
 

 

Findings of Fact | EV Fueling Space B Conditional Use Permit 
City of Portsmouth Planning Board  
 
Date:  June 18, 2025 
Property Address: 505 Route 1 Bypass 
Application #: LU-25-66 
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 the all conditions necessary to obtain final 
approval. 
 
EV Fueling Space B Conditional Use Permit 
10.242.10 The Planning Board may grant a conditional use permit if the application is found to be in 
compliance with the general criteria in Section 10.243 or, if applicable, the specific standards or 
criteria set forth in this Ordinance for the particular use or activity.   
 
 Conditional Use Permit 10.243 

Requirements  
Finding 

(Meets 
Criteria/Requirement) 

Supporting Information 

1 
 

10.243.21 The design of 
proposed structures, their 
height and scale in relation to 
the site’s surroundings, the 
nature and intensity of the 
proposed use or activity, and 
the layout and design of the 
site will be compatible with 
adjacent and nearby 
properties, buildings and uses, 
will complement or enhance 
the character of surrounding 
development, and will 
encourage the appropriate 
and orderly development and 
use of land and buildings in the 
surrounding area. 

 
Meets  

 
Does Not Meet 

The project proposes the installation of 
four (4) dual-port EV charging stations 
and associated electrical equipment 
within in an existing developed area. EV 
charging station pedestals typically 
range from approximately 4-8 feet tall 
with a base of approximately 12 x 12 
inches. The chargers will be located in the 
western edge of the existing parking lot, 
by Building 2 and behind the main hotel 
building. The associated electrical 
equipment and transformer pads 
comprise of an area of approximately 
173 square feet within the existing grass 
and landscaped median. Landscape 
screening is proposed around this area to 
limit visual impacts and remain consistent 
with the landscaped area within the 
median. The median currently contains 
the hotel pool and associated 
equipment. The height and scaled of the 



 

 

 Conditional Use Permit 10.243 
Requirements  

Finding 
(Meets 

Criteria/Requirement) 

Supporting Information 

proposed project are minimal in 
comparison to the existing infrastructure 
on-site, which includes two (2) – 2 story 
hotel buildings, a pool, parking lots, and 
existing utilities. The design aims to locate 
the EV chargers in the rear of the 
property, with minimal impacts to the 
front curb appeal from US Rt 1 Bypass. 

2 10.243.22 All necessary public 
and private utility infrastructure 
and services will be available 
and adequate to serve the 
proposed use.  
 

 
Meets  

 
Does Not Meet 

Public and private utility infrastructure 
and services will be available and 
adequate to serve the proposed EV 
chargers. The applicant has met on-site 
with Eversource Energy and will submit 
the required interconnection applications 
prior to construction. 

3 10.243.23 The site and 
surrounding streets will have 
adequate vehicular and 
pedestrian infrastructure to 
serve the proposed use 
consistent with the City’s 
Master Plan.   

 
Meets  

 
Does Not Meet 

The hotel is bound by US-Route 1 Bypass 
and Coakley Road which are both well 
maintained and accessible roads. The 
proposed project will not change the 
traffic flow in or out of the site. Based on 
the City’s Master Plan, NHDOT is 
continuing to review road design in the 
section of the Route 1 Bypass that 
includes the traffic circle. The roadway 
infrastructure in the vicinity of the project 
will continue to be reviewed by NHDOT 
and the City, as part of the Master Plan.   

4 10.243.24 The proposed 
structures, uses, or activities will 
not have significant adverse 
impacts on abutting and 
surrounding properties on 
account of traffic, noise, odors, 
vibrations, dust, fumes, hours of 
operation, and exterior lighting 
and glare. 

 
Meets  

 
Does Not Meet 

The proposed EV charging stations will 
not have significant adverse impacts on 
abutting or surrounding properties as they 
are consistent with the surrounding 
commercial area. The proposed project 
will not generate odors, vibrations, dust, 
fumes, exterior lighting, or glare. The EV 
charging stations will be available 24/7 to 
hotel guests and the general public but 
are not expected to increase traffic that 
will affect abutting and surrounding 
properties. 

 
5 10.243.25 The proposed 

structures and uses will not 
have significant adverse 
impacts on natural or scenic 
resources surrounding the site, 
including wetlands, 
floodplains, and significant 
wildlife habitat. 

Meets  
 

Does Not Meet 

The project is proposed within an already 
developed area, including two (2) – 2 
story hotel buildings and paved parking 
areas and will not have significant 
adverse impacts on natural or scenic 
resources. The project includes limited 
development in open space 
(approximately 173 sf within an existing 



 

 

 Conditional Use Permit 10.243 
Requirements  

Finding 
(Meets 

Criteria/Requirement) 

Supporting Information 

grassed/landscaped median) for the 
transformer/concrete equipment pads. 
The project includes a natural 
landscaped buffer surrounding this 
development. The project proposes 
returning an area of approximately 958 sf 
that is currently asphalt pavement back 
to grassed area, increasing the natural 
buffer for Hodgson Brook. In total, the 
project will return a net total of 785 sf from 
impervious back to pervious. 

6 10.243.26 The proposed use will 
not cause or contribute to a 
significant decline in property 
values of adjacent properties. 

Meets  
 

Does Not Meet 

The values of the surrounding properties 
will not be diminished by the proposed 
project. The project property is located in 
a heavily commercialized area, and the 
abutters to the property include car 
dealerships and another hotel. The 
proposed EV chargers as an accessory 
use to the Port Inn & Suites Hotel will not 
diminish the abutting properties. 

6 Other Board Findings:  
 
 

 

 

 

7 Additional Conditions of Approval: 
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100 International Drive, Suite 152, Portsmouth, NH 03801 
Tel: 603.431.3937 

 

June 2, 2025  
 
Rick Chellman, Chair 
City of Portsmouth Planning Board 
City of Portsmouth, NH  
1 Junkins Avenue, 3rd Floor  
Portsmouth, NH 03801 
 
Re: Conditional Use Permit Application Package 
 Coakley Road EV Charging 1, LLC Electric Vehicle Charging Station Development  
 Port Inn and Suites  

505 US-1 Bypass, Portsmouth, NH 03801 
  
Dear Mr. Chellman: 
 
Weston & Sampson Engineers, Inc. (Weston & Sampson) is submitting this Conditional Use Permit Application 
Package to be filed with the City of Portsmouth Planning Board for the above-mentioned project on behalf of New 
Leaf Energy d/b/a Coakley Road EV Charging 1, LLC (the Applicant). The project parcel is located at 505 US-1 
Bypass (Map-Lot 0234-0005-0000) in Portsmouth, New Hampshire, and is owned by GIRI PORTSMOUTH 505 
LLC. The project parcel is located in the Gateway Corridor (G1) zoning district. The proposed project involves the 
installation of four (4) dual-port electric vehicle (EV) charging stations, for a total of eight (8) charging spaces (with 
1 ADA space), and associated electric equipment at an existing commercial property. 
 
Filing Details 
In support of this Conditional Use Permit Application Package, we have attached one (1) physical copy of the 
following supporting materials (application package was also submitted online via ViewPoint Cloud):  
 

- Attachment A:   Project Narrative & Analysis Criteria Response  
- Attachment B:   Design Plans 
- Attachment C:   Site Photos 
- Attachment D:   Owner Authorization Form 
- Fee Checks 

o As estimated by ViewPoint Cloud online permitting system and paid online  
 
Should you have any further questions or require any additional information, please feel free to contact us by 
phone at (978) 532-1900 or by email at mauserr@wseinc.com.  
 
Sincerely,  
WESTON & SAMPSON ENGINEERS, INC. 
  
  

 
 
Rebecca Mauser-Hoye, PE, CEA    
Project Manager      
 
cc: Jonathan Salsman, PE – New Leaf Energy 



 
 

Attachment A - Project Narrative 
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Introduction 
 
Coakley Road EV Charging 1, LLC (the Applicant) proposes the installation of four (4) dual-port electric vehicle 
chargers, for a total of eight (8) EV charging spaces with one (1) ADA space and associated electric equipment 
at an existing commercial property. The project limit of work encompasses approximately 0.18 acres of the 
approximately 2.56-acre site, located at 505 US-1 Bypass, Portsmouth, New Hampshire (Map-Lot 0234-0005-
0000). The project site is located in the Gateway Corridor (G1) zoning district. The property is not located within 
any overlay districts according to the publicly available mapping layers on the Portsmouth GIS site.  
 
The property currently includes two hotel buildings, impervious bituminous concrete driveway and parking 
spaces, and a grassed median that also includes a concrete recreational pool area. The site is bounded by 
Coakley Road to the north, Borthwick Avenue to the south, and US Route-1 Bypass and a car dealership to 
the east.  Hodgson Brook runs southeasterly along the southern boundary of the site. Another commercial 
hotel property is located to the east of the project property and on the other side of Hodgson Brook.  
 
Hodgson Brook and its associated wetland resource areas are located near the property site according to the 
City of Portsmouth Wetland Buffers layer on their GIS site. A Weston & Sampson NH Certified Wetland Scientist 
(CWS), trained in the US Army Corps of Engineers Wetland Delineation methodology (Federal Delineation 
Method) conducted a wetland delineation on May 16, 2025. The CWS observed the following jurisdictional 
wetland resources at the site subject to (or potentially subject to) regulation under RSA 482-A Fill and Dredge 
in Wetlands.  
 

