
REGULAR MEETING 

CONSERVATION COMMISSION 
 

1 JUNKINS AVENUE  

PORTSMOUTH, NEW HAMPSHIRE 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 

 

4:00 P.M. November 18, 2026 

AGENDA 

 

I. APPROVAL OF MINUTES 
 

1.          October 14, 2026 

 

2.          October 15, 2026 (Work Session) 

 

II. WETLAND CONDITIONAL USE PERMIT APPLICATIONS (NEW BUSINESS) 

 

1. 50 Andrew Jarvis Drive 

Assessor’s Map 229 Lot 3 

City of Portsmouth School Department, Owner 

LU-26-133 

 

2. 175 Middle Road 

Assessor’s Map 168 Lot 16 

Natalie and John Michael Jr. Murphy, Owners 

LU-26-136 

 

3. Coakley Connector Road (650 Borthwick Avenue & 100 Coakley Road) 

Assessor’s Maps 234 Lot 7-6 and Lot 6 

City of Portsmouth ROW 

LU-26-149 

 

III. WORK SESSIONS 

 

1. 182 Birch Street 

Assessor’s Map 218-3 

David Murray, Owner 

 

IV. OTHER BUSINESS 

 

V. ADJOURNMENT 

*Members of the public also have the option to join this meeting over Zoom, a unique meeting ID and password will be 

provided once you register. To register, click on the link below or copy and paste this into your web browser: 

 

https://us06web.zoom.us/webinar/register/WN__V1DtApGT1WvaW-k3CUJhg  

https://us06web.zoom.us/webinar/register/WN__V1DtApGT1WvaW-k3CUJhg


 

 

CITY OF PORTSMOUTH, NEW HAMPSHIRE  

CONSERVATION COMMISSION  

 

 

MEETING MINUTES 

WEDNESDAY, OCTOBER 14, 2026, 4 pm 

City Hall Council Chambers, 1 Junkins Ave., Portsmouth 

 
For the Zoom recording:   
https://www.youtube.com/live/VIwfMO9o1B4?si=MHLINMt23QTw7YKT 

 

Meeting called to order at 4:00 pm. Roll Call: 
MEMBERS PRESENT: Chair Samantha Collins; Lynn Vaccaro, Alice Carey, Oliver 
Chag, Jessica Blasko. Via Zoom: Vice Chair Barbara McMillan. 
MEMBERS ABSENT:, Brian Gibb, Stewart Sheppard, Talia Sperduto 
STAFF PRESENT: Kate Homet; Environmental Planner/Sustainability Coordinator 

 
I. APPROVAL OF MINUTES 
 

1.  [Timestamp: 4:28]   September 9, 2026 Minutes 
 
On a motion by Carey, seconded by Blasko, the Commission in a roll call, voted 5-0 with 
one member abstaining to approve the September meeting minutes with the following 
corrections: 
 

a. In Other Business: CIP: 
a. To change ‘Open Space Plan’ to ‘PULA’ 
b. To change Vaccaro to Collins on the ‘swap shop’ recommendation 

 
 

1. [Timestamp: 6:28] STATE WETLAND BUREAU APPLICATIONS (NEW 

BUSINESS)  

4 Robin Lane  
Paul & Suzanne Doisneau, Owners  
Dredge and Fill – Major Impact 
Assessor’s Map 207 Lot 10  

  
Luke Taylor, representing TF Moran on behalf of the owners, spoke to the NHDES 
Wetland Bureau application and letter already filed. The NHDES Wetland Bureau 
application details how this project will permanently impact 820 square feet and 

https://www.youtube.com/live/VIwfMO9o1B4?si=MHLINMt23QTw7YKT


 

 

seasonally impact 519 square feet within Tidal Surface Waters and permanently 
impact 73 square feet of Previously Developed Upland Tidal Buffer Zone for the 
purpose of the constructing a new pier, gangway, float, float piles, and an access 
with a landing. 
 
The Commission’s discussion focused around: 
 

• The 186’ length of the pier and its potential impact on marine traffic, 
motorized and non-motorized (kayaks, paddleboards, etc.) who are avoiding 
the main navigation channel. 

The applicant explained that the length of the pier was needed to reach water that 
is a depth of 10-feet through the full tidal cycle.  
 
Mr. Taylor reported that the Portsmouth Harbormaster had affirmed that the 
planned pier would not obstruct channel traffic. Chair Collins asked that the 
applicant supply a copy of that letter as it did not appear in the packet and Mr. 
Taylor said he would send it to Homet. 
 
Collins questioned the width of the river – 600 feet? – and that at nearly one-third 
the distance the pier seemed intrusive. McMillan suggested that a different angle 
projecting into the river could reach the desired depth with a shorter pier and Mr. 
Taylor said he would look at that option. Vaccaro commented that the river width at 
that point seemed to measure 500 feet and that one of the NHDES requirements 
for docks is that they be no more than 25% of the width of the waterway. The 
Commission included the comment that this pier seems to exceed that rule in their 
letter to NHDES. 
 
McMillan and Blasko expressed concern about the non-motorized traffic seeking 
safer, inshore avoidance of the navigation channel, especially as the location of the 
proposed pier is just south of the Portsmouth public boat ramp. The Commission 
agreed the letter to NHDES should point out that local knowledge on both points. 
 

• Blasko asked if the float and gangway would be removed seasonally and 
where it would be stored. The applicant answered that the gangway would 
be placed on the float and that both would be stored off-site. The 
Commission added to their subsequent comments that the float not be 
placed on the mud or adjacent salt marsh. 

• Kirsten Fordham from Pickering Marine said they expect NHDES to restrict 
any construction to November-March so they planned to drive the 6 pairs of 
pilings in that timeframe and construct the decking separately.  

• Collins asked about alternate locations. Mr. Taylor replied the location was 
selected to avoid the identified endangered marsh elder and the marsh 
grass and because the site offered a gap, over rocks, between vegetation 
and trees that offered the least impact.  

• McMillan asked about the spacing of the decking boards. Taylor replied ¾”. 



 

 

Collins asked whether there was a Staff Memo for this application and Homet replied 
there is not as NHDES does not allow the inclusion of staff comments in the application. 
The Commission opted to submit a letter to NHDES with comments. 
 
[Timestamp: 34:28] Chag offered a motion and Blasko seconded to approve the 
application for discussion purposes. 

 
Carey expressed concern of the precedent being set for piers/docks if the 
application were approved. 
 
Collins noted that docks are not generally approved for access over the full tidal 
cycle but instead for 75%. She expressed concern that this proposal maxes out the 
footprint: nearly the full 200’ length limit, the full width, the full float size. Chag 
agreed that decreasing the length and shortening the access to 75% of the tidal 
cycle was a better option. 
 
Vaccaro emphasized the importance of the Commission’s local knowledge about 
use of the waterway and congested traffic in the area from the boat ramp. 
 
[Timestamp: 49:39] Collins commented that the letter to NHDES should state the 
Commission does not believe this application offers the least impact. The 
Commission further discussed their options on the vote and conveying their 
concerns to NHDES.  
 
Blasko said she would have a hard time supporting this application as there are too 
many unanswered questions. The applicant suggested they could consider a 
different angle but what would be the effect on this application? Also needs 
answers on how far the pier intrudes into the waterway width at this point, the 
safety aspects of access and use by non-motorized craft, whether it’s reasonable 
to ask for a pier with access for less of the tidal cycle. Chag concurred on all 
points. 
 
[Timestamp: 56:04] Chag rescinded his motion with the consent of his 
second (Blasko) and then offered a new motion, seconded by Blasko to deny 
the permit for reasons stated and for the Commission to submit letter to 
NHDES with those comments on the application, as follows: 

1. The Commission Does the proposed length of the pier exceed the 25% 
intrusion on the width of the waterway at mean low tide? 

2. The Commission has concerns about the safety of those outside the 
channel who will be impeded. 

3. The pier is longer than needed – the request for a pier length giving total 
tidal cycle access should be reduced to a length allowing access for 75% of 
the cycle. 

4. The current design angle of the pier is not the least impactful – the applicant 
has expressed willingness to consider a different angle. 



 

 

5. The float/gangway must be stored offsite and avoid any impact to the salt 
marsh or other vegetation. 

6. The application should include a copy of the Harbormaster’s letter stating no 
impediment to the waterway (and copy City of Portsmouth Planning). 

7. The dock structure must not interfere with the adjacent seagrass. (The 
Commission had some concerns about how the dock might shade the 
seagrass). 

[Timestamp: 59:31] The roll call vote to deny was unanimous, 5-0: McMillan, 
Vaccaro, Carey, Chag and Collins. 

