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April 28th, 2026 
 
Rick Chellman, Chair, Planning Board 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH, 03801 
 

Project Narrative  
  
Wetland Conditional Use Permit  
Creek Farm – Little Harbor Loop Trail Turnpike  
Tax Map 203, Lot 8  
400 Little Harbor Rd, Portsmouth, NH  

 
 
Chair Chellman, 
  
The Society for the Protection of New Hampshire Forests is seeking a 
wetland conditional use permit to conduct trail maintenance on the part of 
the Little Harbor Loop trail on our conservation area at Creek Farm in 
Portsmouth. The shoreline trail at Creek Farm was created prior to the 
Forest Society’s ownership, likely dating back to the late 19th century as 
part of the historic summer estate. As the trail has grown in popularity over 
the recent decades, this relatively unimproved trail has seen extensive 
wear, and requires significant maintenance within certain sections, including 
the need to construct new trail features to address decades of erosion and 
compaction.   
  
Within an approximately 300-foot section of the trail (see attached map for 
location reference), significant compaction and erosion of the trail surface 
has created a low-lying depression within the trail corridor. Since the trail is 
situated in gentle terrain, the depression tends to collect water making the 
trail muddy and wet, especially in springtime, winter thaws, or after large 
rain events.  During these seasonally wet trail conditions, many hikers walk 
around the edges of the mud to keep their feet dry, which has widened the 
trail over time, and has caused damage to the trail and loss of vegetation in 
the wetland buffer zone.   
 
This section of the trail is within the 100ft buffer of the tidal wetland of 
Sagamore Creek, and the very westerly end of the turnpike (~40sq ft) is 
within the 100ft buffer of inland wetlands on the property. The tidal wetland 
buffer on the property is a mix of upland forest, shrubs, and lawn with much 
of the upland shrub areas being mostly invasive species, about 8% of the 
buffer area. Please see attached reports from Joesph Noel, NH Certified 
wetland scientist. The first is a Wetland Delineation & Functional 
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Assessment Report prepared in 2020 for the Creek Farm waterline 
replacement project, and the second is an update to that report prepared by 
Mr. Noel in March 2026. 
 
The Forest Society is proposing to construct 300 liner feet of turnpike 
through this section to address the trail problem. A “turnpike”, as outlined in 
the New Hampshire Best Management Practices for Trail Construction and 
Maintenance manual, is a constructed trail feature built by importing fill 
material to establish a raised, durable, and well-drained tread surface 
above the existing trail tread. A layer of coarse crushed drainage stone will 
be added first, with a layer of compacted aggregate on top, with geotextile 
fabric separating the layers from each other and the existing ground. The 
raised trail surface will be crowned and accompanied in some areas by a 
shallow ditch on the downhill side of the turnpike, which drains water away 
from the structure and into lead-off ditches at low points, which will also 
connect to capped stone cross-drains to facilitate dispersing water away 
from the trail (see example photo page 15). While many turnpikes are 
elevated enough above the existing ground to require the tread to be 
retained by timber or rocks walls, after consultation with our professional 
trail contractor, we have decided that we do not need to elevate the trail 
surface at this site high enough to require retaining. The completed turnpike 
will be about 4-5 feet wide. Assorted light machinery for this project will 
likely include a small tracked-carrier to transport material to the project site, 
a compact excavator or small skid steer for preparing the ground and 
spreading material, and a plate compactor to stabilize the new surface 
material. Construction will follow all applicable BMPs outlined in the Best 
Management Practices For Erosion Control During Trail Maintenance and 
Construction Manual (NH DNCR, 2017). Silt socks will be installed along 
the project perimeter between the work and the tidal wetland areas.  
 
We have attached a USFS standard trail plan for a turnpike as an example 
of the structure. What we plan to build will differ from their example in a few 
ways, first being low enough to not require retainment on the sides, and 
second, the drainage ditches will be much subtler and less deep compared 
to those depicted in the plan, as well as only being needed on the downhill 
side. 
 