 Nontidal (Freshwater) Wetland 
 Bank – Perennial Stream / River 

 
The Hodgson Brook wetland areas extend partially into the property boundary along the western boundary, 
but not within the limit of work. The 100-foot wetland buffer, the 40-foot Vegetated Buffer Strip, and the 50-foot 
and 75-foot Limited Cut Areas from both the nontidal wetland and the Hodgson Brook extend into the project 
site limit of work. A Wetland Conditional Use Permit was submitted to the Planning Board and the Conservation 
Commission on May 28, 2025. Additionally, a Stie Plan Amendment Application was submitted to the Planning 
Board on May 28, 2025. 
 
This Conditional Use Permit Application Package was submitted online via ViewPoint Cloud on June 2, 2025 
as a single PDF document. One (1) hard copy of the Application Package was transmitted to the City of 
Portsmouth Planning Department on June 2, 2025. The following Conditional Use Permit application package 
is hereby submitted to the Planning Department as required by Section 10.240 of the City of Portsmouth, New 
Hampshire Zoning Ordinance adopted December 21, 2009 (“the Ordinance”). 
 
Proposed Project 
 
The project pacel is owned by GIRI PORTSMOUTH 505 LLC. The project is classified in the City of Portsmouth, 
New Hampshire Zoning Ordinance, adopted December 21, 2009 (the “Zoning Ordinance”), as an Accessory 
Use - “EV Fueling Space B”. The project is permitted in the G1 zoning district via a Conditional Use Permit 
(CUP) granted by the Planning Board according to Section 10.440 Table of Uses Accessory Use 19.70 EV 
Fueling Space B in the Zoning Ordinance. 
 
As currently designed, the proposed project includes the installation of four (4) EV charging stations, for a total 
of eight (8) charging spaces with one (1) ADA space in the existing parking lot of the Port Inn and Suites. The 
EV chargers will be Level 3 chargers that will be publicly accesible for both hotel guests and the general public. 
The project will involve the installation of EV charging towers, trenching for electric utility, and installation of 
required electrical equipment such as transformers and associated equipment pads and overhead utility 
poles.  
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The proposed project will not change the traffic flow in or out of the site. The project is proposed in an area 
that is currently paved/impervious and is currently being used for parking (though the area is not striped). 
Please see the site photos included in Attachment C.  
 
The project is proposed on land that is already developed and requires limited development in open space 
(i.e., approximately 173 sf of development for the transformer/concrete equipment pads). The project 
proposes returning an area of approximately 2,135 sf that is currently asphalt pavement back to a native 
vegetated area1, increasing the natural buffer for Hodgson Brook. In total, the project will return a net total of 
1,962 sf from impervious back to pervious. This will allow impervious area to be located further away from the 
Hodgson Brook than existing conditions. Removing existing pavement will enhance the wetland buffer by 
increasing vegetated area immediately adjacent to Hodgson Brook. 
 
On behalf of the developer, Weston & Sampson has developed a set of plans (Attachment B) that are intended 
to meet requirements set forth in the Ordinance for the G1 zoning district in which the project is proposed. 
Below is a summary of the parking and loading space aspects of the project:  
 

Table 1 Parking and Loading Spaces: 

Dimension Existing Proposed 

Number of Parking Spaces 57 Removal of 1 space 
Addition of 8 EV (with 1 ADA) Spaces  

 
Total Spaces = 64 

Number of Loading Spaces 0 0 
 
Below is a summary of the dimensional aspects of the project: 
 

Table 2 Dimensional and Density Regulations: 

Requirements Existing Proposed 

Minimum Frontage Unchanged Unchanged 
Front Yard Setback 1 2 8’ 3”  10’  
Minimum Side Yard Setback Unchanged Unchanged  
Minimum Rear Yard Setback Unchanged Unchanged 
Maximum Building Height  Unchanged Unchanged 

1. Existing setbacks measured from the property line to the closest hotel building onsite. Please consider that 
the Port Inn & Suites was constructed in 1955 and thus may not comply with the current lot standards in the 
G1 zoning district.  

2. Proposed setbacks measured from the property line to the nearest structure which is the transformer concrete 
equipment pad. Please note the proposed electrical equipment will be screened with a vegetative buffer.  

 
Project Representatives 
 
The name of the Site Owner is: 
 

GIRI PORTSMOUTH 505 INC. 
2300 Crown Colony Drive, Suite 203 
Quincy, MA 02169 
Contact: Ashish Sangani 

 

 
1 New England Wetland Plants (NEWP) – New England Conservation / Wildlife Mix, or equivalent. https://newp.com/product/new-england-
conservation-wildlife-mix/  
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The name of the Project Developer & Applicant is: 
 

Coakley Road EV Charging 1 LLC 
55 Technology Drive, Suite 102 
Lowell, MA 01851 
Contact: Ilan Gutherz 
Phone: (978) 483-0037 
Email: igutherz@newleafenergy.com 
Contact: Jonathan Salsman 
Phone: (508) 335-7987 
e-mail: jsalsman@newleafenergy.com  

 
The name and contact information of the Engineer authorized to represent the Project Developer: 
 

Weston & Sampson Engineers, Inc. 
100 International Drive, #152 
Portsmouth, NH 03801 
Contact: Rebecca Mauser-Hoye, P.E., CEA 
Phone: (603) 570-6308 
e-mail: mauserr@wseinc.com  
Contact: Jeffrey Santacruce, PE PTOE 
Phone: (603) 263-9494 
e-mail: santacrucej@wsinc.com  
 

Project Schedule 
 
The following is an estimated schedule related to permitting and construction of this project. 
 
Construction: August 2025 – October 2025  
 
The developer is planning to start construction following receipt of all permits as early as July/August 2025 
with a construction completion date of October 2025. 
 
Compliance with Bylaws 
Provisions of the Ordinance relating to the project, followed by an analysis of the project’s compliance with 
applicable provisions (in underlined font), are listed below. The outlined regulations represent an analysis 
primarily applicable to Section 10.240 Conditional Use Permits. 
 
City of Portsmouth, New Hampshire Zoning Ordinance 
Section 10.240 Conditional Use Permits 
 
10.241 General 
 
10.241.10 A conditional use is a use of land or buildings within a zoning district that may be authorized by this 
Ordinance subject to additional requirements. A conditional use permit allows the Planning Board or other 
such Board or person as may have jurisdiction to consider uses which may be desirable or appropriate in 
particular cases, but which are not allowed as a matter of right within a zoning district. 

 
Acknowledged 
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10.241.20 This Ordinance authorizes the following general types of conditional use permits: 
 
10.241.21 Conditional use approval is required for any use designated “CU” in Section 10.440 – Table 
of Uses.   
 
The project is classified in the Zoning Ordinance, as an Accessory Use - “EV Fueling Space B”. The 
project is permitted in the G1 zoning district via a Conditional Use Permit granted by the Planning 
Board according to Section 10.440 Table of Uses Accessory Use 19.70 EV Fueling Space B in the 
Zoning Ordinance. 
 

10.241.30 No structure, building or use requiring a conditional use permit under this Ordinance shall be used, 
constructed, altered or expanded unless the required conditional use permit has been granted by the Planning 
Board or other such Board or person as may have jurisdiction.  

 
Acknowledged 

 
10.241.40 A structure, building or use authorized by a conditional use permit may not be added to, enlarged, 
expanded or moved to another part of the lot without securing a new conditional use permit. 

 
Acknowledged 

 
10.242 Basis for Approval 
 
10.242.10 The Planning Board or other such Board or person as may have jurisdiction may grant a conditional 
use permit if the application is found to be in compliance with the general approval criteria in Section 10.243 
or, if applicable, the specific standards or criteria as set forth in this Ordinance for the particular use or activity. 
The Planning Board or other such Board or person as may have jurisdiction shall make findings of fact, based 
on the evidence presented by the applicant, City staff, and the public, respecting whether the conditional use 
is or is not in compliance with the approval criteria of Section 10.243. 
 
Acknowledged 
 
10.242.20 The applicant shall provide, through the introduction of sufficient evidence, through testimony, or 
otherwise, that the proposed use, development, or activity, if completed as proposed, will satisfy the general 
and specific requirements as contained in the Ordinance. 
 
Acknowledged 
 
10.243 Approval Criteria  
 
10.243.10 A conditional use permit shall be granted only if the Planning Board or other such Board or person 
as may have jurisdiction determines that the proposal conforms to all applicable conditional use permit criteria, 
as set forth below or in other sections of this Ordinance. 
 
Acknowledged 
 
10.243.20 Conditional uses designated in Section 10.440 – Table of Uses, as well as other conditional uses 
for which no specific criteria are set forth in the Ordinance, shall comply with all of the following criteria: 
 

10.243.21 The design of proposed structures, their height and scale in relation to the site’s 
surroundings, the nature and intensity of the proposed use or activity, and the layout and design of  
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the site will be compatible with adjacent and nearby properties, buildings and uses, will complement 
or enhance the character of surrounding development, and will encourage the appropriate and orderly 
development and use of land and buildings in the surrounding area. 
 
Design of proposed structures, their height and scale in relation to the site’s surroundings: The project 
proposes the installation of four (4) dual-port EV charging stations and associated electrical 
equipment within in an existing developed area.  
 