 
2. OTHER BUSINESS 

[Timestamp: 1:00:17] Capital Improvement Plan – Homet reported on the 
Commission’s requests that were reviewed by the City Council CIP Subcommittee 
on October 7, 2026 and approved to advance to the Planning Board CIP work 
session on November 12, 2026. Three Commission requests included 

a) Vernal Pool Inventory Update 
b) Conservation Fund – sustaining the fund with $500,000 

contributions every other year. The review revealed that the City 
has already bonded but not distributed $1 million in addition to the 
$300,000 currently in reserve. The CIP recommendation is to start 
the $500,000 allocations in FY29.  

c) PULA – Staff supports inclusion of this request in the CIP with 
reference to exploring opportunities for grant funding. 

Blasko volunteered to attend the next CIP public hearing to show support for the 
Commission items. 
 
Additional Items:  
 
[Timestamp: 1:05:54] Discussion about Joint Work Session on October 15, 2026 
with Planning Board on Article 10 
 
Homet reported on the Planning Board chair’s edits to Article 10, accepted by the 
Board. She was not sure if the Planning Board reviewed the edits the Commissioners 
had provided to Planning. 
 
The discussion focused on items that need clarification and definitions: 

• 10.17.20: Why the word “development” was added in a number of places, especially 
when items that come for Commission review are often projects such as the SPNHF 
Creek Farm trail improvements. 

• 10.17.20. #10 and 11 requiring a Wetland Protection Plan for each application. The 
Commission has only requested a full Plan and updates for Hillcrest Estates. Is this 
aimed primarily at commercial rather than residential properties? 

• 10.17.33: Planning Board requesting wetland mapping for every application, when 
the Commission deals with these on a case-by-case basis. This can be costly for a 



 

 

homeowner who otherwise could use the City map. Chag noted this requirement 
makes review more complicated when the goal is simplification and streamlining. 

• 10.17.50: Why is Planning Board proposing a new set of review criteria that do not 
include the ones the Commission has used such as whether the project improves 
environmental quality. Seems to defer to 30 year old environmental reviews that are 
likely outdated. Suggests that applicants might use ‘I’m an exception” to get out of 
Commission review criteria. The proposed criteria suggest very different exceptions 
than utility ROW. 

• Carey asked for metrics to qualify the criteria, definitions and examples. 

• Vaccaro hopes Article 10 will establish goals, values, priorities that are clear and 
streamlined. 

• Collins asked about the new item “D”  

• Four Commission members plan to attend. 

[Timestamp: 1:29:26] Stewarding Healthy Trees Program – Blasko reported 
attending a presentation hosted by Kittery Climate Action Now by Lindsay Watkins, 
UNH Cooperative Extension arborist who discussed diseases impacting trees in 
Rockingham County. Commission members expressed interest in hosting a similar 
program, maybe at Portsmouth Public Library, about diseases and invasives, especially 
as this is often the reason applicants give for requesting permission to clear cut. 
Vaccaro commented that the Commission could devote a portion of their meetings, 
when time allows, to this and other topics.  She also commented on the Rec 
Department’s outdoor walks and the potential for similar Conservation Commission 
educational walks. 
 
II. ADJOURNMENT  

[Timestamp: 1:34:56] The meeting adjourned at 5:32 p.m. 
 



 

 

CITY OF PORTSMOUTH, NEW HAMPSHIRE  

CONSERVATION COMMISSION  

JOINT WORK SESSION WITH PLANNING BOARD 

 

 

MEETING MINUTES 

THURSDAY, OCTOBER 15, 2026, 6 pm 

City Hall Council Chambers, 1 Junkins Ave., Portsmouth 

 
For the Zoom recording:   
https://www.youtube.com/live/au3MZ8U7IJc?si=H1cgKW1DVUm3dBp0 

 

[Timestamp 4:35] Meeting called to order at 6 pm by Planning Board Chair Rick Chellman. 
CONSERVATION COMMISSION MEMBERS PRESENT: Chair Samantha Collins; Vice Chair 
Barbara McMillan, Lynn Vaccaro, Jessica Blasko. STAFF: Kate Homet; Environmental 
Planner/Sustainability Coordinator 
PLANNING BOARD MEMBERS PRESENT: Chair Rick Chellman, Vice Chair Tony Coviello, 
Councilor Beth Moreau, Paul Giuliano, Logan Roy, Ryann Wolf, Frank Perier. 
STAFF PRESENT: City Manager Karen Conard, Planning & Sustainability Director Peter Britz, 
Assistant Planning Director Peter Stith, Facilities Director Joe Almeida 

 
Members of the Conservation Commission and Planning Board met to review their 
respective proposed edits to Article 10. 
 
Blasko asked if the Planning Board would start by outlining their goals for the edits the Board 
suggested. Chair Chellman replied that when reviewing the frequent Conditional Use Permits 
that come before it, the Board sometimes has a hard time making the criteria in the wetlands 
article fit the circumstances of the application, especially if: 

• The applicant is trying to environmentally improve a site but is constrained from 
doing so by NHDES restrictions. 

• The applicant has a site previously impacted by heavy commercial use extending 
over the full footprint of the lot that was not previously limited by wetland buffer 
set-backs but now is. 

• A site has intervening property such that maintaining the wetland buffer affects 
more than the applicant. 

Several proposed Planning Board edits were discarded: 10.10.17.20 #10; 10.10.17.81 and .831 
and .834. 
 
Assistant Director Stith said staff would update the changes resulting from the discussion in a 
consolidated document for another Joint Work Session, potentially in January 2027. 
 
The Work Session adjourned to the Planning Board regular meeting at 7:17 pm. 

https://www.youtube.com/live/au3MZ8U7IJc?si=H1cgKW1DVUm3dBp0


 

 

 

 

Memo 
TO:              Conservation Commission Members 

FROM: Kate Homet, Environmental Planner/Sustainability 

Coordinator; Peter Britz, Director of Planning & 

Sustainability 

DATE: November 13, 2026 

SUBJ: November 18, 2026 Conservation Commission Meeting 

 
   50 Andrew Jarvis Drive 
Assessor’s Map 229 Lot 3 

City of Portsmouth School Department, Owner 
LU-26-133 

 
This application is for replacing an existing line of fencing at the high school baseball field and at the track 
and field. The existing chain link fencing will be replaced with 829 linear feet of higher chain link fencing and 
five chain link gates for access. The project includes additional holes to be dug for new fencing posts. 
  
1. The land is reasonably suited to the use activity or alteration.   
  
This project seeks to replace an outdated fence along two athletic fields and introduce new access ways for 
safety and security at the high school. The wetland buffer is already impacted by the existing fence and is 
already being used for recreational purposes. 
 
2. There is no alternative location outside the wetland buffer that is feasible and reasonable for the proposed 
use, activity or alteration.   
  
This location is already an existing fence line within the 100’ wetland buffer and moving it outside of the 
buffer is impossible due to the sport field locations. There is no reasonable alternative location that would 
allow for continued safety and security around the sports fields.. 
  
3. There will be no adverse impact on the wetland functional values of the site or surrounding properties. 
  
The proposed work is almost entirely occurring in already disturbed fence line areas. This fencing is within 
high-traffic areas and will help reduce foot traffic and disturbance by recreational activities in the resource. 
  
4. Alteration of the natural vegetative state or managed woodland will occur only to the extent necessary to 
achieve construction goals.  
  
This project will be performing the majority of construction in a previously developed area and no vegetation 
removal is proposed. 
  
5. The proposal is the alternative with the least adverse impact to areas and environments under the 
jurisdiction of this section. 
  
This proposal is a replacement of a fence within the wetland buffer that is currently helping to keep people, 
pets and trash from entering the wetland resources around the athletic fields. An upgrade to the existing 
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fencing should have minimal impact to the resource and should serve as a deterrent for other unintended 
impacts. 
  
6. Any area within the vegetated buffer strip will be returned to a natural state to the extent feasible. 
  
This application proposes impacts within the vegetated buffer strip. Applicant should demonstrate how they 
are minimizing disturbance within the 25’ buffer and what plans there are, if any, for planting or reseeding. 
  

Recommendation: Staff recommends approval of this application to the Planning Board with the 

following stipulation: 
  

Prior to submission to the Planning Board: 

 

1. Applicant shall update application to include planting or seeding plans, if any. 
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1.175 Middle Road 
Assessor’s Map 168 Lot 16 

Natalie and John Michael Jr. Murphy, Owners 
LU-26-136 

 

This application is for the expansion of a deck and footings within the wetland buffer to provide a 

secondary egress off the rear of the home and connect into the existing rear deck. This project 

proposes digging and permanently installing an additional footer to hold the new deck area above. 