In April 2026 the Portsmouth Conservation Commission recommend a 
version of this project for approval, totaling 270 linear feet (1,350 square 
feet) of turnpike. Since that recommendation we have made two changes to 
the project scope. First, when the proposal went before the Conservation 
Commission, we had planned two unconnected sections of turnpike only in 
the existing muddy areas, totaling 270 feet of the trail section, with a 30 foot 
section in the middle to remain unimproved as it was less impacted and 
didn’t have issues with mud. After consultation with our trail contractor, we 
determined that it would be best to also improve the 30 foot middle section, 
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as there is a chance that it could become a new low point in the trail that 
gathers water if it remains unimproved. This section will only require the top 
aggregate surfacing without the addition of drainage stone, but will create a 
contiguous tread surface throughout this section to address future potential 
impacts. As a result we are proposing a total of 300 linear feet (1500 square 
feet) of permanent impact. Second, we determined that approximately a 
third of the area we plan to stockpile material during construction is within 
the tidal wetland buffer, amounting to 133 square feet of temporary impact 
on an area that is currently lawn. We will put up silt fencing on the downhill 
side of the stockpiles to prevent spill over, and restore the existing lawn 
after the approximately two-week construction period. As a result of these 
changes, we are proposing an additional 150 square feet of permanent 
impact, and 133 square feet of temporary impact over what was proposed 
to the Conservation Commission. I have attached both an old and revised 
site plan so that you can compare the changes proposed. 
  
 

Wetland Conditional Use Permit 
Criteria for Approval 

 
In the following section I outline how our project meets approval criteria. 
After meeting with the Conservation Commission in March, I prepared an 
additional narrative that addressed some of the specific concerns brough up 
by the Conservation Commission in detail. Please find that additional 
narrative attached.  
 
 
1. The land is reasonably suited to the use, activity, or alteration.   
 
The existing trail pre-dates the Forest Society’s ownership of the property, 
with year-round non-motorized recreational uses including walking, 
snowshoeing, and skiing being popular and appropriate uses of this area. 
The wear currently seen on the trail is typical for a natural surface trail in 
this type of location and needs to be addressed to stop further resource 
damage.  
  
 
2. There is no alternative location outside the wetland buffer that is feasible 
and reasonable for the proposed use, activity, or alteration.   
 
To continue providing access to the scenic views and points of interest that 
the current trail accesses and connects, the trail must remain inside the 
wetland buffer.  If the section of trail with the planned turnpike were 
relocated outside the wetland buffer, it would require impacts to the wetland 
buffer in currently un-impacted areas so the relocated trail could reconnect 
with the existing trail. Given the nature of the surrounding terrain, any trail 
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reroute would require being surfaced with a hardened fill material in a 
similar manner as the turnpike to avoid similar erosion and drainage 
problems in the long term.  Relocating the trail would cause more significant 
ecological impacts within the wetland buffer than simply improving the trail 
in its existing location.  
 
 
3. There will be no adverse impact on the wetland functional values of the 
site or surrounding properties.  
 
This project will not have any substantive adverse impacts on any wetland 
resources or their functional values on the property, or any other 
surrounding property. By creating a more erosion resistant and dry trail 
surface that hikers will stay on, the project will protect and enhance wetland 
functional values by stopping the widening of the trail and improving 
drainage compared to the existing trail.   
  
 
4. Alteration of the natural vegetative state or managed woodland will occur 
only to the extent necessary to achieve construction goals.  
 
This project will create very little disturbance to any existing vegetation 
since the existing trail corridor is wide enough for the planned structure. In 
one narrower area, the trail corridor may need to be expanded by 1-2 feet 
temporarily to accommodate construction activities, and this area is outside 
the vegetated buffer strip zone. The vegetation that would be removed 
along this narrower section of trail is primarily state-recognized invasive 
species such as Glossy Buckthorn, European Honeysuckle, and Oriental 
Bittersweet.   
There are several larger trees with large roots exposed by erosion of the 
trail, these roots would be built over or around rather than removed, to 
reduce the likelihood of any impact to healthy trees.   
  
 
5. The proposal is the alternative with the least adverse impact to areas and 
environments under the jurisdiction of this section.  
 
A trail re-route is more impactful to the wetland buffer for reasons described 
in criteria 2. Other alternatives would be a wooden puncheon boardwalk, 
which would involve the construction of a substantial structure with 
increased use of pressure-treated wood and still require construction 
activity within the same existing footprint. A puncheon boardwalk would be 
less accessible to different users and would do less to address existing 
drainage issues than a turnpike. Moreover, a puncheon boardwalk would 
need to be entirely replaced 20-30 years, while a turnpike will last 
indefinitely with basic maintenance. The far shorter lifespan of the 
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puncheon would create future intrusions into the area to replace, and 
render the project economically unfeasible.  
 
 
6. Any area within the vegetated buffer strip will be returned to a natural 
state to the extent feasible.  
 
This project will not create any permanent impact outside the existing trail 
corridor. With hikers staying on the new trail surface, areas impacted by 
hikers going around wet ground should revegetate naturally. 
 