EV charging station pedestals typically range from approximately 4-8 feet tall with a base of 
approximately 12 x 12 inches. The chargers will be located in the western edge of the existing parking 
lot, by Building 2 and behind the main hotel building.  
 
The associated electrical equipment and transformer pads comprise of an area of approximately 173 
square feet within the existing grassed and landscaped median. Landscape screening is proposed 
around this area to limit visual impacts and remain consistent with the landscaped area within the 
median. The median currently contains the hotel pool and associated equipment.  
 
The height and scaled of the proposed project are minimal in comparison to the existing infrastructure 
on-site, which includes two (2) – 2 story hotel buildings, a pool, parking lots, and existing utilities. The 
design aims to locate the EV chargers in the rear of the property, with minimal impacts to the front 
curb appeal from US Rt 1 Bypass. 
 
The nature and intensity of the proposed use or activity: Level 3 charging stations typically take 
between 30-60 minutes. Hotel guests and the general public may use the 8 charging station ports, 
and the intensity of usage may vary depending on the time of day and/or year (i.e., summer tourist 
season versus winter months).  
 
Layout and design compatibility: The layout and design is compatible with the adjacent nearby 
properties, buildings, and uses. The surrounding area is heavily commercialized with various car 
dealerships, other hotels, and commercial properties. The project is consistent with the existing area.  
The vast majority of the existing parking lot will not be affected by the layout and design. The flow and 
traffic pattern for parking lot will not be affected. 
 
Enhancement and encouragement of appropriate and orderly development and use of land / 
buildings in surrounding area: The project enhances and encourages the intended use of the G1 
district by adding a new allowed accessory use. The project encourages hotel users and the general 
public to access existing commercial properties in the surrounding area. Nearby businesses, 
including the Roundabout Diner, Laney & Lu, Buffalo Wild Wings, ConvenientMD, etc., are located an 
approximately 10–15-minute walk from the proposed project.  
 
EV charging stations may also attract new customers to the hotel and the Portsmouth area, by offering 
a new accessory use. The proposed project is located in a strategic location, close to the Portsmouth 
Traffic Circle, I-95, US Routes 1, 4, and 16, connecting New Hampshire with Maine and 
Massachusetts. 
 
10.243.22 All necessary public and private utility infrastructure and services will be available and 
adequate to serve the proposed use. 
 
Public and private utility infrastructure and services will be available and adequate to serve the 
proposed EV chargers. The applicant has met on-site with Eversource Energy and will submit the 
required interconnection applications prior to construction.  
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10.243.23 The site and surrounding streets will have adequate vehicular and pedestrian infrastructure 
to serve the proposed use consistent with the City’s Master Plan. 
 
The surrounding streets will have adequate vehicular infrastructure to serve the proposed use. The 
hotel is bound by US-Route 1 Bypass and Coakley road which are both well maintained and 
accessible roads. The proposed project will not change the traffic flow in or out of the site. Based on 
the City’s Master Plan, NHDOT is continuing to review road design in the section of the Route 1 Bypass 
that includes the traffic circle. The roadway infrastructure in the vicinity of the project will continue to 
be reviewed by NHDOT and the City, as part of the Master Plan. 
 
Portions of Route 1 Bypass, located in proximity to the proposed project, do not currently have 
pedestrian sidewalks to easily access local businesses. Side streets, including Cottage Street, 
Woodbury Ave, and Cate Street do incorporate pedestrian sidewalks and could be used for safer 
access to local businesses. Cross walks are located at the intersection of Coakley Road and US 
Route-1 Bypass. The City’s Master plan aims to help prioritize improvements to enhance mobility in 
the area of the proposed project. As noted in the Plan, the City completed a Bicycle and Pedestrian 
Plan outlining a list of priority improvements to enhance mobility. The City will review NHDOT plans for 
potential expansion and/or road design, which may include portions of the Route 1 Bypass, to ensure 
that they incorporate Complete Streets principals, including safe and convenient accommodations for 
bicycles and pedestrians.  

 
10.243.24 The proposed structures, uses, or activities will not have significant adverse impacts on 
abutting and surrounding properties on account of traffic, noise, odors, vibrations, dust, fumes, hours 
of operation, and exterior lighting and glare.   
 
The proposed EV charging stations will not have significant adverse impacts on abutting or 
surrounding properties as they are consistent with the surrounding commercial area.  
 
The proposed project will not generate odors, vibrations, dust, fumes, exterior lighting, or glare.  
 
The EV charging stations will be available 24/7 to hotel guests and the general public but are not 
expected to increase traffic that will affect abutting and surrounding properties.  
 
Electrical equipment associated with EV charging stations may emit a mild noise. Transformers emit 
a mild humming sound unique to that type of equipment and inverters (if required) contain small fans 
to keep the equipment within its required operational temperature range. The equipment will be 
mounted within the existing grassed/landscaped median, approximately 80-90-feet away from the 
hotel. The abutting lot across Coakley Road is currently vacant with wetlands located up to the road. 
The closest abutting facility is the Fairfield Inn located across Hodgson Brook approximately 250-feet 
to the southwest. The transformer and equipment pad area includes a surrounding landscape buffer, 
which may act as a natural sound barrier. The noise may fluctuate depending on operation, use, and 
ambient temperature. It is also noted that the proposed project is located in the vicinity of the hotel 
pool, which may also create ambient noise, depending on the equipment associated with the pool. It 
is not expected that noise generated by the electrical equipment will have a significant adverse impact 
on abutting or surrounding properties.  
 
10.243.25 The proposed structures and uses will not have significant adverse impacts on natural or 
scenic resources surrounding the site, including wetlands, floodplains, and significant wildlife habitat. 
 
The project is proposed within an already developed area, including two (2) – 2 story hotel buildings 
and paved parking areas and will not have significant adverse impacts on natural or scenic resources. 
 



 

 

 
 
 

PROJECT NARRATIVECoakley Road EV Charging 1, LLC 

Page 7 of 8 
westonandsampson.com 

The project includes limited development in open space (approximately 173 sf within an existing 
grassed/landscaped median) for the transformer/concrete equipment pads. The project includes a 
natural landscaped buffer surrounding this development.  
 
The project proposes returning an area of approximately 2,135 sf that is currently asphalt pavement 
back to grassed area, increasing the natural buffer for Hodgson Brook. In total, the project will return 
a net total of 1,962 sf from impervious back to pervious. This will allow impervious area to be located 
further away from the Hodgson Brook than existing conditions. Removing existing pavement will 
enhance the wetland buffer by increasing vegetated area immediately adjacent to Hodgson Brook. 
Please note, a Wetlands Conditional Use Permit was submitted to the Conservation Commission and 
Planning Board on May 28, 2025 which identifies expected impacts to the wetland buffer. 
 
10.243.26 The proposed use will not cause or contribute to a significant decline in property values of 
adjacent properties. 
 
The values of the surrounding properties will not be diminished by the proposed project. The project 
property is located in a heavily commercialized area, and the abutters to the property include car 
dealerships and another hotel. The proposed EV chargers as an accessory use to the Port Inn & 
Suites Hotel will not diminish the abutting properties.   
 
10.243.30 Where specific standards or criteria are set forth in this Ordinance for the particular use 
permitted by conditional use permit, those standards and criteria shall apply in lieu of the general 
standards in Section 10.243.20. 
 
Acknowledged 

 
10.244 Conditions of Approval 
Conditional use permits may be granted subject to appropriate conditions, including but not limited to the 
following: 
 
 10.244.10 Front, side and rear yards in excess of the minimum requirements of this Ordinance; 
 
 Acknowledged, see Table 2 Dimensional and Density Regulations  
 

10.244.20 Landscaping and/or screening of the premises from the street or adjacent property in 
excess of the minimum requirements of this Ordinance; 
 
Acknowledged 

 
10.244.30 Modification of the exterior features, buildings or other structures; 
 
Acknowledged, modification of the exterior features, buildings, or other structures are not proposed. 

 
10.244.40 Limitations on the size of buildings and other structures more stringent than the minimum 
or maximum requirements of this Ordinance; 
 
Acknowledged, buildings are not proposed as part of the project  

 
10.244.50 Off-street parking and loading spaces in excess of the minimum requirements of this 
Ordinance; 
 
Acknowledged, see Table 1 Parking and Loading Spaces 
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10.244.60 Regulation of the number, size, lighting of signs more stringent than the requirements of 
the Ordinance; and 
 
Acknowledged, lighting and signs are not proposed as part of the projects beyond standard parking 
and EV charging station signage. 

 
10.244.70 Other performance standards as may relate to the standards and criteria for approval. 
 
Acknowledged 

 



 

 

Findings of Fact | Site Plan Review  
City of Portsmouth Planning Board  
 
Date:  July 17, 2025 
Property Address: 505 Route 1 Bypass 
Application #: LU-25-66 
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 the all conditions necessary to obtain final 
approval. 
 
Site Plan Regulations Section 2.9 Evaluation Criteria - in order to grant site plan review approval, the 
TAC and the Planning Board shall find that the application satisfies evaluation criteria pursuant to NH 
State Law and listed herein. In making a finding, the TAC and the Planning Board shall consider all 
standards provided in Articles 3 through 11 of these regulations. 
 