This project proposes approximately 21 square feet of permanent impact to expand their deck 

above a space that is currently exposed soil and less than 1 square foot of impact for installing a 

new footing. 
  

1. The land is reasonably suited to the use activity or alteration.   
  

This project is a minor deck expansion and includes less than square foot of soil disturbance. This 

area within the buffer is already surrounded by decking and associated footings. 
  

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

proposed use, activity or alteration.   
  

The entire property is within the 100’ wetland buffer, there are no alternative locations outside of 

the jurisdictional areas where this deck connection can be made. 
  

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

properties. 
  

The proposed work is occurring in an already disturbed area and the applicant has confirmed that 

no heavy equipment/machinery will be used. The impacts to the buffer should be minimal and 

could be even further reduced through installation of erosion controls such as a silt soxx, silt 

fencing, etc between the structure and the wetland edge. 

  

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

necessary to achieve construction goals.  
  

This project does not propose any removal of existing vegetation. 
  

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

the jurisdiction of this section. 
  

This proposal does not appear to have any alternative locations that would be feasible. It is 

occurring within an already disturbed area of decking and walkways and should not create any 

significant adverse impacts. 
  

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

feasible. 

  

This application does not propose impacts to the vegetated buffer strip. 
  

Recommendation: Staff recommends approval of this application to the Planning Board with the 

following stipulations: 
  

Prior to submission to the Planning Board: 
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1. In accordance with Section 10.1018.40 of the Zoning Ordinance, applicant shall 

permanently install wetland boundary markers, which may be purchased through the City 

of Portsmouth Planning & Sustainability Department. It is recommended that markers be 

placed along the 25’ vegetative buffer at 50-foot intervals. Applicant shall show the 

proposed locations for these markers on the plan set. 

 

2. Applicant shall show on the plan set where erosion control measures will be installed to 

reduce debris entering the wetland resource during construction. 
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Coakley Connector Road (650 Borthwick Avenue & 100 Coakley Road) 

Assessor’s Maps 234 Lot 7-6 and Lot 6 

City of Portsmouth ROW 

LU-26-149 

 

  

This application is for the construction of a new 300’ long public road between two private parcels 

off of Borthwick Avenue and Coakley Road. The proposed project includes a sidewalk, closed 

drainage and on-street parking along the connector roadway. Drainage improvements are proposed 

on the Granite Group property and on-street parking and sidewalk construction are proposed on 

Coakley Road. The project will also include minor re-striping and landscaping. Overall, this 

project proposes approximately 18,433 s.f. of temporary disturbance within the wetland buffer and 

12,922 s.f. of permanent new impact within the wetland buffer. 

  

1. The land is reasonably suited to the use activity or alteration.   

  

This project proposes new impervious and new underground structures in what currently exists as 

a mix of maintained lawn and a parking lot. This land is within a mix of various wetland buffers 

and this proposal will increase the current impervious surface amount. 

  

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

proposed use, activity or alteration.   

  

These properties are both within various wetland buffers and eventually drain to nearby Hodgson 

Brook. Due to safety concerns for residents of the nearby Coakley Road neighborhood, this 

location is being proposed as the only viable area for getting in and out of the neighborhood once 

the upcoming bridge project on Coakley Road is underway. 

  

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

properties. 

  

The proposed work will create nearly 13,000 s.f. of permanent impervious impact to the wetland 

buffers. This additional impact will have an adverse effect on the adjacent resources if the 

applicant cannot provide management and treatment for all the stormwater before being released 

back into the wetland systems. 

  

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

necessary to achieve construction goals.  

  

This project proposes regrading, removal of existing vegetation and trees and removal of existing 

lawn area. This project proposes some impacts within the 25’ no-cut buffer on the Granite Group 

property. The applicant states that regrading and clearing is needed to slope stormwater off the 

new connector road and into the adjacent wetland system and plantings are proposed to help 

revegetate this area of the buffer. Applicant should quantify the square footage of new plantings 

proposed. Applicant should address alternatives, if applicable, that reduce vegetation removal and 

prioritize retaining healthy native trees and shrubs. 

  

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

the jurisdiction of this section. 
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This proposal is introducing nearly 13,000 s.f. of new impervious surface into the wetland buffer 

area. Alternative locations and layouts with less impact should be discussed. 

  

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

feasible. 

  

This application proposes impacts to the vegetated buffer strip and has a proposed planting plan 

within this disturbed area of the ‘southwest ditch’. 

  

Recommendation: Staff recommends approval of this application to the Planning Board with the 

following stipulations: 

  

Prior to submission to the Planning Board: 

  

1. Applicant shall include trees to be removed, trees to remain, and the specific seed mix for 

areas to be seeded on the landscaping plan. 

 

2. Applicant shall address alternative layouts or locations for this project as part of their 

submission. 

 

3. Demolition plan shall include delineation of erosion control measures (silt soxx, silt fence, 

etc.) to prevent debris, trash and sedimentation from entering the various wetlands during 

construction. 

 
4. Applicant shall include a column in the impact table calculating existing impervious 

surface area for comparison with the proposed permanent impervious area. 

 



Scope of Work 
 

 

Varsity Baseball Fence Replacement 

Remove and replace 247 linear feet of existing fencing with new 8-foot-high black vinyl-coated 

chain-link fencing, including one 12-foot and one 8-foot double-drive gate. 

 

Track & Field Fence Replacement 

Remove and replace 829 linear feet of existing fencing with new 4-foot-high galvanized chain-

link fencing, including one 12-foot and two 8-foot double-drive gates. 

Total Scope: Replacement of 829 linear feet of fencing and five double-drive gates to improve 

safety, security, and overall athletic facility conditions. 

 



 
 
 

Portsmouth School Department – SAU 52 

City Hall, 1 Junkins Ave, Suite 402 

Portsmouth, NH 03801 

www.cityofportsmouth.com/school 

DATE: October 20, 2026 

TO: Planning Department  

FROM: Ken Linchey, Director of Buildings & Grounds/ Maintenance 

RE: Employer Authorization  

 

To Whom It May Concern: 

As the Director of Buildings & Grounds/Maintenance for the Portsmouth School Department, I 

am authorized to act as a representative of the Department in matters related to my 

responsibilities. 

This authorization includes the authority to make decisions and act on behalf of the Portsmouth 

School Department, provided such actions are made in good faith, are within the scope of my 

responsibilities, and serve the best interests of the City of Portsmouth, Portsmouth School 

Department. 

Sincerely, 

Ken Linchey 
 

Ken Linchey 
Director of Buildings & Grounds/Maintenance  
Portsmouth School Department 
1 Junkins Ave. 
Portsmouth, NH 03801 
(603)610-4168 – Office Line  
klinchey@sau52.org 

 

mailto:klinchey@sau52.org






City of Portsmouth, NH October 20, 2026

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Portsmouth, NH makes no claims and no
warranties, expressed or implied, concerning the
validity or accuracy of the GIS data presented on this
map.

Geometry updated 09/15/2026

Print map scale is approximate. Critical
layout or measurement activities should not
be done using this resource.

1" = 210.28763366742132 ft



Map Theme Legends

Wetlands

City of Portsmouth



City of Portsmouth, NH October 20, 2026

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Portsmouth, NH makes no claims and no
warranties, expressed or implied, concerning the
validity or accuracy of the GIS data presented on this
map.

Geometry updated 09/15/2026

Print map scale is approximate. Critical
layout or measurement activities should not
be done using this resource.