 
Impervious Surfaces and Wetland Buffer Enhancement Plan / Living 

Shoreline Strategy 
 
Most municipalities consider trails to be impervious surfaces, as they 
already lack vegetation, and soils compacted by heavy use function as 
impervious surfaces in many ways. Since our project stays entirely within 
the existing trail, it would not increase impervious surfaces within the buffer.  
 
Moreover, through the incorporation of well-draining layers of crushed stone 
in the turnpike, as well as ditches that will direct runoff, the turnpike should 
overall improve drainage in the buffer compared to the existing trail. When 
combined with the project protecting vegetation and allowing natural re-
vegetation of areas impacted by hikers widening the trail, we believe the 
project’s overall benefits to the wetland buffer offset any “new” impervious 
surfaces from the creation of the turnpike.  
 
For the same reason that we are not creating new impacts on the tidal 
wetland buffer, we determined we should not need a living shoreline 
strategy, in consultation with Kate Homet from the planning department, 
during a visit to the site.  
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Findings of Fact | Wetland Conditional Use Permit 
City of Portsmouth Planning Board 
 
Date:  May 21, 2026 
Property Address: 400 Little Harbor Road 
Application #: LU-26-26 
Decision: � Approve � Deny � Approve with Conditions  
 
Findings of Fact: 
 
Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 
disapproves an application for a local permit and make a copy of the decision available to the 
applicant. The decision shall include specific written findings of fact that support the decision. Failure 
of the board to make specific written findings of fact supporting a disapproval shall be grounds for 
automatic reversal and remand by the superior court upon appeal, in accordance with the time 
periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 
warranting the disapproval. If the application is not approved, the board shall provide the applicant 
with written reasons for the disapproval. If the application is approved with conditions, the board shall 
include in the written decision a detailed description of all conditions necessary to obtain final 
approval. 
 
In order to grant Wetland Conditional Use permit approval the Planning Board shall find the 
application satisfies criteria set forth in the Section 10.1017.50 (Criteria for Approval) of the Zoning 
Ordinance.  

 Zoning Ordinance  
Sector 10.1017.50 
Criteria for Approval 

Finding 
(Meets 

Criteria for 
Approval) 

Supporting Information  

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

Meets 
 

Does Not 
Meet 

 

The existing trail pre-dates the Forest Society’s 
ownership of the property, with year-round non-
motorized recreational uses including walking, 
snowshoeing, and skiing being popular and appropriate 
uses of this area. The wear currently seen on the trail is 
typical for a natural surface trail in this type of location 
and needs to be addressed to stop further resource 
damage. 
 
 

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

Meets 
 

Does Not 
Meet 
 

To continue providing access to the scenic views and 
points of interest that the current trail accesses and 
connects, the trail must remain inside the wetland 
buffer.  If the section of trail with the planned turnpike 
were relocated outside the wetland buffer, it would 
require impacts to the wetland buffer in currently un-
impacted areas so the relocated trail could reconnect 
with the existing trail. Given the nature of the 
surrounding terrain, any trail Page 4reroute would 
require being surfaced with a hardened fill material in a 



 

 

 Zoning Ordinance  
Sector 10.1017.50 
Criteria for Approval 

Finding 
(Meets 

Criteria for 
Approval) 

Supporting Information  

similar manner as the turnpike to avoid similar erosion 
and drainage problems in the long term.  Relocating the 
trail would cause more significant ecological impacts 
within the wetland buffer than simply improving the 
trail in its existing location. 
 
 

 
3 3. There will be no 

adverse impact on the 
wetland functional 
values of the site or 
surrounding properties.  

Meets 
 

Does Not 
Meet 

 

This project will not have any substantive adverse 
impacts on any wetland resources or their functional 
values on the property, or any other surrounding 
property. By creating a more erosion resistant and dry 
trail surface that hikers will stay on, the project will 
protect and enhance wetland functional values by 
stopping the widening of the trail and improving 
drainage compared to the existing trail. 
 

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

Meets 
 

Does Not 
Meet 
 

This project will create very little disturbance to any 
existing vegetation since the existing trail corridor is 
wide enough for the planned structure. In one 
narrower area, the trail corridor may need to be 
expanded by 1-2 feet temporarily to accommodate 
construction activities, and this area is outside the 
vegetated buffer strip zone. The vegetation that would 
be removed along this narrower section of trail is 
primarily state-recognized invasive species such as 
Glossy Buckthorn, European Honeysuckle, and Oriental 
Bittersweet.   There are several larger trees with large 
roots exposed by erosion of the trail, these roots would 
be built over or around rather than removed, to reduce 
the likelihood of any impact to healthy trees.    