 
 Site Plan Review Regulations 

Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

1 
 

Compliance with all City 
Ordinances and Codes and 
these regulations. 
Applicable standards: 

  

 
Meets  

 
Does Not Meet 

Applicable standards: The project meets 
all the applicable Ordinances, Codes, and 
Regulations apart from Sections 10.5B83.10 
and 10.1113.20 of the Zoning Ordinance 
which were waived by the Zoning Board at 
the May 27, 2025 hearing.  

 
2 Provision for the safe 

development, change or 
expansion of use of the site. 

 
 

Meets  
 

Does Not Meet  

The project has been reviewed by the TAC 
at the June 3, 2025 TAC meeting. TAC 
found no unsafe elements of the proposed 
development.  



 

 

 Site Plan Review Regulations 
Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

3 Adequate erosion control and 
stormwater management 
practices and other mitigative 
measures, if needed, to 
prevent adverse effects on 
downstream water quality and 
flooding of the property or 
that of another. 

 
 

Meets  
 

Does Not Meet 

The proposed project will implement 
adequate erosion control practices 
during the construction phase. The 
proposed project will result in a net return 
of approximately 1,962 sf of pervious area 
(returning existing impervious area to 
pervious) which should improve the 
infiltration of rainfall in this area and 
ultimately reduce runoff amounts. The 
proposed project will not significantly alter 
the hydrology of the area. The proposed 
project will not require alteration of the 
existing stormwater management 
features.  

4 Adequate protection for the 
quality of groundwater. 

 
 

Meets  
 

Does Not Meet  

The project does not propose any uses 
with high pollutant loads that could 
impact the groundwater supply and will 
actually result in a net gain of pervious 
cover.  

5 Adequate and reliable water 
supply sources. 

 
Meets  

 
Does Not Meet  

The project will not require municipal water 
service.  

6 Adequate and reliable 
sewage disposal facilities, 
lines, and connections. 

 
Meets  

 
Does Not Meet  

The project will not require municipal 
wastewater service.  

7 Absence of undesirable and 
preventable elements of 
pollution such as smoke, soot, 
particulates, odor, 
wastewater, stormwater, 
sedimentation or any other 
discharge into the 
environment which might 
prove harmful to persons, 
structures, or adjacent 
properties. 

 
 

Meets  
 

Does Not Meet 

The project does not include any uses that 
will cause the emission of undesirable 
elements such as smoke, soot, particulates, 
odor, wastewater, stormwater, 
sedimentation, or other discharge to the 
environment.  

8 Adequate provision for fire 
safety, prevention and control. 

 
Meets  

 
Does Not Meet  

The project will include adequate 
provisions for fire safety, prevention and 
control. The Portsmouth Fire Department 
had no comments on the project at the 
TAC review. 

9 Adequate protection of 
natural features such as, but 
not limited to, wetlands. 

 
 

Meets  
 

Does Not Meet  

The project will install adequate protection 
measures onsite during construction to 
ensure the protection of natural features 
on or near the site. The project proposes to 
return approximately 1,962 sf of impervious 
back to pervious within the wetland buffer. 



 

 

 Site Plan Review Regulations 
Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

This returned pervious area will actually 
increase the span of pervious area 
between Hodgson Brook and the 
impervious pavement onsite.  

10 Adequate protection of 
historical features on the site. 

 
 

Meets  
 

Does Not Meet  

The project will not impact any known 
historical features.  

11 Adequate management of 
the volume and flow of traffic 
on the site and adequate 
traffic controls to protect 
public safety and prevent 
traffic congestion. 

 
 

Meets  
 

Does Not Meet 

The project will not alter the traffic flow in 
or out of the site. The project area is 
currently paved/impervious and is 
currently being used for parking. The 
proposed use is not expected to affect 
traffic flow and will generate a minimal 
increase in new traffic.  

12 Adequate traffic controls and 
traffic management measures 
to prevent an unacceptable 
increase in safety hazards and 
traffic congestion off-site. 

 
 

Meets  
 

Does Not Meet 

The project will not alter the traffic flow in 
or out of the site.  

13 Adequate insulation from 
external noise sources. 

 
 

Meets  
 

Does Not Meet  

The proposed project includes a new 
transformer which emits a slight hum 
(typical of this type of equipment) that 
lessens in decibels the farther away you 
move. The transformer is located in the 
median of the hotel and is not expected 
to be a source of disturbance to the motel 
patrons or abutting properties. It is located 
approximately 80-90ft away from the hotel 
and 250ft from the closest abutting 
property. 
 
The EV charging stations do not emit 
sound. The proposed project will meet 
applicable codes relating to noise during 
and post construction.  

14 Existing municipal solid waste 
disposal, police, emergency 
medical, and other municipal 
services and facilities 
adequate to handle any new 
demands on infrastructure or 
services created by the 
project. 

 
 

Meets  
 

Does Not Meet 

The proposed project is not expected to 
increase the sites demand for any of the 
services listed.  

15 Provision of usable and 
functional open spaces of 
adequate proportions, 

 
 

Meets  
 

The proposed project is an EV charging 
facility that will not significantly alter the 
use of the site as a motel.  



 

 

 Site Plan Review Regulations 
Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

including needed recreational 
facilities that can reasonably 
be provided on the site 

Does Not Meet 

16 Adequate layout and 
coordination of on-site 
accessways and sidewalks in 
relationship to off-site existing 
or planned streets, 
accessways, bicycle paths, 
and sidewalks. 

 
 

Meets  
 

Does Not Meet 

The project is an EV charging facility that 
will not significantly alter the use of the site 
as a motel. The project does not propose 
any changes to existing accessways or 
sidewalks on or off the project parcel.  

17 Demonstration that the land 
indicated on plans submitted 
with the application shall be of 
such character that it can be 
used for building purposes 
without danger to health. 

 
Meets  

 
Does Not Meet 

The project is located on existing 
paved/impervious area that is currently 
being used for parking. The project does 
not propose significant alteration to the 
use of the area.  

18 Adequate quantities, type or 
arrangement of landscaping 
and open space for the 
provision of visual, noise and 
air pollution buffers. 

 
 

Meets  
 

Does Not Meet 

No wetlands will be impacted. The project 
is within wetland buffers onsite. The project 
proposes a net return of 1,960 sf of pervious 
area which will be seeded with a native 
seed mix approved by the Portsmouth 
Conservation Commission. Wetland Buffer 
plantings can also be added upon 
request. The project will not pose a 
detriment to public health.  

19 Compliance with applicable 
City approved design 
standards. 

 
 

Meets  
 

Does Not Meet 

The project meets or exceeds all 
applicable City design standards.  

 Other Board Findings: 
 
 
 
 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

May 2025 

Site Plan Amendment  

PORT INN AND SUITES 
505 US-1, PORTSMOUTH, NH  
ELECTRIC VEHICLE CHARGING 
STATION 
 
 

PREPARED FOR: 
NEW LEAF ENERGY 
 
SUBMITTED TO: 
City of Portsmouth Planning Board 



  
 

westonandsampson.com  

 
 

100 International Drive, Suite 152, Portsmouth, NH 03801 
Tel: 603.431.3937 

 

May 28, 2025  
 
Rick Chellman, Chair 
City of Portsmouth Planning Board 
City of Portsmouth, NH  
1 Junkins Avenue, 3rd Floor  
Portsmouth, NH 03801 
 
Re: Site Plan Amendment Application Package 
 Coakley Road EV Charging 1, LLC Electric Vehicle Charging Station Development  
 Port Inn and Suites  

505 US-1 Bypass, Portsmouth, NH 03801 
  
Dear Mr. Chellman: 
 
Weston & Sampson Engineers, Inc. (Weston & Sampson) is submitting this Site Plan Amendment Application 
Package to be filed with the City of Portsmouth Planning Board for the above-mentioned project on behalf of New 
Leaf Energy d/b/a Coakley Road EV Charging 1, LLC (the Applicant). The project parcel is located at 505 US-1 
Bypass (Map-Lot 0234-0005-0000) in Portsmouth, New Hampshire, and is owned by GIRI PORTSMOUTH 505 
LLC. The project parcel is located in the Gateway Corridor (G1) zoning district. The proposed project involves the 
installation of four (4) electric vehicle (EV) charging stations, for a total of eight (8) charging spaces (with 1 ADA 
space), and associated electric equipment at an existing commercial property. 
 
Filing Details 
In support of this Site Plan Amendment Application Package, we have attached one (1) physical copy of the 
following supporting materials (application package was also submitted online via ViewPoint Cloud):  
 

- Attachment A:  Site Plan Amendment Checklist 
- Attachment B:   Project Narrative & Analysis Criteria Response  
- Attachment C:   Design Plans 
- Attachment D:   Site Photos 
- Attachment E:  Wetland Delineation Report 
- Attachment F:   Owner Authorization Form 
- Attachment G:   Abutters List 
- Fee Checks 

o As estimated by ViewPoint Cloud online permitting system and paid online  
 
Should you have any further questions or require any additional information, please feel free to contact us by 
phone at (978) 532-1900 or by email at mauserr@wseinc.com.  
 
Sincerely,  
WESTON & SAMPSON ENGINEERS, INC. 
  