1" = 210.28762680861578 ft



Map Theme Legends

Wetlands

City of Portsmouth



 

4' & 8' 

24" of Concrete



175 Middle Rd 
Portsmouth, NH

Wetland Conditional Use Application



To whom it may concern: 
 
We Natalie and John Murphy, are the Owners of record for the property located at 175 Middle 
Rd in Portsmouth, NH, and have authorized Cedar & Salt Homes LLC (Project Managers: 
Meaghan Clark and Austin Hall) to act on our behalf for all matters related to the variance 
application with the Portsmouth Planning Department for the Project outlined in the land use 
application submitted on October 21st, 2026. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Project Manager Signature: ________________________________    Date: _____________ 
 
                Owner Signature: ________________________________    Date: _____________ 
 
                Owner Signature: ________________________________    Date: _____________ 
 

 

Docusign Envelope ID: 73183AF6-3783-8E43-823B-054F42F26385

10/18/2026

10/18/2026

10/18/2026
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www.cedarandsalthomes.com
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MAP GEO WITH WETLANDS THEME 
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EXISTING CONDITION SITE PLAN PROPOSED CONDITION SITE PLAN
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PROPOSED FOOTING LOCATION

Proposed location

of wetland

boundary marker
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FRONT ELEVATION FROM STREET DECK ENTRY FROM DRIVEWAY

EXISTING STAIR SET/PROPOSED LOCATION LOWER AND UPPER DECK SECTION
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LOWER AND UPPER DECK SECTION REAR ELEVATION

175 MIDDLE RD
PORTSMOUTH, NH 03801
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EXISTING DECK

PROPOSED DECK ADJUSTMENT
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PROPOSED SCOPE OF WORK

Frame 4'x10' deck landing over existing lower deck section/dirt

Assumes installation of pressure treated deck boards installed with 1/4" gaps to

allow for rain water to pass through

Shift existing stair set over ~3' to accomodate landing entry to existing deck

Hand excavate and install (1) 12" diameter x 48" deep concrete footing to support

proposed deck post



603-305-8684, 603-560-0384

info@cedaransalthomes.com

www.cedarandsalthomes.com

175 MIDDLE RD
PORTSMOUTH, NH 03801
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Impact To Criteria Listed In Section 10.1017.50

(1) “The land is reasonably suited to the use, activity or alteration.”
The property already has an existing deck. This proposed alteration is in kind with the
existing conditions of the property
The only new permenant impact is 0.79 sqft for the footing

(2) “There is no alternative location outside the wetland buffer that is feasible and reasonable
for the proposed use, activity or alteration”

The entire lot is located within the 100' wetland buffer, as a result there is no alternative
location to place the footing outside of the wetland buffer

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

The proposed alteration will have neglible if any impact on the wetland functional values as
we are only adding a 12" diamater footing ~41' from the closest edge of the wetland

(4) “Alteration of the natural vegetative state or managed woodland will occur only to the
extent necessary to achieve construction goals; and”

We will not be directly altering any part of the vegetative state or managed woodland in the
wetland, and will only be disturbing the amount of earth necessary to install the sonotube

(5) “The proposal is the alternative with the least adverse impact to areas and environments
under the jurisdiction of this Section”

A concrete footing is the best alternative to supporting the proposed deck post on this lot
and in this specific location. The total square footage of impermeable surfaces is less than 1
sqft and should have neglible impact on the health of the wetland.

(6) “Any area within the vegetated buffer strip will be returned to a natural state to the extent
feasible”

The proposed work is located outside of the vegetated buffer strip and therefore is not
applicable
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Impact To Criteria Listed In Section 10.1017.50

Wetland enhancement plan
Due to the negligible impact on the health of the wetland, we do not have a proposed
wetland enhacement plan, however if deemed necessary we are happy to accommodate
a reasonable request to offset any potential impact to the neighboring wetlands
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Letter to Chair Collins

Dear Chair Collins,

The objective of the proposed footing is to safely support a landing that will be used daily by our
clients to safely enter and exit their home. Additionally, this landing will create a direct path
between the interior and exterior living spaces, avoiding passage through the kitchen where more
hazards will be present, escpecially for chidren. Though we are creating an impervious surface less
than 1 sqft, we are willing to make up for that if needed through an enhancement plan that the
conservation commission deems reasonable and equitable to the proposed disturbance. 



 

 

MEMO 
 

To:  Samantha Collins, Chair – Portsmouth Conservation Commission  

From: Joanne Theriault, CWS, CWB® - Hoyle, Tanner & Associates, Inc. 

Date: November 6, 2026  

Re: Coakley Road/Borthwick Road Connector Project 

100 Coakley Road/650 Borthwick Avenue, Portsmouth, NH 
 

Hoyle, Tanner & Associates has been contracted by the City of Portsmouth (the City) Department of 
Public Works (the DPW) to assist with permitting and engineering services for the Coakley 
Road/Borthwick Avenue Connector Project. A Land Use and Wetland Conditional Use Permit (WCUP) 
Application has been completed on the City’s online permitting system, including this narrative 
document and its attachments, and the package is hereby submitted for review by the Portsmouth 
Conservation Commission at its October 2026 meeting.  

Project Description 
The proposed project is located on Coakley Road and Borthwick Avenue in Portsmouth, NH. The purpose 
and need of the project is to provide an alternative route to the Coakley Road and Larry Lane 
neighborhood, which currently has only one vehicle access route. This alternative route would provide a 
detour during the upcoming replacement of the Coakley Road bridge over Hodgson Brook and improve 
public safety for emergency access to the neighborhood in the future.    

The DPW proposes construction of a new roadway approximately 300’ in length, connecting Borthwick 
Avenue and Coakley Road. The proposed connector road would straddle the property boundary 
between The Granite Group at 100 Coakley Road (Map 234, Lot 6) and the Fairfield Inn at 650 Borthwick 
Avenue (Map 234, Lot 7-6; Attachment A). The proposed project includes a sidewalk, closed drainage 
and on-street parking along the connector roadway. Drainage improvements are proposed on the 
Granite Group property and on-street parking and sidewalk construction are proposed on Coakley Road. 
The project will also include minor re-striping and landscaping.  

Existing Conditions 
The project area is currently developed with two commercial buildings and associated parking lots, 
plantings and maintained lawns. The southwestern portion of the project area has approximately 4,700 
square feet (SF) of young forest and shrub vegetation abutting Wetland A to the east. Other features 
currently in the project area include a concrete ramp and loading dock and a fenced-in hotel swimming 
pool. The proposed project would require impacts within the 100’ buffer of Wetlands A-D (Attachment 
B).  

Wetland A 

Wetland A is located on the southwest corner of the proposed project area with its boundary near the 
property line between 100 Coakley Road and 96 Coakley Road. It is a created water feature designed to 
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City of Portsmouth, New Hampshire 

Wetland Conditional Use Permit Application Checklist 

This wetland conditional use permit application checklist is a tool designed to assist the applicant in the planning process and for preparing the 

application for Conservation Commission and Planning Board review. The checklist is required to be uploaded as part of your wetland conditional 

use permit application to ensure a full and complete application is submitted to the Planning and Sustainability Department and to the online portal. 

A pre-application conference with a member of the Planning and Sustainability Department is encouraged as additional project information may be 

required depending on the size and scope of the project. The applicant is cautioned that this checklist is only a guide and is not intended to be a 

complete list of all wetland conditional use permit requirements. Please refer to Article 10 of the City of Portsmouth Zoning Ordinance for full details. 

Applicant Responsibilities: Applicable fees are due upon application submittal to the Planning Board (no fees are required for Conservation 

Commission submission). The application will be reviewed by Planning and Sustainability Department staff to determine completeness. Incomplete 

applications which do not provide required information for the evaluation of the proposed site development shall not be provided review by the 

Conservation Commission or Planning Board.  

Name of Applicant: __________________________________ Date Submitted: ______________________  

Application # (in City’s online permitting): ____________________________________  

Site Address: ____________________________________________________________ Map: ______ Lot: _______ 

 Required Items for Submittal Item Location  
(e.g. Page or  

Plan Sheet/Note #) 

 Complete application form submitted via the City’s web-based 
permitting program 

 All application documents, plans, supporting documentation, this 
checklist and other materials uploaded to the application form in 
OpenGov in digital Portable Document Format (PDF). One hard 
copy of all plans and materials shall be submitted to the Planning 
and Sustainability Department by the published deadline.  

 Required Items for Submittal Item Location  
(e.g. Page/line or  

Plan Sheet/Note #) 

 Basic property and wetland resource information. 
(10.1017.21) 

 Additional information required for projects proposing greater than 
250 square feet of permanent or temporary impacts. 
(10.1017.22) 

 Demonstrate impacts as they relate to the criteria for approval set 
forth in Section 10.1017.50 (or Section 10.1017.60 in the case of 
utility installation in a right-of-way). 
(10.1017.23) 

 Balance impervious surface impacts with removal and/or wetland 
buffer enhancement plan. 
(10.1017.24) 

https://portsmouthnh.viewpointcloud.com/categories/1076/record-types/6420
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Applicant’s Signature: ______________________________________ Date: ___________________________ 

 Required Items for Submittal Item Location  
(e.g. Page/line or  

Plan Sheet/Note #) 

 Wetland buffer enhancement plan. 
(10.1017.25) 

 

 Living shoreline strategy provided for tidal wetland and/or tidal 
buffer impacts. 
(10.1017.26) 

 

 Stormwater management must be in accordance with Best 
Management Practices including but not limited to: 
1. New Hampshire Stormwater Manual, NHDES, current version.  
2. Best Management Practices to Control Non-point Source Pollution: 
A Guide for Citizens and City Officials, NHDES, January 2004. 
(10.1018.10) 

 

 Vegetated Buffer Strip slope of greater than or equal to 10%. 
(10.1018.22) 

 

 Removal or cutting of vegetation, use of fertilizers, pesticides and 
herbicides. 
(10.1018.23/10.1018.24/10.1018.25) 

 

 All new pavement within a wetland buffer shall be porous 
pavement. 
(10.1018.31) 

 

 An application that proposes porous pavement in a wetland buffer 
shall include a pavement maintenance plan. 
(10.1018.32) 

 

 Permanent wetland boundary markers shall be shown on the plan 
submitted with an application for a conditional use permit and shall 
be installed during project construction. 
(10.1018.40) 

 

 Requested Items for Submittal Item Location 
(e.g. Page or 

Plan Sheet/Note #) 

 A narrative/letter addressed to the Conservation Commission Chair 
(if recommended to Planning Board then an additional narrative 
addressed to the Planning Board Chair at that time) describing the 
project and any proposed wetland and/or wetland buffer impacts. 
Please visit the WCUP instruction page for further application 
instructions. 