 
 
 

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

 
Meets 

 
Does Not 

Meet 
 

A trail re-route is more impactful to the wetland buffer 
for reasons described in criteria 2. Other alternatives 
would be a wooden puncheon boardwalk, which would 
involve the construction of a substantial structure with 
increased use of pressure-treated wood and still 
require construction activity within the same existing 
footprint. A puncheon boardwalk would be less 
accessible to different users and would do less to 



 

 

 Zoning Ordinance  
Sector 10.1017.50 
Criteria for Approval 

Finding 
(Meets 

Criteria for 
Approval) 

Supporting Information  

address existing drainage issues than a turnpike. 
Moreover, a puncheon boardwalk would need to be 
entirely replaced 20-30 years, while a turnpike will last 
indefinitely with basic maintenance. The far shorter 
lifespan of the Page 5puncheon would create future 
intrusions into the area to replace and render the 
project economically unfeasible.   

 
6 6. Any area within the 

vegetated buffer strip 
will be returned to a 
natural state to the 
extent feasible. 
 

 
Meets 

 
Does Not 

Meet 
 

This project will not create any permanent impact 
outside the existing trail corridor. With hikers staying 
on the new trail surface, areas impacted by hikers going 
around wet ground should revegetate naturally. 

 
 
 

7 Other Board Findings:  

  



 

 
March 25th, 2026 
Samantha Collins, Chair, Conservation Commission 
Rick Chellman, Chair, Planning Board 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH, 03801 

Project Narrative Update 
Wetland Conditional Use Permit  
Creek Farm – Little Harbor Loop Trail Turnpike  
400 Little Harbor Rd, Portsmouth, NH  
Tax Map 203, Lot 8  
 

 
Chair Collins and Chair Chellman, 
  
 

On behalf of the Society for the Protection of New Hampshire 
Forests (Forest Society), I would like to take this opportunity to provide 
some additional information and details regarding the wetlands conditional 
use permit application we have submitted for our trail improvement project 
at Creek Farm (400 Little Harbor Road). We appreciate the Conservation 
Commission taking time to review our application and provide feedback 
during the meeting on March 11th, 2026. The primary questions that were 
asked by the commission members included why we’re seeking to construct 
a turnpike in this situation, additional design and maintenance details, 
accessibility considerations, and how this project fits within our larger trail 
and recreational plans for the property. The following narrative elaborates 
on the answers I gave to those questions during the March 11th meeting. 

 
Additionally, Commission members requested additional information 

added to the site plan, that the delineation by reviewed and stamped by the 
wetland scientist who did the original delineation, copies of our filed State 
wetland permit, and photo examples of what a turnpike looks like. Please 
find those items attached, and more information in the following narrative. 

    
Our decision to build a turnpike reflects the most appropriate and 

cost-effective solution to the primary maintenance problem at this site. 
Given that the periodically wet trail surface conditions arise from the long-
term impacts of significant visitor use over time (compaction), and not due 
to this site having saturated wetland soils, a turnpike is the most suitable 
best management practice for this site. A puncheon design or boardwalk 
would provide no substantial benefits over turnpike construction, and given 
that pressure treated wood would be needed for long-term structural 
integrity, would introduce chemicals leached from pressure treated wood 
into the surrounding soil within the wetland buffer.  
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A turnpike will also improve drainage at the site in multiple ways that 

a puncheon would not. Installing the turnpike will break up existing soils that 
have been compacted by high foot traffic and restore more natural water 
infiltration. The turnpike itself is designed to facilitate effective drainage by 
incorporating a base layer of coarse drainage stone with geofabric for long 
term separation of layers, making the turnpike a functionally permeable 
surface – more so than existing compacted soils within the trail corridor. 
Finally, strategically incorporating ditches along portions of the turnpike with 
ancillary lead-off ditches will help relieve drainage issues in areas where 
compaction and erosion of the trail surface currently trap water within 
below-grade depressions. A puncheon, which would be built on top of the 
existing trail surface, would do little to restore more natural drainage to the 
site.  