  
 
 
Rebecca Mauser-Hoye, PE, CEA 
Project Manager  
 
cc: Jonathan Salsman, PE – New Leaf Energy 



 
 

Attachment A - Site Plan Amendment Checklist  
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City of Portsmouth, New Hampshire 

Site Plan Application Checklist 
 

 

This site plan application checklist is a tool designed to assist the applicant in the planning process and for preparing the application for Planning 
Board review. The checklist is required to be completed and uploaded to the Site Plan application in the City’s online permitting system. A pre-
application conference with a member of the planning department is strongly encouraged as additional project information may be required 
depending on the size and scope. The applicant is cautioned that this checklist is only a guide and is not intended to be a complete list of all site plan 
review requirements. Please refer to the Site Plan review regulations for full details. 

Applicant Responsibilities (Section 2.5.2): Applicable fees are due upon application submittal along with required attachments. The application shall 
be complete as submitted and provide adequate information for evaluation of the proposed site development. Waiver requests must be submitted 
in writing with appropriate justification.  

Name of Applicant: __________________________________ Date Submitted: ______________________  

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

Site Address: ____________________________________________________________ Map: ______ Lot: _______ 

 
Application Requirements 

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

Plan Sheet/Note #) 

Waiver 
Requested 

 Complete application form submitted via the City’s web-based 
permitting program (2.5.2.1(2.5.2.3A) 

 N/A 

 All application documents, plans, supporting documentation and 
other materials uploaded to the application form in viewpoint in 
digital Portable Document Format (PDF). One hard copy of all plans 
and materials shall be submitted to the Planning Department by the 
published deadline.  
(2.5.2.8) 

 N/A 

 

Site Plan Review Application Required Information 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 Statement that lists and describes “green” building components and 
systems.  
(2.5.3.1B) 

  

 Existing and proposed gross floor area and dimensions of all 
buildings and statement of uses and floor area for each floor. 
(2.5.3.1C) 

 N/A 

 Tax map and lot number, and current zoning of all parcels under Site 
Plan Review. 
(2.5.3.1D) 

 N/A 

https://portsmouthnh.viewpointcloud.com/categories/1076/record-types/6420
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Site Plan Review Application Required Information 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 Owner’s name, address, telephone number, and signature. Name, 
address, and telephone number of applicant if different from owner. 
(2.5.3.1E) 

 N/A 

 Names and addresses (including Tax Map and Lot number and 
zoning districts) of all direct abutting property owners (including 
properties located across abutting streets) and holders of existing 
conservation, preservation or agricultural preservation restrictions 
affecting the subject property. 
(2.5.3.1F) 

 N/A 

 Names, addresses and telephone numbers of all professionals 
involved in the site plan design. 
(2.5.3.1G) 

 N/A 

 List of reference plans. 
(2.5.3.1H) 

 N/A 

 List of names and contact information of all public or private utilities 
servicing the site. 
(2.5.3.1I) 

 N/A 

 

Site Plan Specifications 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 Full size plans shall not be larger than 22 inches by 34 inches with 
match lines as required, unless approved by the Planning Director.. 
(2.5.4.1A) 

Required on all plan 
sheets 

N/A 

 Scale: Not less than 1 inch = 60 feet and a graphic bar scale shall be 
included on all plans. 
(2.5.4.1B) 

Required on all plan 
sheets 

N/A 

 GIS data should be referenced to the coordinate system New 
Hampshire State Plane, NAD83 (1996), with units in feet. 
(2.5.4.1C) 

 N/A 

 Plans shall be drawn to scale and stamped by a NH licensed civil 
engineer.  
(2.5.4.1D) 

Required on all plan 
sheets 

N/A 

 Wetlands shall be delineated by a NH certified wetlands scientist 
and so stamped. (2.5.4.1E) 

 N/A 

 Title (name of development project), north point, scale, legend. 
(2.5.4.2A) 

 N/A 

 Date plans first submitted, date and explanation of revisions. 
(2.5.4.2B) 

 N/A 

 Individual plan sheet title that clearly describes the information that 
is displayed.  
(2.5.4.2C) 

Required on all plan 
sheets 

N/A 

 Source and date of data displayed on the plan. 
(2.5.4.2D) 

 N/A 

Sewell.Marissa
Text Box
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Site Plan Specifications – Required Exhibits and Data 
 Required Items for Submittal Item Location 

(e.g. Page/line or 
Plan Sheet/Note #) 

Waiver 
Requested 

 
 
 
 
 

1. Existing Conditions: (2.5.4.3A) 
• Surveyed plan of site showing existing natural and built features; 
• Existing building footprints and gross floor area; 
• Existing parking areas and number of parking spaces provided; 
• Zoning district boundaries; 
• Existing, required, and proposed dimensional zoning 

requirements including building and open space coverage, yards 
and/or setbacks, and dwelling units per acre; 

• Existing impervious and disturbed areas; 
• Limits and type of existing vegetation; 
• Wetland delineation, wetland function and value assessment 

(including vernal pools); 
• SFHA, 100-year flood elevation line and BFE data, as required. 

  

 
 

2. Buildings and Structures: (2.5.4.3B) 
• Plan view: Use, size, dimensions, footings, overhangs, 1st fl. 

elevation;  
• Elevations: Height, massing, placement, materials, lighting, 

façade treatments; 
• Total Floor Area; 
• Number of Usable Floors; 
• Gross floor area by floor and use. 

  

 
 

3. Access and Circulation: (2.5.4.3C) 
• Location/width of access ways within site; 
• Location of curbing, right of ways, edge of pavement and 

sidewalks; 
• Location, type, size and design of traffic signing (pavement 

markings); 
• Names/layout of existing abutting streets; 
• Driveway curb cuts for abutting prop. and public roads; 
• If subdivision; Names of all roads, right of way lines and 

easements noted; 
• AASHTO truck turning templates, description of minimum vehicle 

allowed being a WB-50 (unless otherwise approved by TAC). 

  

 
 

4. Parking and Loading: (2.5.4.3D) 
• Location of off street parking/loading areas, landscaped 

areas/buffers; 
• Parking Calculations (# required and the # provided). 

  

 
 

5. Water Infrastructure: (2.5.4.3E) 
• Size, type and location of water mains, shut-offs, hydrants & 

Engineering data; 
• Location of wells and monitoring wells (include protective radii). 

  

 
 

6. Sewer Infrastructure: (2.5.4.3F) 
• Size, type and location of sanitary sewage facilities & 

Engineering data, including any onsite temporary facilities 
during construction period. 
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 
 
 

7. Utilities: (2.5.4.3G) 
• The size, type and location of all above & below ground utilities; 
• Size type and location of generator pads, transformers and other 

fixtures. 

  

 8. Solid Waste Facilities: (2.5.4.3H)   

 • The size, type and location of solid waste facilities.   

 
 

9. Storm water Management: (2.5.4.3I) 
• The location, elevation and layout of all storm-water drainage. 
• The location of onsite snow storage areas and/or proposed off-

site snow removal provisions. 
• Location and containment measures for any salt storage facilities 
• Location of proposed temporary and permanent material storage 

locations and distance from wetlands, water bodies, and 
stormwater structures. 

  

 
 

10. Outdoor Lighting: (2.5.4.3J) 
• Type and placement of all lighting (exterior of building, parking lot 

and any other areas of the site) and photometric plan. 

  

 11. Indicate where dark sky friendly lighting measures have 
been implemented. (10.1) 

  

 
 
 

12. Landscaping: (2.5.4.3K) 
• Identify all undisturbed area, existing vegetation and that 

which is to be retained; 
• Location of any irrigation system and water source. 

  

 
 

13. Contours and Elevation: (2.5.4.3L) 
• Existing/Proposed contours (2 foot minimum) and finished 

grade elevations. 

  

 
 

14. Open Space: (2.5.4.3M) 
• Type, extent and location of all existing/proposed open space.  

  

 15. All easements, deed restrictions and non-public rights of 
ways.    (2.5.4.3N) 

  

 16. Character/Civic District (All following information shall be 
included): (2.5.4.3P) 
• Applicable Building Height (10.5A21.20 & 10.5A43.30); 
• Applicable Special Requirements (10.5A21.30); 
• Proposed building form/type (10.5A43); 
• Proposed community space (10.5A46). 

  

 17. Special Flood Hazard Areas (2.5.4.3Q) 
• The proposed development is consistent with the need to 

minimize flood damage; 
• All public utilities and facilities are located and construction to 

minimize or eliminate flood damage; 
• Adequate drainage is provided so as to reduce exposure to 

flood hazards. 
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Other Required Information 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 Traffic Impact Study or Trip Generation Report, as required. 
(3.2.1-2) 

  

 Indicate where Low Impact Development Design practices have 
been incorporated. (7.1) 

  

 Indicate whether the proposed development is located in a wellhead 
protection or aquifer protection area. Such determination shall be 
approved by the Director of the Dept. of Public Works. (7.3.1) 

  

 Stormwater Management and Erosion Control Plan. 
(7.4) 

  

 Inspection and Maintenance Plan (7.6.5)   
 

Final Site Plan Approval Required Information 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 All local approvals, permits, easements and licenses required, 
including but not limited to: 

• Waivers; 
• Driveway permits; 
• Special exceptions; 
• Variances granted; 
• Easements; 
• Licenses. 