 

 

 If New Hampshire Department of Environmental Services (NHDES) 
Standard Dredge and Fill Permit is required for this work, please 
provide this permit application at the same time as your submission 
for a Wetland Conditional Use Permit. 

 

https://www.portsmouthnh.gov/planportsmouth/wetland-conditional-use-permit-application-instructions
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collect stormwater from the adjacent impervious surfaces for infiltration and transport through a culvert 
crossing under Borthwick Avenue. Hydrophytic vegetation is rooted on the wetland margins, including 
sensitive fern (Onoclea sensibilis), green ash (Fraxinus pennsylvanica), poison ivy (Toxicodendron 
radicans), American elm (Ulmus americana), red maple (Acer rubrum), American basswood (Tilia 
americana) and common reed (Phragmites australis). The center of Wetland A is perennially 
flooded/ponded with sparse vegetation. Fine sandy loam soils forming a dark layer of mixed organic 
materials over a depleted matrix were observed on the vegetated margins and a thicker organic surface 
develops in the flooded center. A chain link fence crosses the lot between the 100 Coakley Road building 
and crosses through the interior of Wetland A. Principal functions provided by Wetland A include 
floodflow alteration and groundwater recharge/discharge. 
 
The 100’ buffer of Wetland A is a mix of maintained lawn, existing structures and a parking lot. The 
Vegetated Buffer Strip (0’-25’ from the wetland boundary) above the east side of the wetland is not 
maintained as grass and has grown to a young forested and shrubby vegetated block with grade 
alteration. Plants observed in the block include Morrow’s honeysuckle (Lonicera morrowii), smooth 
sumac (Rhus glabra), poison ivy, American beech (Fagus americana), multiflora rose (Rosa multiflora), 
glossy buckthorn (Frangula alnus) and Virginia creeper (Parthenocissus quinquefolia).  

Wetland B  

Wetland B abuts the proposed project area from the opposite side of Borthwick Avenue. It is a large 
wetland that collects stormwater from the adjacent impervious surfaces, including the south side of the 
project area. Stormwaters flow into Wetlands A and C and are conveyed by culverts under Borthwick 
Avenue into Wetland B.  Wetland B continues eastward to the NH Route 1 Bypass and then outlets via a 
culvert to Hodgson Brook. Wetland B has permanently flooded portions with no stream channel carrying 
directional surface water flow to the east.  
 
Vegetation in Wetland B includes purple loosestrife (Lythrum salicaria), sensitive fern, green ash, red 
maple, gray alder (Alnus incana), glossy buckthorn, multiflora rose, high bush cranberry (Viburnum 
opulus) and broad leaf cattail (Typha latifolia). The majority of Wetland B is perennially saturated with 
perennially flooded portions, and a roadside ditch is adjacent to Borthwick Avenue and hydrologically 
connected to the rest of Wetland B. Principal functions provided by Wetland B include floodflow 
alteration and groundwater recharge/discharge. Its long hydroperiod and varied vegetative structure 
also make it suitable for nutrient removal/retention, sediment/toxicant retention and wildlife habitat.  
 
The 100’ buffer of Wetland B is a mix of maintained lawn, existing structures, and the paved surface of 
Borthwick Avenue. Borthwick Avenue lies in what would be the Vegetated Buffer Strip on the north side 
of Wetland B (0’-25’ from the wetland boundary) and the strip has only roadside grass for retained 
vegetation.  

Wetland C  

Wetland C is a created water feature designed to collect stormwater from the adjacent impervious 
surfaces. It runs parallel to Borthwick Avenue for approximately 60’ along the frontage of 640 Borthwick 
Avenue. Water is conveyed under the road by a culvert under the Fairfield Inn driveway and outlets into 
Hodgson Brook. Vegetation is a mix of maintained grasses with non-blooming sedges (Carex spp.) 
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developing below the wetland boundary. The principal function provided by Wetland C is floodflow 
alteration. 
The 100’ buffer of Wetland C is a mix of maintained lawn, existing structures, the parking lot at 650 
Borthwick Avenue and the paved surface of Borthwick Avenue. Primarily maintained lawn lies in what 
would be the Vegetated Buffer Strip on the north side of Wetland C (0’-25’ from the wetland boundary). 

Wetland D 

Wetland D is located adjacent to Hodgson Brook’s west bank upstream/north of its crossing under 
Coakley Road. It extends westward approximately 425’ with negligible gradient, nearly reaching the 
residences on the Coakley Road loop. The wetland has hydrology from a perennial interaction with 
ground water, creating continuously saturated soils. Soils have a loamy clay texture with redoximorphic 
features. Dominant vegetation in Wetland 1 includes tussock sedge (Carex stricta), broadleaf cattail, soft 
rush (Juncus effusus), silky dogwood (Swida amomum), Morrow’s honeysuckle, glossy buckthorn and 
meadow rue (Thalictrum spp.). Principal functions provided by Wetland D include floodflow alteration, 
groundwater recharge/discharge, and sediment/shoreline stabilization. It is also suitable to provide 
wildlife habitat, but this function is not principal due to Wetland D’s urban context.  
 
The 100’ buffer of Wetland D, on its south boundary abutting the project area, is a mix of maintained 
lawn, existing structures, parking lot and the paved surface of Coakley Road. Coakley Road lies in what 
would be the Vegetated Buffer Strip on the south side of Wetland B (0’-25’ from the wetland boundary), 
and the strip has only roadside grass for retained vegetation. 

Wetland Buffer Impacts 
The proposed project requires permanent and temporary ground disturbance in the 100’ wetland 
buffers of Wetlands A-D (Attachment D). The southern end of the proposed connector road surface lies 
within the buffers of Wetlands B and C and it would require permanent alteration to the previously 
maintained and/or disturbed portions of these buffers but no impacts are proposed in the 25’ vegetated 
buffer strip of either wetland. The northern end of the proposed connector road with proposed 
sidewalks, street side-slope grading, and on-street parking would require both permanent and 
temporary impacts to the buffer of Wetland D on the opposite side of Coakley Road but no impacts are 
proposed to the Wetland D 25’ vegetated buffer strip.  
 
Grading within the 100’ buffer of Wetlands A and B is proposed to establish feasible post-construction 
stormwater drainage. The grading would redirect stormwater from the existing lawn area between 
Wetland A and the proposed connector road completely toward Wetland A, where portions of it 
currently drain into Wetland C. Both the pre-construction and post-construction drainage patterns 
direct water into Wetland B and ultimately to Hodgson Brook. The proposed grading in the buffer of 
Wetland A also requires approximately 1,550 SF of vegetation clearing. The proposed post-construction 
condition of these areas is detailed in the project’s Wetland Buffer Enhancement Plan (Attachment E). 
 
No impacts are proposed to delineated wetlands.    

 



Wetland Conditional Use Permit Application 
Coakley Road to Borthwick Avenue Connector Road – Portsmouth, NH 
____________________________________________ 
 

4 
 

Wetland Conditional Use Permit – Required Items for Submittal  

10.1017.23 – Criteria for Approval 

1. The land is reasonably suited to the use, activity or alteration.  
The site is well-suited to this use because it lacks constricting slopes, ledge and other constraining 
characteristics. The 300’ path between 100 Coakley Road and 250 Borthwick Avenue constitutes the 
shortest length location to connect the two roads and therefore minimizes new impervious surface 
and manages construction and maintenance costs.  