 
  Furthermore, building puncheon style bridging would cost as much or 
more than a turnpike with a much shorter lifespan. A turnpike built with rock 
retainers is expected to have an indefinite lifespan, requiring simple yearly 
maintenance of drainage ditches (preformed by trained volunteers), and 
periodic repairs to the turnpike. A puncheon built of pressure treated wood 
would likely need significant repairs at around 10-15 years (repair/replace 
decking) and need the entire structure replaced after about 25 years. Built 
with non pressure-treated wood, the replacement interval is even shorter, at 
around 10 years. As a conservation organization, we will continue to 
steward this trail in perpetuity, well beyond the lifespan of several puncheon 
bridges. We need to invest intentionally in our infrastructure improvements, 
and prefer not to implement a design that will cost us 4 times as much or 
more in the long term.   
 

Joesph Noel, who delineated wetlands on the property in 2020 for 
the waterline replacement project, returned to the site on 3/20/2026 to 
confirm that the boundaries of the delineated wetlands have not changed, 
as well as flag the highest observable tide line of the tidal wetland next to 
the project site. Please see the attached signed and stamped letter 
describing his findings, as well as the revised site plan showing the location 
of the flagged tidal wetland boundary. 
  

In terms of visitor accessibility, our project will substantially increase 
the year-round accessibility of the trail. While not designed to the 
specifications of an all-person accessible trail following U.S. Forest Service 
standards, the existing trail from the Forest Society Education Center out 
past the work area to the edge of Sagamore Creek is relatively accessible, 
with gentle grades and few obstacles along its length. Our project 
addresses the intermittently wet tread surface, which is the most significant 
obstacle to access along this section of the trail, along with several areas 
with roots exposed by trail erosion. Trail accessibility advocates, like Enock 
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Glidden of Outdoor Access Solutions, emphasize that modest changes and 
conscious decisions in trail design, construction or maintenance can 
considerably improve the accessibility of a trail for many users even where 
other factors (terrain, cost, etc.) prohibit building a fully accessible all 
persons trail. Different people living with a range of mobility disabilities are 
able to navigate different types of obstacles or may have access to different 
sorts of technological aids. Those factors mean that even incremental 
improvements to accessibility can still be beneficial to many people with 
mobility disabilities and, given that this section of trail has fewer barriers to 
access than many other trails, improvements to accessibility in this location 
go a long way.   

 
Overall, this project substantially supports our goals of increasing 

public engagement on the property and providing a high-quality recreational 
experience for visitors. Maintaining and improving the existing Little Harbor 
Loop Trail is our primary trail management objective and, at this time, we do 
not have plans to create additional trails or relocate existing ones. 
Opportunities may exist in the future to further enhance accessibility along 
this trail system, though we currently do not have any immediate plans 
beyond ongoing maintenance and installing the new trail turnpike. The 
Forest Society has been actively working to increase public engagement at 
Creek Farm, including better utilizing our existing trails and increasing 
programming based at our onsite Education Center. In 2023, we built a new 
public restroom facility for visitors outside of our Education Center. Last 
year we also added staff to support our engagement goals, hiring a new 
Southeast Region Program Manager to help expand educational 
programing and public engagement at Creek Farm, which this year will 
included a series of public and private guided walks (including partnering 
with the Portsmouth Senior Activity Center) among other new programming. 
We are also continuing existing programming such as our partnerships with 
the Gundalow Company River Rats summer camp and the Piscataqua 
Youth Sailing Association. With an ever-increasing program presence at 
Creek Farm, upgrading this section of the trail significantly supports our 
programs and is necessary to protect the long-term integrity of the trail.  

 
As the Conservation Commission continues to review our 

application, I welcome you contact me via email 
(dsummers@forestsociety.org) with any additional questions you may have. 
I look forward to meeting with commission members for the site walk we 
have scheduled for 4/1/2026 and hope it will be a good opportunity to 
further explain the design details, add context, and discuss other 
considerations we’re incorporating into our project.   
  
Sincerely,   
Dylan Summers  
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Good cross drainage,
ditching may not be
needed in this section

Start Flags
EOT #1

End Flags
EOT #11

Downhill side ditch and lead-off ditches
(uphill side ditch not shown)

Shrub to be trimmed back

Tree near project area
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Dylan Summers
Project Area 
Photo Exhibit 1

Dylan Summers
Taken from eastern end of west section of proposed turnpike, looking west.
Visible impact on the right side of the photo from hikers circumventing wet trail 
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Dylan Summers
Project Area 
Photo Exhibit 2

Dylan Summers
Taken from the middle of the eastern section of proposed turnpike, looking west
Visible impact on right side of photo of hikers avoiding wet trail 
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dsummers
Example of Turnpike without sides retained
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