(2.5.3.2A) 

  

 Exhibits, data, reports or studies that may have been required as 
part of the approval process, including but not limited to: 

• Calculations relating to stormwater runoff; 
• Information on composition and quantity of water demand 

and wastewater generated; 
• Information on air, water or land pollutants to be 

discharged, including standards, quantity, treatment 
and/or controls; 

• Estimates of traffic generation and counts pre- and post-
construction; 

• Estimates of noise generation; 
• A Stormwater Management and Erosion Control Plan; 
• Endangered species and archaeological / historical studies; 
• Wetland and water body (coastal and inland) delineations; 
• Environmental impact studies. 

(2.5.3.2B) 

  

 A document from each of the required private utility service 
providers indicating approval of the proposed site plan and 
indicating an ability to provide all required private utilities to the 
site. 
(2.5.3.2D) 

  



Site Plan Application Checklist/December 2020  Page 6 of 6 

Final Site Plan Approval Required Information 
 Required Items for Submittal Item Location  

(e.g. Page/line or  
Plan Sheet/Note #) 

Waiver 
Requested 

 A list of any required state and federal permit applications required 
for the project and the status of same. 
(2.5.3.2E) 

 A note shall be provided on the Site Plan stating: “All conditions on 
this Plan shall remain in effect in perpetuity pursuant to the 
requirements of the Site Plan Review Regulations.” 
(2.5.4.2E) 

N/A 

 For site plans that involve land designated as “Special Flood Hazard 
Areas” (SFHA) by the National Flood Insurance Program (NFIP) 
confirmation that all necessary permits have been received from 
those governmental agencies from which approval is required by 
Federal or State law, including Section 404 of the Federal Water 
Pollution Control Act Amendments of 1972, 33 U.S.C. 1334. 
(2.5.4.2F) 

 Plan sheets submitted for recording shall include the following 
notes: 

a. “This Site Plan shall be recorded in the Rockingham County
Registry of Deeds.”

b. “All improvements shown on this Site Plan shall be
constructed and maintained in accordance with the Plan by
the property owner and all future property owners. No
changes shall be made to this Site Plan without the express
approval of the Portsmouth Planning Director.”

(2.13.3) 

N/A 

Applicant’s Signature: ______________________________________ Date: ___________________________ 5/27/25

Not applicable - only local
permits are required

This note shall be added prior
to being submitted for
recording

Not applicable

These notes shall be added
prior to being submitted for
recording
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Introduction 
 
Coakley Road EV Charging 1, LLC (the Applicant) proposes the installation of four (4) electric vehicle chargers, 
for a total of eight (8) EV charging spaces with one (1) ADA space and associated electric equipment at an 
existing commercial property. The project limit of work encompasses approximately 0.18 acres of the 
approximately 2.56-acre site, located at 505 US-1 Bypass, Portsmouth, New Hampshire (Map-Lot 0234-0005-
0000). The project site is located in the Gateway Corridor (G1) zoning district. The property is not located within 
any overlay districts according to the publicly available mapping layers on the Portsmouth GIS site.  
 
The property currently includes two motel buildings, impervious bituminous concrete driveway and parking 
spaces, and a grassed median that also includes a concrete recreational pool area. The site is bounded by 
Coakley Road to the north, Borthwick Avenue to the south, and US Route-1 and a car dealership to the east.  
Hodgson Brook runs southeasterly along the southern boundary of the site. Another commercial hotel property 
is located to the east of the project property and on the other side of Hodgson Brook.  
 
Hodgson Brook and its associated wetland resource areas are located near the property site according to the  
City of Portsmouth Wetland Buffers layer on their GIS site. A Weston & Sampson NH Certified Wetland Scientist  
(CWS), trained in the US Army Corps of Engineers Wetland Delineation methodology (Federal Delineation  
Method) conducted a wetland delineation on May 16, 2025.  The CWS observed the following jurisdictional  
wetland resources at the site subject to (or potentially subject to) regulation under RSA 482-A Fill and Dredge  
in Wetlands. The Wetland Delineation Report is included in this application package as Attachment E:  
 

 Nontidal (Freshwater) Wetland 
 Bank – Perennial Stream/River 

 
The Hodgson Brook wetland areas extend partially into the property boundary along the western boundary, 
but not within the limit of work. The 100-foot wetland buffer, the 40-foot1 Vegetated Buffer Strip, and the 50-
foot and 75-foot Limited Cut Areas from both the nontidal wetland and the Hodgson Brook extend into the 
project site limit of work. A Wetland Conditional Use Permit was submitted to the Planning Board and the 
Conservation Commission on May 28, 2025. 
 
This Site Plan Amendment Application Package was submitted online via ViewPoint Cloud on May 28, 2025 
as a single PDF document. One (1) hard copy of the Application Package was transmitted to the City of 
Portsmouth Planning Department on May 28, 2025. The following application package is hereby submitted to 
the Planning Department as required by Article 2 Section 2.5 of the City of Portsmouth, New Hampshire Site 
Plan Review Regulations adopted December 17, 2009 (“the Regulations”). 
 
Proposed Project 
 
The project pacel is owned by GIRI PORTSMOUTH 505 LLC. The project is classified in the City of Portsmouth, 
New Hampshire Zoning Ordinance, adopted December 21, 2009 (the “Zoning Ordinance”), as an Accessory 
Use - “EV Fueling Space B”. The project is permitted in the G1 zoning district via a Conditional Use Permit 
(CUP) granted by the Planning Board according to Section 10.440 Table of Uses Accessory Use 19.70 EV 
Fueling Space B in the Zoning Ordinance. 
 
As currently designed, the proposed project includes the installation of four (4) EV charging stations, for a total 
of eight (8) charging spaces with one (1) ADA space in the existing parking lot of the Port Inn and Suites. The 
EV chargers will be Level 3 chargers that will be publicly accesible for both hotel guests and the general public. 
The project will involve the installation of EV charging towers, trenching for electric utility, and installation of 

 
1 Per Ordinance Section 10.1018.22, the slope of the Hodgson Brook is greater than 10% for at least 10 feet in the direction 
perpendicular to the edge of the jurisdictional area. The required width of the Vegetated Buffer Strop shall be 40-feet from 
the edge of the wetland (top of bank was used) instead of the 25-foot buffer.  
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required electrical equipment such as transformers and associated equipment pads and overhead utility 
poles.  
 
The proposed project will not change the traffic flow in or out of the site. The project is proposed in an area 
that is currently paved/impervious and is currently being used for parking (though the area is not striped). 
Please see the site photos included in Attachment D.  
 
The project is proposed on land that is already developed and requires limited development in open space 
(i.e., approximately 173 sf of development for the transformer/concrete equipment pads). The project 
proposes returning an area of approximately 2,135 sf that is currently asphalt pavement back to a native 
vegetated area2, increasing the natural buffer for Hodgson Brook. In total, the project will return a net total of 
1,962 sf from impervious back to pervious. This will allow impervious area to be located further away from the 
Hodgson Brook than existing conditions. Removing existing pavement will enhance the wetland buffer by 
increasing vegetated area immediately adjacent to Hodgson Brook. 
 
On behalf of the developer, Weston & Sampson has developed a set of plans (Attachment C) that are intended 
to meet requirements set forth in the Ordinance for the G1 zoning district in which the project is proposed. 
Below is a summary of the parking and loading space aspects of the project:  
 

Table 1. Parking and Loading Spaces: 

Dimension Existing Proposed 

Number of Parking 
Spaces 

57 Removal of 1 space 
Addition of 8 EV (with 1 ADA) Spaces  

 
Total Spaces = 64 

Number of Loading 
Spaces 

0 0 

 
Below is a summary of the dimensional aspects of the project: 
 

Table 2. Dimensional and Density Regulations: 

Requirements Existing Proposed 

Minimum Frontage Unchanged Unchanged 
Front Yard Setback 1 2 8’ 3”  10’  
Minimum Side Yard Setback Unchanged Unchanged  
Minimum Rear Yard Setback Unchanged Unchanged 
Maximum Building Height  Unchanged Unchanged 

1. Existing setbacks measured from the property line to the closest motel building onsite. Please consider that 
the Port Inn & Suites was constructed in 1955 and thus may not comply with the current lot standards in the 
G1 zoning district.  

2. Proposed setbacks measured from the property line to the nearest structure which is the transformer concrete 
equipment pad. Please note the proposed electrical equipment will be screened with a vegetative buffer.  

 
Project Representatives 
 
The name of the Site Owner is: 
 

GIRI PORTSMOUTH 505 INC. 

 
2 New England Wetland Plants (NEWP) – New England Conservation / Wildlife Mix, or equivalent. https://newp.com/product/new-england-
conservation-wildlife-mix/  
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2300 Crown Colony Drive, Suite 203 
Quincy, MA 02169 
Contact: Ashish Sangani 

The name of the Project Developer & Applicant is: 
 

Coakley Road EV Charging 1 LLC 
55 Technology Drive, Suite 102 
Lowell, MA 01851 
Contact: Ilan Gutherz 
Phone: (978) 483-0037 
e-mail: igutherz@newleafenergy.com  
Contact: Jonathan Salsman  
Phone: (508) 335-7987 
e-mail: jsalsman@newleafenergy.com  

 
The name and contact information of the Engineer authorized to represent the Project Developer: 
 

Weston & Sampson Engineers, Inc. 
100 International Drive, #152 
Portsmouth, NH 03801 
Contact: Rebecca Mauser-Hoye, P.E., CEA 
Phone: (603) 570-6308 
e-mail: mauserr@wseinc.com  
Contact: Jeffrey Santacruce, PE PTOE 
Phone: (603) 263-9494 
e-mail: santacrucej@wseinc.com  
 

Project Schedule 
The following is an estimated schedule related to permitting and construction of this project. 
 