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

proposed use, activity or alteration.  
The purpose and need of the project is to create a connection between Borthwick Avenue and 
Coakley Road, specifically to allow alternative permanent access to the Coakley Road and Larry Lane 
neighborhood during the replacement of the Hodgson Brook culvert. No other location is available 
outside of a 100’ wetland buffer that would fulfill this purpose.  

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

properties. 
No direct impacts are proposed to wetlands as a result of the proposed project. The principal 
functional values of Wetlands A-D include floodflow alteration, groundwater recharge/discharge, 
and shoreline stabilization; none of the proposed impacts to the buffers of these wetlands would 
adversely affect their ability to serve these functions. 

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

necessary to achieve construction goals. 

No part of the proposed project area is currently in a natural vegetative state, and there are no 
managed woodlands occurring on the site. The disturbed vegetated area associated with Wetland A 
and the proposed grading on Lot 234-6 will be transformed to maintained lawn. 

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

jurisdiction of this Section.  
The proposed project has been designed to avoid and minimize impacts to environmental resources 
to the greatest extent practicable. The existing condition at the proposed project site is highly 
developed and urban with a closed drainage system controlling the flow of stormwater off the site. 
The addition of a 300’ road will have a negligible impact on downstream water quality. Impacts to 
wetland buffers in this location will have no effect on the current wetlands’ functions and values. 

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

Vegetation clearing within the VBS is unavoidable. The necessary elevation of the proposed road 
does not allow for an underground pipe to convey stormwater flow, so vegetation removal and 
grading in the area is necessary to direct stormwater to the west toward Wetland A. Impacted 
portions of the VBS will be re-vegetated per the project’s Buffer Enhancement Plan (Attachment E) 
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10.1017.24 – Impervious Surface Impacts 

The existing conditions of the Wetland A-D 100’ buffers are primarily maintained grass, impervious 
rooftops, parking lots and road surfaces, and the project requires only minimal conversion of pervious to 
impervious surface; however, there is no opportunity possible in the existing road rights-of-way or 
allowable on impacted private land to decrease existing impervious surface within the wetland buffer. 
The existing impervious surface of Lots 234-6 and 234-7-6 totals 91,981 SF, and the proposed post-
construction impervious area is 95,956 SF, an increase of 7,210 SF. Within the 100’ buffers of Wetlands 
A-D, an increase of 5,781 SF impervious surface will be necessary 
 
10.1018.10 Stormwater Management Practices 

Stormwater management practices for the proposed project have been designed in accordance with the 
NHDES New Hampshire Stormwater Manual (2025), Best Management Practices to Control Non-point 
Source Pollution: A Guide for Citizens and City Officials, NHDES, January 2004 to the greatest extent 
practicable. 
 
Four new catch basins will be installed along the new Connector Road, each with a 2’ sump. The 
proposed deep-sump catch basins will provide water-quality benefits by providing pretreatment of 
stormwater runoff prior to discharge. The sumps provide storage below the outlet invert that promotes 
settling and retention of sediment, debris, and sediment-associated pollutants, thereby reducing the 
pollutant load conveyed downstream. This is particularly beneficial for runoff from paved roadway and 
parking areas, where stormwater may contain suspended solids, metals, hydrocarbons, and other 
pollutants. 

 
10.1018.40 Wetland Boundary Markers 

An exemption is requested for this requirement. Permanent wetland boundary markers are required on 
newly formed lots but are unnecessary for transportation projects.  
 
10.1018.31 Porous Pavement 
 
The City of Portsmouth Zoning Ordinance requires the use of porous pavement for all new pavement 
with a wetland’s 100’ buffer. The DPW requests an exemption to this rule for the new pavement 
proposed in the buffer zones of Wetlands B, C, and D. The pre-construction project area is highly 
developed and has a closed drainage system to manage stormwater running off existing impervious 
surfaces. As a result, porous pavement would have little overall impact. In addition, porous pavement is 
not as structurally sound as typical pavement and is therefore unsuitable for roadways. 
 
Attachments  
 
A - USGS Location Map 
B - Aerial Wetland Location Map  
C – Project Photos 
D – Project Plans 
E – Wetland Buffer Enhancement Plan 
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Attachment B  
Aerial Wetland Location Map
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Attachment C  
Project Photos
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Photo 1 – View of Wetland A and Vegetated Buffer Strip Facing West  

 

 
Photo 2 – View of Wetland A 100’ Buffer Facing North 
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Photo 3 – View of Wetland B Interior Facing North 

 
Photo 4 – Wetland B Buffer View of Road and Roadside Managed Grass  
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Photo 5 – Wetland C View of Wetland Facing East 

 
Photo 6 – Wetland C View of 100’ Buffer Facing Northeast 
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Photo 7 – Wetland D View of Open Floodplain Section Facing West 

 

  
Photo 8 – Wetland D 100’ Buffer View of Road and Proposed Impact Area Facing North 
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Photo 9 – View of Proposed Connector Road Location Facing North 

 

  
Photo 10 – View of Proposed Connector Road Location Facing South



 

 

Attachment D 
Project Plans 

 
Project Plans - Provided Separately



 

 

Attachment E  
Wetland Buffer Enhancement Plan 



 

 

To: Samantha Collins, Chair – Portsmouth Conservation Commission 

Applicant: 
 
City of Portsmouth Department of Public Works 
 

Agent:  

Hoyle, Tanner & Associates, Inc. 
150 Dow Street 
Manchester, NH 03101 
Attn: Joanne Theriault, CWB®, Senior Environmental Scientist 
Phone Number: (603) 460-5578 
Email: jtheriault@hoyletanner.com  

Date: November 6, 2026 

Re: 
Coakley Road/Borthwick Road Connector Project 
100 Coakley Road/650 Borthwick Avenue, Portsmouth, NH  

Wetland Buffer Enhancement Plan 
 

Purpose and Regulatory Basis 

This Wetland Buffer Enhancement Plan has been prepared for the Coakley/Borthwick Road Connector Road 
project in Portsmouth, New Hampshire. The plan has been developed in accordance with Section 10.1017.25 of 
the City of Portsmouth Zoning Ordinance. The plan is intended to enhance the functions of the jurisdictional 
wetland buffer and partially offset impacts associated with construction of the proposed connector road. 

Existing Buffer Conditions 

Existing conditions within the jurisdictional wetland buffer include maintained lawn, paved parking areas, 
previously developed or disturbed land, and a vegetated buffer adjacent to the wetland delineated west of the 
project limits. The vegetated buffer and existing tree line provide separation between the developed site and 
the wetland and is dominated by red oak (Quercus rubra), American elm (Alnus americana), sugar maple (Acer 
saccarum), quaking aspen (Populus tremuloides), and staghorn sumac (Rhus typhina) near the Borthwick Road 
edge. The area contains invasive plant species, including Oriental bittersweet (Celastrus orbiculatus), multiflora 
rose (Rosa multiflora), and Morrow’s honeysuckle (Lonicera morrowii). 
 
The project plans depict the proposed roadway, grading, drainage, existing wetland limits, wetland buffer, and 
areas of temporary and permanent wetland-buffer impact.  

Avoidance and Minimization 

The grading along the southwest portion of the project was revised after initial design to create a defined ditch 
line a reduce the extent of clearing and grading on the southwest side of the proposed connector road. Creation 
of the ditch line reduces encroachment into the adjacent wooded buffer and limits the removal of existing trees 
and other established vegetation. Initial design required 12,550 SF of buffer impact and 4,400 SF of vegetation 
clearing in the southwest impact area, and the redesign reduced the impact area by greater than 5,000 SF 
(Currently proposed: 7,100 SF of impact; 1,550 SF vegetation clearing). The proposed ditch would be situated 
perpendicular to the existing tree line and would tie into an existing slope that drains toward the wetland west 
of the project limits as shown on the Grading Plan (Sheet C-301). The Landscaping Plan (Sheet C-501) identifies 
the proposed planting area extending approximately 5 feet on either side of the ditch, and planting details are 
shown on Sheet C-502. 
 

mailto:jtheriault@hoyletanner.com
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The revised grading therefore represents an impact-minimization measure in addition to providing the location 
for the proposed buffer enhancement work. 

Enhancement Area 

Wetland Buffer enhancement will be completed within a 580-square-foot area located along the proposed 
southwest ditch and the existing slope leading toward the wetland. The enhancement area will generally include 
a 10-foot-wide planting zone at the lower portion of the ditch line, together with plantings on the slope where 
the proposed grading transitions to the existing grade. 
 
The enhancement area was selected because it is located: 

• Within the jurisdictional wetland buffer; 
• Immediately upgradient of the wetland; 
• Within an area that will receive and convey stormwater runoff; 
• Within the existing tree line; 
• On land where the project applicant can provide for establishment and maintenance; and 
• In a location where enhancement can improve vegetation, habitat, slope stability, and stormwater 

treatment. 

