
 

 

177 Corporate Drive     •     Portsmouth, NH 03801-6825     •     Tel 603.433.8818 

www.tighebond.com 

C0960-011 
January 27, 2021 

Ms. Juliet Walker, Planning Director 
City of Portsmouth Planning Department 
1 Junkins Avenue 
Portsmouth, New Hampshire 03801 

Re: Request for TAC Work Session 
Proposed Mixed Use Development, 53 Green Street, Portsmouth, NH  

Dear Juliet: 

On behalf of Stone Creek Realty, LLC (owner), and CPI Management, LLC (applicant), we are 
pleased to submit the following information to support a request to meet with the Technical 
Advisory Committee (TAC) at their next scheduled Work Session for the above referenced 
project: 

 One (1) full size & one (1) half size copy of the Site Plan Set, dated January 27, 2021; 
 One (1) copy of the Wetland and Buffer Report, dated January 6, 2020; 
 One (1) copy of the Wetland Buffer Impact Exhibit, dated January 27, 2021; 
 One (1) copy of the Aerial Site Plan, dated January 27, 2021; 
 One (1) copy of the Community Space Exhibit, dated January 27, 2021; 
 One (1) copy of the Truck Turning Exhibit, dated January 27, 2021; 
 One (1) copy of the Preliminary Landscape Concept, dated January 7, 2021; 
 One (1) copy of the Existing Buffer Photograph Log, dated January 27, 2021; 
 One (1) copy of the Trip Generation Analysis, dated February 1, 2021 

The proposed project is located at 53 Green Street on property identified as Map 119 Lot 2 
on the City of Portsmouth Tax Maps. The proposed project consists of a 5-story mixed-use 
residential building. The preliminary design plans include below ground parking, first floor 
residential lobby, commercial space and parking, upper floor residential, and associated site 
improvements. The project is proposing over 20% community space in order to meet the 
incentive requirements to construct an additional story on the building. 

The proposed project will require the following site related approvals from the Planning Board: 

 Site Plan Review Permit 
 Conditional Use Permit for Wetland Buffer Impact 

The applicant would like to solicit feedback from City staff on the project prior to submitting 
the formal applications for the above listed permits. Thus, the applicant respectfully requests 
to meet with TAC at their next scheduled Work Session on February 9, 2021. If you have any 
questions or need any additional information, please contact Patrick Crimmins by phone at 
(603) 433-8818 or by email at pmcrimmins@tighebond.com. 

Sincerely, 
TIGHE & BOND, INC. 

Patrick M. Crimmins, PE    Neil A. Hansen, PE    
Senior Project Manager     Project Engineer    
 
Copy: Stone Creek Realty, LLC (via E-mail) 

CPI Management, LLC (via E-mail) 

























MEMORANDUM Tighe&Bond 

 

53 Green Street, Portsmouth, NH: Wetland & Buffer Report 

TO: Patrick Crimmins, PE 

FROM: Leonard A. Lord, PhD, CSS, CWS 

DATE: January 6, 2020 

PROJECT:  P-0595-007 

 

On October 29 and December 2, 2019, Tighe & Bond delineated and assessed tidal wetlands 

and their 100-foot buffers at 53 Green Street, Portsmouth, NH. This 1.81-acre parcel lies 

along the northwestern end of North Mill Pond.  

Methods 
The wetland delineation was based on criteria specified in the Corps of Engineers Wetlands 

Delineation Manual, Technical Report Y-87-1 (January 1987) and the Regional Supplement to 

the Corps of Engineers Wetland Delineation Manual: Northcentral and Northeast Region 

(January 2012). The Highest Observable Tide Line (HOTL) was delineated based on the 

definition found in the NH Department of Environmental Services (NHDES) Wetland Rules, 

Env-Wt 101.49/Env-Wt 602.23. Wetlands were classified based on the Classification of 

Wetlands and Deepwater Habitats of the United States (Cowardin et al., 1979). The only 

wetlands located on the parcel are tidal wetlands (HOTL), which were delineated with 

sequentially-numbered flagging labelled 1A-1 to 1A-19. 

Important wetland functions and values were also assessed and summarized in the vicinity of 

the parcel. The assessment was based on the Maine Citizens Guide to Evaluating, Restoring, 

and Managing Tidal Marshes (Bryan et al., 1997) and The Highway Methodology Workbook 

Supplement—Wetland Functions and Values: A Descriptive Approach, NAEEP-360-1-30a, US 

Army Corps of Engineers, New England Division, (September 1999). 

Wetlands 
Wetlands on this site were classified as estuarine intertidal rocky shore, rubble, and regularly 

flooded (E2RS2N). The wetland edge slopes sharply and is predominantly covered with 

angular stones and cobbles. Sparse halophytic vegetation along the upper portion of the tidal 

wetland edge includes seaside plantain (Plantago maritima), sea lavender (Limonium 

carolinianum), salt meadow grass (Spartina patens), and seaside goldenrod (Solidago 

sempervirens). Lower portions of the slopes were covered with rockweed (Ascophyllum 

nodosum) within the intertidal zone. Important wetland functions and values in this portion 

of North Mill Pond include recreation potential and aesthetic quality, though both are impacted 

by the density and character of the surrounding urban development. 

