
 

 

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

www.tighebond.com 

C0960-006 
January 27, 2021 

Ms. Barbara McMillan, Chair 
City of Portsmouth Conservation Commission 
1 Junkins Avenue 
Portsmouth, New Hampshire 03801 

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

Dear Barbara: 

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 
Conservation Commission (CC) as a work session at their next scheduled meeting on February 
10, 2021: 

 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 

The proposed project is located at 53 Green Street on property identified as Map 119 Lots 2 
on the City of Portsmouth Tax Maps. The proposed project consists of a 5-story mixed-use 
residential building at 53 Green Street. 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. A 
Conditional Use Permit for Wetland Buffer Impact will be required for the project. 

Proposed work within the 100-foot Tidal Buffer and subject to conditional use approval 
includes demolition and construction activities. The 100-foot tidal buffer within the 
development area includes impervious parking surface, walkways and building and a large 
maintained lawn area. The proposed plan will reduce the impervious cover within the 100-
foot tidal buffer. The buffer impacts from the preliminary design are shown in Table 1. The 
projects landscape plan proposes to replace existing maintained lawn with native grass mix 
and plant native trees in an effort to enhance the previously disturbed wetlands buffer. 

The work done by the proposed project within the 25-foot buffer to North Mill Pond is limited 
to the construction of stormwater outlets. A community space easement with a minimum 
width of 20’ between the mean high-water line to the 50-foot buffer within the development 
lot will be granted to the City of Portsmouth by the developer to allow the City to build the 
North Mill Pond Trail and Greenway.  
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Table 1. 53 Green Street, Preliminary Design 100-Foot Tidal Buffer Impacts 

Buffer Segment Existing 
Impact (SF) 

Final 
Impact (SF) 

0-25 feet 0 0 

25-50 feet 745 745 

50-100 feet 10,836 10,134 

Total 11,581 10,879 

 
Jurisdictional wetland areas, including 315+/- linear feet of tidal wetlands and buffers along 
the North Mill Pond, were identified by Leonard A. Lord, PhD, CSS, CWS, Senior Environmental 
Scientist at Tighe & Bond, Inc. on October 29 and December 2, 2019. The results of the tidal 
wetland and buffer review and the assessment of the wetlands functions and values on the 
proposed project site in the enclosed “Wetland and Buffer” Report dated January 6, 2020. 

Section 10.1017.50 of the Zoning Ordinance includes the following criteria for approval: 

(1) The land is reasonably suited to the use, activity or alteration. 
The land is currently a disturbed office building and parking lot and is suited for 
enhancement. Section 10.5A41.10D of the Zoning Ordinance defines the CD5 
district as consisting “of high density center with a mix of building types and 
residential, retail and other commercial uses”. The preliminary project design is 
consistent with the descriptions of uses in these zoning districts. Additionally, the 
proposed project site consists of previously disturbed tidal buffer area which has 
historically been used as an industrial area. 

(2) There is no alternative location outside the wetland buffer that is feasible 
and reasonable for the proposed use, activity or alteration. 
The placement of the proposed buildings and parking areas was done in a way to 
minimize the areas of impervious surface within the 100-foot tidal buffer, as well 
as to adhere to the required setbacks to the abutting railroad. The preliminary 
project design reduces the impervious surface within the 100’ buffer and proposes 
to replace existing maintained lawn with native grass mix and plant native trees. 

(3) There will be no adverse impact on the wetland functional values of the 
site or surrounding properties; 
The existing wetland buffer area consists of building, lawn, parking area and minor 
scrub at the water’s edge. There is no real functional wetland buffer area on the 
project site. The goal of the preliminary project designs site and landscape plans 
is to enhance the previously disturbed tidal buffer area given the existing 
condition. 

(4) Alteration of the natural vegetative state or managed woodland will occur 
only to the extent necessary to achieve construction goals; and 
The preliminary project design proposes no alteration to any natural woodland or 
wetlands area. The area impacted consists of impervious surfaces and maintained 
lawn. Any temporary disturbances of the wetland buffer for construction of the 
stormwater system will be restored following construction. 

(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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The preliminary project design would enhance the buffer, reduce overall impacts 
on the site and provide public access to the North Mill Pond which is a goal of the 
City’s master plan. Impervious surfaces have been reduced with the use of 
underground parking. The proposed project will reduce the impervious area within 
the 100-foot tidal buffer. 

(6) Any area within the vegetated buffer strip will be returned to a natural 
state to the extent feasible. 
The preliminary project design within the vegetated buffer strip is limited to 
construction of the stormwater outlet from the stormwater collection and 
treatment systems. The existing property has no stormwater treatment measures. 
The proposed project will collect and treat the onsite impervious surfaces prior to 
discharging to North Mill Pond. Implementing these treatment measures will help 
improve the water quality in North Mill Pond. In order for this system to work, 
disturbances with the buffer strip are necessary. Areas temporarily disturbed for 
the construction of these outlets will be restored following construction. The 
landscape plan proposes replacing the existing lawn within the 25’ foot wetland 
buffer with a native grass mix, mown once a year to keep the space open and 
avoid incursions of invasive species, and the addition of several native trees on 
the water side of the path. 

We respectfully request to be placed on the Conservation Committee meeting agenda as a 
work session for February 10, 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) 
 
J:\C\C0960 Cathartes\C-0960-011 53 Green St, Portsmouth, NH\Report_Evaluation\Applications\City of 
Portsmouth\20210127 Wetland Conceptual Consultation\C0960-011 CUP WS Letter 20210127.docx 
 



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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PROPOSED MIXED USE DEVELOPMENT
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PORTSMOUTH, NEW HAMPSHIRE

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. 
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