Invasive-Species Removal 

Oriental bittersweet, multiflora rose, and Morrow’s honeysuckle will be removed by hand from the 
enhancement area. Hand removal is proposed to minimize disturbance to retained native vegetation, soils, and 
the adjacent wetland buffer. 
 
The work will focus on removing above-ground growth and, where practicable, root systems. Care will be taken 
to avoid unnecessary clearing, soil disturbance, and damage to desirable native vegetation. Removed invasive 
plant material will be taken out of the wetland buffer and disposed of at an offsite location in a manner that 
prevents resprouting or the spread of fruits, seeds, roots, or other viable plant material. 

Native Planting Plan 

Native herbaceous vegetation, grasses, and shrubs will be established within the proposed ditch and transition 
slope. Plantings will be concentrated within a 10-foot-wide area along the lowest portion of the ditch line, where 
they will help slow stormwater flow, promote filtration, stabilize soil, and increase vegetative cover before runoff 
enters the wetland. 
 
Plantings will be installed where the proposed grading ties into the existing slope toward the wetland to function 
as a softscape slope-stabilization measure and will reduce the potential for erosion and sediment movement. 
 
The proposed planting palette includes: 

• Purple Joe-Pye weed (Eutrochium purpureum), with an anticipated mature diameter of 3’; 
• Sensitive fern (Onoclea sensibilis), with an anticipated mature diameter of 3’; 
• New England aster (Symphyotrichum novae-angliae), with an anticipated mature diameter of 4’; 
• Red-osier dogwood (Swida sericea), with an anticipated mature diameter of 5’; 
• Highbush blueberry (Vaccinium corymbosum), with an anticipated mature diameter of 5’; 
• Switch panicgrass (Panicum virgatum), with an anticipated mature diameter of 2’; and 
• Wrinkleleaf goldenrod (Solidago rugosa), with an anticipated mature diameter of 2’. 

 
Red-osier dogwood will be installed as bare-root stock and concentrated on or near the transition slope, where 
its woody root system will contribute to soil stabilization. Highbush blueberry and red-osier dogwood will add 
native woody cover and structural diversity within the buffer. The herbaceous perennials, ferns, and grasses will 
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provide complementary ground-level cover, reduce exposed soil, and increase surface roughness within the 
ditch. 
 
Planting locations and spacing will account for the anticipated mature diameter of each species. Plants will be 
arranged in naturalized groupings rather than evenly spaced rows. The final layout will provide adequate room 
for mature growth while creating overlapping vegetation that reduces concentrated flow paths and limits 
openings that could be recolonized by invasive species. 

Enhancement of Buffer Functions 

The proposed enhancement measures will improve several functions of the wetland buffer. 
 
Stormwater attenuation and treatment 
The dense plantings within the lower portion of the ditch will increase surface roughness and slow stormwater 
runoff before it reaches the wetland. Reduced flow velocity will support settling of suspended sediment and 
allow greater contact between runoff, vegetation, surface soils, and plant root systems. 
 
The plantings are not intended to function as a substitute for engineered stormwater treatment practices. 
Rather, they will provide supplemental vegetative treatment within the buffer by slowing shallow runoff, 
stabilizing the ditch, and improving filtration along the final flow path toward the wetland. 
 
Erosion control and slope stabilization 
Switchgrass, sensitive fern, and the proposed herbaceous perennials will provide ground-level cover within the 
ditch and on disturbed soil. Red-osier dogwood will provide woody root structure on the transition slope. 
Together, these species will help retain soil, reduce erosion, and stabilize the area where the proposed grading 
ties into the existing slope. 
 
Native vegetation and invasive-species control 
Removal of oriental bittersweet, multiflora rose, and Morrow’s honeysuckle will reduce competition with 
retained and newly planted native vegetation. Establishing a diverse native plant community following invasive-
species removal will improve the ecological condition and resilience of the buffer. 
 
Wildlife and pollinator habitat 
Proposed plantings will provide seasonal floral and vegetative resources for pollinators and other wildlife. Native 
shrubs, grasses, ferns, and flowering perennials will also increase the structural diversity of the existing buffer 
and provide additional cover, foraging opportunities, and habitat connectivity along the wetland edge. 

Site Constraints and Alternative Enhancement Locations 

The extent and location of the proposed enhancement are constrained by adjacent private property. Plantings 
were considered along the existing ditch southeast of the proposed connector road. That ditch is located on 
private property, however, and the project applicant would not have sufficient control over long-term 
maintenance. Plantings in that location could be inadvertently mowed or removed, and their continued 
establishment could not be assured. For that reason, the southeast ditch was not selected as a formal buffer-
enhancement area. 
 
The proposed southwest ditch provides a more practicable enhancement location because it is associated with 
the revised project grading, is situated immediately upgradient of the wetland, and can be maintained as part 
of the project. Concentrating enhancement within this controlled area provides greater assurance that the 
plantings and invasive-species management will remain effective over time. 
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Implementation 

The limits of the enhancement area will be shown on the final project plans. Before planting, the enhancement 
area will be reviewed in the field to identify existing native vegetation to be retained and invasive plants to be 
removed. 
 
Planting will occur after final grading and stabilization of the ditch and transition slope. Installation will include 
the following: 

1. Removal of identified invasive plants by hand; 
2. Preparation of planting locations while minimizing disturbance to retained vegetation and existing soils; 
3. Installation of native shrubs, grasses, ferns, and herbaceous perennials; 
4. Installation of red-osier dogwood as bare-root stock within appropriate slope and moisture conditions; 
5. Watering at the time of planting and during the establishment period, as necessary; 
6. Stabilization of exposed soil using appropriate temporary or permanent erosion-control treatment; and 
7. Replacement of plants that die or fail to establish during the monitoring period. 

 
Plants will not be installed in a manner that blocks the designed conveyance area of the ditch. The final planting 
layout (Plan Set Sheet C-502) preserves a stable stormwater flow path while maximizing vegetative roughness, 
filtration, and slope protection. 
 
Relationship to Project Impacts 
The 580-square-foot enhancement area will partially offset the impacts of the Coakley Road Connector Road by 
improving a disturbed portion of the wetland buffer located directly between the project and the wetland. The 
plan combines invasive-species removal, new native plantings, pollinator and wildlife habitat enhancement, 
vegetative stormwater treatment, and softscape slope stabilization. 
 
The enhancement will not replace all wetland-buffer functions affected by the connector road. It will, however, 
provide a measurable improvement over the post-construction condition that would otherwise exist within the 
southwest ditch and transition slope. The enhancement measures directly address several of the options 
identified by Section 10.1017.25, including new plantings, invasive-species removal, habitat creation, and 
improved site hydrology. 

Future Stormwater Improvements 

The Portsmouth Department of Public Works has indicated its intent to evaluate additional stormwater 
treatment measures during a later phase of work associated with replacement of the Coakley Road bridge over 
Hodgson Brook. These future measures may provide additional opportunities to improve runoff treatment 
within the broader project area. 
 
Because the scope, design, permitting, funding, and schedule of the bridge-replacement phase have not yet 
been established as part of this Buffer Enhancement Plan, those potential measures are not relied upon to 
demonstrate compliance for the Connector Road project. The 580-square-foot enhancement area described 
above therefore represents the current project’s defined and implementable buffer-enhancement commitment. 
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Photo 1 – Proposed Ditch Line Area from Proposed Connector Road Facing West – 11/4/2026 

 

 
Photo 2 – Proposed Ditch Line Area from Existing Lawn Facing West – 11/4/2026 
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Photo 3 – Existing Wetland Vegetated Buffer Facing West – 11/4/2026 

 

 
Photo 4 – Existing Wetland Vegetated Buffer Facing Northwest – 11/4/2026 
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Photo 5 – Proposed Planting Area Existing Condition Facing Northeast from Borthwick Road 11/4/2026 

 

 
Photo 6 – Proposed Planting Area Existing Condition Facing Northeast from Interior – 11/4/2026 



BORTHWICK - COAKLEY CONNECTOR ROAD
PORTSMOUTH, NEW HAMPSHIRE
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DRAFT FINAL PLANS
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JOANNE THERIAULT, CERTIFIED WETLAND SCIENTIST #305, OF HOYLE, TANNER & ASSOCIATES,
INC. OF MANCHESTER, NH, PERFORMED THE WETLAND MAPPING ON MAY 6, 2026 ACCORDING TO
THE CORPS OF ENGINEERS WETLAND DELINEATION MANUAL AND THE INTERIM REGIONAL
SUPPLEMENT TO THE CORPS OF ENGINEERS WETLAND DELINEATION MANUAL; NORTHCENTRAL
AND NORTHEAST REGION, VERSION 2.0, JANUARY 2012, US ARMY CORPS OF ENGINEERS.
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ID Qty Latin Name Common Name Scheduled Size Notes

RD 5 Swida sericea Red-Osier Dogwood #3 cont. Bare-Root Stock; 5' O.C.
HBB 5 Vaccinium corymbosum High Bush Blueberry #3 cont. 5' O.C.