Construction: August 2025 – October 2025  
 
The developer is planning to start construction following receipt of all permits as early as July/August 2025 
with a construction completion date of October 2025. 
 
Site Plan Review Application Instructions  
The following information is requested in the Site Plan Review Application Instructions. The location of the 
requested information within the application package is listed below the bullet point in italicized font:  
 

 Valuation of New Construction / Site Costs: Approximately $250,000 
 Lot area = 2.56 acres 
 Total site development area (“Limit of Work”) = 0.18 acres 
 Detailed description of proposed work 

o Project Narrative – Proposed Project  
 Brief Description of existing land use 

o Project Narrative – Introduction  
 Existing and proposed building dimensions (footprint, total gross floor area, height) 

 
Table 3. Existing Buildings Dimensional Information: 

Requirements Building 11 Building 22 

Building Footprint3 ~9,000sf (estimated) ~6,000sf (estimated) 
Total Gross Floor Area 20,593 sf 14,148 sf 
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Total Living Area 13,367 sf 7,960 sf 
Building Height 2 stories 2 stories 

1. Building 1 according to Tax Assessor Sheet 
2. Building 2 according to Tax Assessor Sheet 
3. Building footprints estimated using Google Earth. Please note building footprints will not be changed as part 

of this project.  
 

 Existing and proposed front, side and rear yards / building setbacks 
o Project Narrative – Table 2. Dimensional and Density Regulations 

 Existing and proposed number of parking and loading spaces  
o Project Narrative – Table 1. Parking and Loading Spaces 

 Total area of surface parking and driveways 
o Surface parking and driveways surface area = Approximately 41,467 square feet 

 Other impervious surface area 
o Other impervious area = Approximately 22,490 square feet 

 Number of new hotel rooms 
o Proposed project is EV charging; no new hotel rooms are proposed 

 Total new restaurant gross floor area 
o Proposed project is EV charging; no new restaurant is proposed 

 Project representatives – names and contact information 
o Project Narrative – Proposed Project 

 Site plans meeting the requirements of the City’s Site Plan Review Regulations  
o Attachment C 

 Site Plan Review Application Checklist 
o Attachment A  

 
Compliance with Bylaws 
The Site Plan Review Application Checklist has been provided in Attachment A, which includes the review of 
the Provisions of the Regulations relating to the project along with the location of each requirement in this 
application package.   



 

 

Findings of Fact | Wetland Conditional Use Permit 
City of Portsmouth Planning Board 
 

Date:  June 18, 2025 

Property Address: 505 Route 1 Bypass 

Application #: LU-25-66 

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 site is asphalt and is reasonably suited for 
the installation of such infrastructure. 
 
 

 
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 

 

The EV chargers could be placed further away from the 
wetland buffer or outside of the buffer altogether but 
the applicant is already removing impervious and 
shifting the new infrastructure further from the brook. 
 

 

 
3 3. There will be no 

adverse impact on the 

wetland functional 

values of the site or 

surrounding properties.  

Meets 

 

Does Not 

Meet 

 

The brook is already a heavily impacted resource and 
bolstering its buffer is critical to its protection. The 
removal of pavement between the proposed chargers 
and the brook will help to reclaim part of the wetland 
buffer. In addition to removing impervious, the 
applicants are also proposing to establish new 
plantings within the new pervious areas and maintain 
the intended existing drainage on the site.  



 

 

 Zoning Ordinance  

Sector 10.1017.50 

Criteria for Approval 

Finding 
(Meets 

Criteria for 

Approval) 

Supporting Information  

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 proposes alterations with the construction 

of new transformers and concrete pads but plans to 

remove existing pavement and replant may help offset 

those impacts. 

 

 

 
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 

 

This proposal has minimal impact to the wetland 

resource due to the overall gain of pervious surfaces 

within the buffer.  

 

6 6. Any area within the 

vegetated buffer strip 

will be returned to a 

natural state to the 

extent feasible. 

 

 
Meets 

 

Does Not 

Meet 

 

The removal pavement from the 40’ vegetated buffer 

strip and the installment of seed mix and plantings will 

be an improvement. 

 

 

 
7 Other Board Findings:  

 
 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

  

May 2025 

Wetland Condi t ional Use Permit  
 

PORT INN AND SUITES 
505 US-1, PORTSMOUTH, NH  
ELECTRIC VEHICLE CHARGING 
STATION 
 
 

PREPARED FOR: 
NEW LEAF ENERGY 
 
SUBMITTED TO: 
City of Portsmouth Conservation Commission 
City of Portsmouth Planning Board 



  
 

westonandsampson.com  

 
 

100 International Drive, Suite 152, Portsmouth, NH 03801 
Tel: 603.431.3937 

 

May 28, 2025  
 
Samantha Collins, Chair 
City of Portsmouth Conservation Commission 
City of Portsmouth, NH  
1 Junkins Avenue, 3rd Floor  
Portsmouth, NH 03801 
 
Re: Wetland Conditional Use Permit Application Package 
 Coakley Road EV Charging 1, LLC Electric Vehicle Charging Station Development  
 Port Inn and Suites  

505 US-1 Bypass, Portsmouth, NH 03801 
  
Dear Ms. Collins: 
 
Weston & Sampson Engineers, Inc. (Weston & Sampson) is submitting this Wetland Conditional Use Permit 
Application Package to be filed with the City of Portsmouth Planning Board and Conservation Commission for the 
above-mentioned project on behalf of New Leaf Energy d/b/a Coakley Road EV Charging 1, LLC (the Applicant). 
The project parcel is located at 505 US-1 Bypass (Map-Lot 0234-0005-0000) in Portsmouth, New Hampshire, and 
is owned by GIRI PORTSMOUTH 505 LLC. The project parcel is located in the Gateway Corridor (G1) zoning 
district. The proposed project involves the installation of four (4) dual-port electric vehicle (EV) charging stations, 
for a total of eight (8) charging spaces (with 1 ADA space), and associated electric equipment at an existing 
commercial property. 
 
Filing Details 
In support of this Wetland Conditional Use Permit Application Package, we have attached one (1) physical copy 
of the following supporting materials (application package was also submitted online via ViewPoint Cloud):  
 

- Attachment A:  Wetland Conditional Use Permit Application Checklist 
- Attachment B:   Project Narrative & Analysis Criteria Response  
- Attachment C:   Design Plans 
- Attachment D:   Site Photos 
- Attachment E:  Wetland Delineation Report 
- Attachment F:   Owner Authorization Form 
- Fee Checks 

o As estimated by ViewPoint Cloud online permitting system and paid online  
 
Should you have any further questions or require any additional information, please feel free to contact us by 
phone at (978) 532-1900 or by email at mauserr@wseinc.com.  
 
Sincerely,  
WESTON & SAMPSON ENGINEERS, INC. 
  
  

 
 
Rebecca Mauser-Hoye, PE, CEA   Devin Herrick, CWS 
Project Manager     Technical Specialist I 
 
cc: Jonathan Salsman, PE – New Leaf Energy 



 
 

Attachment A - Wetland Conditional Use Permit Application Checklist  
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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) 
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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. 

 

5/27/25

N/A Project is not within a tidal
wetland or tidal wetland
buffer

X

X

X

N/A No new pavement is proposed within the
wetland buffer. Impervious within buffer
is reduced.

N/A No porous pavement is
proposed

X Attachment C - Site Plans

X See Cover Letter and 
Project Narrative

Project does not
required a NHDES
Stand Dredge and Fill
Permit

N/A

Project Narrative - Page 8 &
Attachment C - Site Plans

Project Narrative - Page 9

Project Narrative - Page 9

Project Narrative - Page 9-10

X



 
 

Attachment B - Project Narrative 
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Introduction 
 
Coakley Road EV Charging 1, LLC (the Applicant) proposes the installation of four (4) dual-port electric vehicle 
chargers, for a total of eight (8) EV charging spaces with one (1) ADA space and associated electric equipment 
at an existing commercial property. The project limit of work encompasses approximately 0.18 acres of the 
approximately 2.56-acre site, located at 505 US-1 Bypass, Portsmouth, New Hampshire (Map-Lot 0234-0005-
0000). The project site is located in the Gateway Corridor (G1) zoning district. The property is not located within 
any overlay districts according to the publicly available mapping layers on the Portsmouth GIS site.  
 
The property currently includes two hotel buildings, impervious bituminous concrete driveway and parking 
spaces, and a grassed median that also includes a concrete recreational pool area. The site is bounded by 
Coakley Road to the north, Borthwick Avenue to the south, and US Route-1 Bypass and a car dealership to 
the east.  Hodgson Brook runs southeasterly along the southern boundary of the site. Another commercial 
hotel property is located to the east of the project property and on the other side of Hodgson Brook.  
 