Tidal Buffer 
The 100-foot tidal buffer on this parcel consists primarily of maintained lawn, a commercial 

building, and a parking lot. There are small patches of shrubby vegetation and small trees at 

the tops of the slopes between the lawn and tidal wetlands, particularly near both ends of the 

wetland delineation. Species in these areas include black locust (Robinia pseudoacacia), 
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eastern red cedar (Juniperus virginiana), staghorn sumac (Rhus typhina), and black cherry 

(Prunus serotina). The highly-developed tidal buffer provides some vegetated permeable 

surfaces to help reduce and filter runoff but otherwise does little to enhance and protect the 

downgradient tidal wetland. 

 

\\tighebond.com\data\Data\Projects\P\P0595 Pro Con General Proposals\P0595-007 Raynes Ave Hotel\Raynes+Green Wetlands+Soils\Green St Wetland-
Buffer Rept- 2020-1-9.pdf 



 

Photographic Log  1 

 Client: ProCon 

Site:   53 Green Street, Portsmouth, NH 

Job Number: P-0595-007 

Photographic Log                                             

Photograph No.: 1 Date:  10/29/2019 Direction Taken:  Northeast 

Description: Intertidal rocky shore and tidal buffer viewed from the southwest end of the site. 

 

Photograph No.: 2 Date:  10/29/2019 Direction Taken: Northeast 

Description: Intertidal rocky shore and narrow shrubby portion of the tidal buffer at the northeast-
ern end of the site. 
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Buffer Impact Area for Project

Wetland Buffer
Setback

Buffer Impact

Existing Condition
Proposed

Development

0 - 25 FT 0 SF 0 SF
25 - 50 FT 745 SF 745 SF

50 - 100 FT 10,836 SF 10,134 SF
Total Lot Impact 11,581 SF 10,879 SF

Net Buffer Impact -702 SF
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Photo Log Tighe&Bond
 

 
Photo #1: Looking northeast at existing utility towers and parking located 
in 100-foot tidal wetland buffer. 

 
Photo #2: Looking northeast towards Market Street across existing 
maintained lawn area located in 100-foot tidal wetland buffer. 
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Photo #3: Looking southwest along existing building within 100-foot tidal 
wetland buffer. 

 
Photo #4: Looking northeast toward existing building and parking located 
in 100-foot tidal wetland buffer. 
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Photo #5: Looking southwest towards existing building and maintained lawn area 
located in 100-foot tidal wetland buffer. 

 

 
Photo #6: Looking west across existing maintained lawn area and North Mill Pond toward 
location of future City park. 
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Photo #7: Looking north toward existing parking lot. 

 
 



 

 

177 Corporate Drive     •     Portsmouth, NH 03801-6825     •     Tel 603.433.8818 

www.tighebond.com 

C-0960-011 
February 1, 2021 

Mr. Eric Eby, City Traffic Engineer 
City of Portsmouth 
Department of Public Works 
680 Peverly Hill Road 
Portsmouth New Hampshire 

Re: Trip Generation Analysis  
 Proposed Mixed Use Development – 53 Green Street, Portsmouth, NH 

Dear Eric: 

Tighe & Bond has performed a trip generation analysis for traffic related to a proposed mixed-
use development on a parcel of land located at 53 Green Street that is identified as Map 119 
Lot 2 on the City of Portsmouth Tax Maps. 

This analysis was performed utilizing Institute of Transportation Engineers (ITE) Trip 
Generation Manual, latest edition. For purposes of analysis, we have compared the existing 
and proposed uses for the parcel. The parcel’s existing uses consists of 14,600 SF of office, 
3,000 SF of medical office and 4,070 SF of spa with on-site parking.  These buildings will be 
demolished.  The proposed building consists 52 dwelling units with associated on-site parking.  
The proposed building also includes ±1,200 SF of first floor commercial space along Green 
Street but there are no on-site parking spaces required for this use, so it was not included as 
part of this Trip Generation Analysis. The supporting trip generation calculations are enclosed 
with this letter. 

   Existing  Proposed   

   
Office Spa Medical 

Office  
Residential 

 
Net Trips 

Weekday AM Peak Hour        

 Trips Entering 15 5 6  5  -21 

 Trips Exiting 2 0 2   14   +10 

 Total Vehicle Trips 17 5 8  19  -11 
          

Weekday PM Peak Hour        

 Trips Entering 3 1 3  14  +7 

 Trips Exiting 15 5 7   9   -18 

 Total Vehicle Trips 18 6 10  23  -11 
          

Saturday Peak Hour        

 Trips Entering 4 8 5  11  -6 

 Trips Exiting 4 13 4   12   -9 

 Total Vehicle Trips 8 21 9  23  -15 

 

Source:  Institute of Transportation Engineering, Trip Generation, 10th Edition 
Land Uses – 221 Multifamily Housing (Mid-Rise), 710 General Office, 
720 Medical Office, 918 Hair Salon  



 

- 2 - 

As depicted above, the proposed 52 residential units in place of the existing 14,600 SF of 
office use, 3,000 SF of medical office use and 4,070 SF of spa use will result in a reduction of 
11 vehicle trips during the Weekday AM Peak Hour, 11 vehicle trips during the Weekday PM 
Peak Hour and 15 vehicle trips during the Saturday Peak Hour. It is anticipated there will be 
a reduced number of vehicle trips associated with this project resulting in no additional impact 
to the surrounding roadway network during peak hour times.  

Please feel free to contact us if you have any questions or need any additional information. 

Sincerely, 

TIGHE & BOND, INC. 

Neil A. Hansen, PE     Patrick M. Crimmins, PE    
Project Engineer     Senior Project Manager    
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