development 

6 Off-Street Parking 10.11.110

Modify the off-street 
parking regulations to 
improve the balance and 
equity between the high 
cost of private and public 
parking.

Multi-Family 
(Rental or 
Ownership)

HOUSING CHOICE 
AND 
AFFORDABILITY; 
HOUSING TARGET 
AREAS:Parking

Goal 3.1, 
Actions  3.1.1; 
Goal 3.2, 
Actions 3.2.1, 
3.2.2 ,3.2.5 3 1 3 Long Term

Affordable Housing 
Agencies and 
Organizations, 
Developers, Real 
Estate 
Professionals, 
Traffic and Safety Planning, PW
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RE: 1 Congress St
Meeting: PB March 17, 2022
(1 pg Letter with 5 pictures)

Dear Members of the Planning Board, March 15, 2022

Please ask this development at Congress, High Street and Haven Court to come back when their ducks are
really in a row.  There seem to be many things to consider before moving forward.

For the Zoning Board of Adjustments application 12,000sf is shown as the footprint of the two buildings
(8720+3280) A1.1 combined. For Planning Board they are showing 11914 sf (5957+5957).

On plan C3 (pg 133) of the packet, 32.61 % of open space is shown which amounts to 4548.57 sf. Where is
that number coming from? They MAY meet the 10% (696.96sf) required for the CD4 on Lot 117.15 and the 5%
(343.48sf) for Lot 117-14 with the small park (687sf or 1114sf) they are proposing in the 10’ area between to JJ
Newberry’s and this proposed building. It is questionable if a 10’ wide dead end alley would be considered
open space much less with a dumpster at its entrance (trash chute exits there).

If Haven Court (city or otherwise owned) were to be changed  into something other than a dead end street, this
would likely go before the City Council for review and then public hearings would likely be held to address this.
The idea of a cat walk from the Hanover Garage would likely fall under the same requirements.

There is also the issue of parking. There is currently a 2012 parking variance for 19 spaces received for the
600sf addition to the restaurant which was held by a lease. This variance allows for 6 parking spaces for 5
Congress St based on this lease. Where will they park?

All the structures on Haven Ct have NOT been higher than 1 to 2 story in the past including those with High
Street addresses which run parallel to Haven Court. This lot is supposed to follow the zoning height of 2 to 3
story within 50 of High Street and/or Haven Ct. They have not received a variance for the extra 4th story they
are showing on Haven Ct and High Street. This part of the building could easily be stepped down to 2 to 3
story.

It has been stated due to ADA regulations the extra story for the elevator is needed.  ADA requirements are
only for public areas, therefore a single story elevator is all that is required for this building; anything else is
optional.

All of downtown has various heights to keep the flow between historic structures. JJ Newberry’s is a historic
structure which abuts this property as it curves down Fleet St, all of which is only 2 to 3 story.  Even the parking
garage bows down to 3 stories as one looks down High Street to the corners of Ladd and Haven Ct.

HDC comments had concerns about three fourths of this proposed structure,  including “the large prism” and
the loss of views of the opera house as well as many unconventional features. The proposed prism likely falls
under lighting zoning since it will be reflecting light directly into all residential abutter’s windows.

Please do not accept these two lots for Preliminary Design Plan or Design Review at this time. Many of the
items presented are questionable if they are even allowed without going through other boards (IE: changes to
Haven Ct, Prism,  cat walk), much less the needed step downs on High St and Haven Court.

Sincerely,
Elizabeth Bratter
159 McDonough St
,Property Owner



24 Haven Court Range 1910-1913
Group of men in front of the shop belonging to C.R. Pearson, machinist, and C.L. & C.H. Brewster,
heating and plumbing, at 24 Haven Court, Portsmouth.

Corner of Haven Court and High Street (02/22).  Jersey Barriers at the top  block off the last 3rd of Haven Court
which appears to be privately owned per Mapgeo. It could look nice with a 2 to 3 story building set back 10  from the
curbing on Haven Court, with a sidewalk and landscaping.



National Hotel on High Street-2 Story

18/20High Street Rudis Restaurant, 3 story stepping down to 2 story on Haven Court side.



Lot 117-15 where the proposed building will be expanded to.
Notice all the buildings facing Haven Ct are only 1 to 2 story and the trees make a nice buffer to the garage.
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