SP 18 Panicum virgatum Switch Panicgrass #1 cont. 24" O.C.
WG 16 Solidago rugosa Wrinkleleaf Goldenrod #1 cont. 24" O.C.
PJP 12 Eutrochium purpureum Purple Joe Pye-Weed #1 cont. 36" O.C.
SF 14 Onoclea sensibilis Sensitive Fern #1 cont. 36" O.C.
NEA 9 Symphyotrichum novae-angliae New England Aster #1 cont. 48" O.C.

PLANTING SCHEDULE

BORTHWICK AVE
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100 Domain Drive, Suite 201, Exeter, NH 03833 

603.772.4746   –   JonesandBeach.com 

 

 
October 26, 2026 

 

Portsmouth Conservation Commission 

Attn: Samantha Collins, Chair 

1 Junkins Avenue, Suite 3rd Floor 

Portsmouth, NH 03801 

 

RE: Conservation Commission Work Session 

 182 Birch Street, Portsmouth, NH 

 Tax Map 218, Lot 5 

 JBE Project No. 23152 

 

Dear Mr. Britz, 

 

Jones & Beach Engineers, Inc., on behalf of our client, Green & Company, request to be heard at the 

Conservation Commission meeting on November 18, 2026 regarding the above-mentioned property.  This 

property currently has a house and a detached garage within the wetland buffer.  The City of Portsmouth owns 

the abutting property.  The current landowner has a large collection of junk and debris all over the property 

currently.  

 

Green & Company would like to remove all the debris and the existing structures on the site.  They would then 

like to construct a new house on the lot, which will be partially within the wetland buffer, but moved further 

from the wetlands.  The wetlands are offsite on the City property, but the 100’ buffer extends on this piece.  

The new house would be connected to City water and sewer, and the existing septic system would be 

abandoned.   

 

We had a meeting with the Technical Advisory Committee to discuss the extent of what would be required for 

access to this lot.  They requested that we continue the construction of Birch Street at 20’wide to just past the 

driveway to the new house.  This will provide the Commission with better access to monitor your property, 

which we understand has been challenging in the past.  These improvements will require a conditional use 

permit from the Planning Board, and it is our goal that we can discuss this with your commission so when we 

come back with surveyed and designed plans, they will incorporate the items from this discussion to save time 

modifying the plans.   

 

The following ae included with this request: 

 

1. Conceptual Design Plan. 

2. Photos of the property in current state. 

 

Very truly yours, 

JONES & BEACH ENGINEERS, INC. 

 

 

 

Joseph Coronati 

Vice President 
 

cc: Green & Company (via email)   

      Peter Britz, City Planner (via email) 
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Aerial view of debris with septic tank location, leachfield location unknown 

 

 

Photo of front yard 
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Driveway to 182 Birch Street from end of recently paved roadway 

 

Driveway to 182 Birch Street and abutters yard 
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Septic tank between house & garage. Located in wetland buffer 

 

 
 

House, garage, paved driveway & debris in wetland buffer 
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Front Yard 

 

 
 

Front Yard 
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The State of New Hampshire 

Department of Environmental Services 

 
Robert R. Scott, Commissioner 

 

 

 

 

www.des.nh.gov 
29 Hazen Drive • PO Box 95 • Concord, NH 03302-0095 

(603) 271-3503 • Fax: (603) 271-2867 • TDD Access: Relay NH 1-800-735-2964 

November 10, 2026 
 
PAUL DOISNEAU 2021 REVOCABLE TRUST 
PO BOX 571 
NEEDHAM MA 02494 
 
Re: Request for More Information – Standard Dredge and Fill Wetlands Permit Application (RSA 482-A) 

NHDES File Number: 2026-02527 
Subject Property: 4 Robin Lane, Portsmouth, Tax Map #207, Lot #10 

 
Dear Applicant: 
 
On November 9, 2026, the New Hampshire Department of Environmental Services (NHDES) Wetlands Bureau reviewed 
the above-referenced Standard Dredge and Fill Wetlands Permit Application (Application). Pursuant to RSA 482-A:3, 
XIV(a)(2) and Rules Env-Wt 100 through 900, NHDES Wetlands Bureau determined the following additional information 
is required to complete its evaluation of the Application: 
 
1. On October 19, 2026, NHDES received correspondence from the Portsmouth Conservation Commission (PCC) 

recommending denial of this project that includes comments of concern regarding this application (enclosed). In 
accordance with Env-Wt 311.06(h), please address all comments of concern received from the PCC as a part of the 
response to this letter. 

2. The Application omitted both the phone number and email address for the Applicant. This information is required 
pursuant to Env-Wt 311.04(a). 

3. Revise the plans prepared by TF Moran, Inc. (TFM Plans) to include the landward boundary of the navigational 
channel on plan sheet C-02, titled “proposed conditions plan,” per Env-Wt 606.04(a)(1) and plan sheet C-03, titled 
“pier profile”, per Env-Wt 606.04(b)(2). 

4. The highest observable tide line (HOTL) observed on March 12, 2026, as depicted on the TFM Plans supplied with 
the Application is not accurate. Review of local tide charts indicates a higher tide fluctuation in the area than the 
date the HOTL was observed. Revise the TFM Plans to depict the following in accordance with Env-Wt 603.08 (a)(6), 
pursuant to Env-Wt 602.23 “’Highest observable tide line (HOTL)’ means a line defining the farthest landward limit 
of tidal flow, not including storm events, that can be recognized by indicators such as the presence of a strand line of 
flotsam and debris, the landward margin of salt-tolerant vegetation, or a physical barrier that blocks inland flow of 
the tide.” (emphasis added). Please re-delineate the HOTL to reflect the highest perigean tide.  

5. The project as proposed is not the least environmentally-impacting practicable alternative per Env-Wt 606.06(e)(2). 
To reduce the potential impacts of this project, revise the TFM Plans to reduce the total length of the proposed tidal 
docking structure to the terminus of the originally proposed pier. 

6. The TFM Plans indicate that the proposed tidal docking structure will impede structures and navigation of currently 
moored vessels as well as obstruct the rights of passage of near shore watercraft users. Revise the TFM Plans to 
reduce the total length of the proposed tidal docking structure to the terminus of the originally proposed pier, such 
that it will not obstruct the rights of passage of near shore watercraft users per Env-Wt 606.06(i), nor impede the 
passage of non-motorized watercraft or channel navigation to a degree that a reasonable person would find 
objectionable as required per Env-Wt 606.03(a)(2). 
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7. The Application indicates that eel grass beds are located in the vicinity of the project. To ensure compliance with 
Env-Wt 606.03, revise plan sheet C-02, titled “proposed conditions plan,” of the TFM Plans to show the locations of 
all special aquatic sites, including all current and historically supported eel grass beds, at or within 100 feet of the 
proposed impact areas per Env-Wt 603.07(b)(4).  

Please submit the required information as soon as practicable. Pursuant to RSA 482-A:3, XIV(a)(2), the required 
information must be received by NHDES Wetlands Bureau within 60 days of the date of this request (no later than 
January 9, 2027), or the Application will be denied. Should additional time be necessary to submit the required 
information, an extension of the 60-day time period may be requested. Requests for additional time must be received 
prior to the deadline in order to be approved. In accordance with applicable statutes and regulations, the applicant is 
also expected to provide copies of the required information to the municipal clerk and all other interested parties. 
 
Pursuant to RSA 482-A:3, XIV(a)(3), NHDES Wetlands Bureau will approve or deny the Application within 30 days of 
receipt of all required information, or schedule a public hearing, if required by RSA 482-A or associated rules. 
 
If you have any questions, please contact me at Kristin.Duclos@des.nh.gov or (603) 559-1516. 
 

Sincerely, 

 
Kristin L. Duclos 
Wetlands Specialist, Wetlands Bureau 
Land Resources Management, Water Division 

 
Copied: Portsmouth Municipal Clerk/Conservation Commission 

TFMoran, Inc. c/o Luke Taylor 

http://www.des.nh.gov/
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