Hodgson Brook and its associated wetland resource areas are located near the property site according to the 
City of Portsmouth Wetland Buffers layer on their GIS site. A Weston & Sampson NH Certified Wetland Scientist 
(CWS), trained in the US Army Corps of Engineers Wetland Delineation methodology (Federal Delineation 
Method) conducted a wetland delineation on May 16, 2025.  The CWS observed the following jurisdictional 
wetland resources at the site subject to (or potentially subject to) regulation under RSA 482-A Fill and Dredge 
in Wetlands. The Wetland Delineation Report is included in this application package as Attachment E: 
 

 Nontidal (Freshwater) Wetland 
 Bank – Perennial Stream / River 

 
The Hodgson Brook wetland areas extend partially into the property boundary along the western boundary, 
but not within the limit of work. The 100-foot wetland buffer, the 40-foot1 Vegetated Buffer Strip, and the 50-
foot and 75-foot Limited Cut Areas from both the nontidal wetland and the Hodgson Brook extend into the 
project site limit of work.   
 
This Wetland Conditional Use Permit Application Package was submitted online via ViewPoint Cloud on May 
28, 2025 as a single PDF document. Two (2) hard copies of the Application Package were transmitted to the 
City of Portsmouth Planning Department on May 28, 2025. One hard copy is for the Portsmouth Conservation 
Commission and the other for the Portsmouth Planning Board. The following Wetland Conditional Use Permit 
application package is hereby submitted to the Planning Department as required by Section 10.240 of the City 
of Portsmouth, New Hampshire Zoning Ordinance adopted December 21, 2009 (“the Ordinance”) in 
accordance with Sections 10.1017 and 10.1018 of the Ordinance.  
 
Proposed Project 
 
The project pacel is owned by GIRI PORTSMOUTH 505 LLC. The project is classified in the City of Portsmouth, 
New Hampshire Zoning Ordinance, adopted December 21, 2009 (the “Zoning Ordinance”), as an Accessory 
Use - “EV Fueling Space B”. The project is permitted in the G1 zoning district via a Conditional Use Permit 
(CUP) granted by the Planning Board according to Section 10.440 Table of Uses Accessory Use 19.70 EV 
Fueling Space B in the Zoning Ordinance. 
 
As currently designed, the proposed project includes the installation of four (4) EV charging stations, for a total 
of eight (8) charging spaces with one (1) ADA space in the existing parking lot of the Port Inn and Suites. The 
EV chargers will be Level 3 chargers that will be publicly accesible for both hotel guests and the general public. 

 
1 Per Ordinance Section 10.1018.22, the slope of the Hodgson Brook is greater than 10% for at least 10 feet in the direction 
perpendicular to the edge of the jurisdictional area. The required width of the Vegetated Buffer Strop shall be 40-feet from 
the edge of the wetland (top of bank was used) instead of the 25-foot buffer.  
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The project will involve the installation of EV charging towers, trenching for electric utility, and installation of 
required electrical equipment such as transformers and associated equipment pads and overhead utility 
poles.  
 
The proposed project will not change the traffic flow in or out of the site. The project is proposed in an area 
that is currently paved/impervious and is currently being used for parking (though the area is not striped). 
Please see the site photos included in Attachment D.  
 
The project is proposed on land that is already developed and requires limited development in open space 
(i.e., approximately 173 sf of development for the transformer/concrete equipment pads). The project 
proposes returning an area of approximately 2,135 sf that is currently asphalt pavement back to a native 
vegetated area2, increasing the natural buffer for Hodgson Brook. In total, the project will return a net total of 
1,962 sf from impervious back to pervious. This will allow impervious area to be located further away from the 
Hodgson Brook than existing conditions. Removing existing pavement will enhance the wetland buffer by 
increasing vegetated area immediately adjacent to Hodgson Brook. 
 
The following table provides a summary of the permanent and temporary impacts proposed as part of the 
project, within the limit of work: 
 

Table 1 Proposed Impacts 

100-ft Buffer Zone 

Type of Impact Temporary Impact Permanent Impact Total Impacts 
Return existing pavement to 
pervious (native vegetated 
area) 

(2,135) 0 (2,135) 

Electrical trenching (returned to 
existing conditions) 

231 0 231 

Concrete Equipment Pad 
Installation  

0 173 173 

Cumulative 2,366 SF 173 SF 2,539 SF 
Net Gain Pervious Area (2,135) SF - (1,962) SF 
40-ft Vegetated Buffer Strip2 

Type of Impact Temporary Impact Permanent Impact Total Impacts 
Return existing pavement to 
pervious (native vegetated 
area) 

(2,092) 0 (2,092) 

Electrical trenching (returned to 
existing conditions) 

0 0 0 

Concrete Equipment Pad 
Installation  

0 0 0 

Cumulative (2,092) SF 0 SF (2,092) SF 
50-ft and 75-ft Limited Cut Area2 

Type of Impact Temporary Impact Permanent Impact Total Impacts 
Return existing pavement to 
pervious (native vegetated 
area) 

(2,135) 0 (2,135) 

Electrical trenching (returned to 
existing conditions) 

102 0 102 

 
2 New England Wetland Plants (NEWP) – New England Conservation / Wildlife Mix, or equivalent. https://newp.com/product/new-england-
conservation-wildlife-mix/  
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Concrete Equipment Pad 
Installation  

0 0 0 

Cumulative 2,237 SF 0 SF 2,237 SF 
1.  Permanent impacts are characterized by areas within the Limit of Work which will result in changes to the substrate 

or changes in grade. Temporary impacts are characterized by areas within the Limit of Work which will return to the 
same substrate type and grade upon completion of the work.   

 
2. Per section 10.1018.22 of the Zoning Ordinance, the 50-ft Limited Cut Area is based off the Inland Wetland and 

the 75-ft Limited Cut Area is based off the Non-Tidal perennial stream of river. Please see Footnote 1 for information 
regarding the 40-ft Vegetated Buffer Strip. 

 
On behalf of the developer, Weston & Sampson has developed a set of plans (Attachment C) that are intended 
to meet requirements set forth in the Ordinance for the G1 zoning district in which the project is proposed. 
Below is a summary of the parking and loading space aspects of the project:  
 

Table 2 Parking and Loading Spaces: 

Dimension Existing Proposed 

Number of 
Parking Spaces 

57 Addition of 8 EV (with 1 ADA) Spaces  
 

Total Spaces = 65 
Number of 
Loading Spaces 

0 0 

 
Below is a summary of the dimensional aspects of the project: 
 

Table 3 Dimensional and Density Regulations: 

Requirements Existing Proposed 

Minimum Frontage Unchanged Unchanged 
Front Yard Setback 1 2 8’ 3”  10’  
Minimum Side Yard Setback Unchanged Unchanged  
Minimum Rear Yard Setback Unchanged Unchanged 
Maximum Building Height  Unchanged Unchanged 

1. Existing setbacks measured from the property line to the closest hotel building onsite. Please consider that 
the Port Inn & Suites was constructed in 1955 and thus may not comply with the current lot standards in the 
G1 zoning district.  

2. Proposed setbacks measured from the property line to the nearest structure which is the transformer concrete 
equipment pad. Please note the proposed electrical equipment will be screened with a vegetative buffer.  

 
Project Representatives 
 
The name of the Site Owner is: 
 

GIRI PORTSMOUTH 505 INC. 
2300 Crown Colony Drive, Suite 203 
Quincy, MA 02169 
Contact: Ashish Sangani 

 
The name of the Project Developer & Applicant is: 
 

Coakley Road EV Charging 1 LLC 
55 Technology Drive, Suite 102 
Lowell, MA 01851 
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Contact: Ilan Gutherz 
Phone: (978) 483-0037 
Email: igutherz@newleafenergy.com 

 
The name and contact information of the Engineer authorized to represent the Project Developer: 
 

Weston & Sampson Engineers, Inc. 
100 International Drive, #152 
Portsmouth, NH 03801 
Contact: Rebecca Mauser-Hoye, P.E., CEA 
Phone: (603) 570-6308 
e-mail: mauserr@wseinc.com 
 

Project Schedule 
 
The following is an estimated schedule related to permitting and construction of this project. 
 
Construction: August 2025 – October 2025  
 
The developer is planning to start construction following receipt of all permits as early as July/August 2025 
with a construction completion date of October 2025. 
 
Wetland Conditional Use Permit Application Instructions  
The following information is requested in the Wetland Conditional Use Permit Application Instructions. The 
location of the requested information within the application package is listed below the bullet point in italicized 
font:  

 Description of site and proposed construction 
o Project Narrative – Proposed Project  

 Total area of inland wetland or vernal pool (both on and off the parcel) 
o Total area of inland wetland (both on and off the parcel): 455,698 sf (from Portsmouth GIS) 
o Total area of vernal pool: Not applicable 

 Impacted jurisdictional Area(s) (i.e. vernal pool, inland wetland, inland wetland buffer, tidal wetland or 
tidal wetland buffer) 

o Impacted jurisdictional area: inland wetland buffer 
 Distance of proposed structure or activity to the edge of wetland 

o Distance of proposed structure or activity to the edge of wetland: 11 ft 
 Total wetland area and/or wetland buffer area on the lot 

o Total wetland area on the lot: 24,232 sf (Updated based on May 16, 2025 wetland delineation) 
o Total 100-Foot wetland buffer on the lot: 74,993 sf (Updated based on May 16, 2025 wetland 

delineation) 
o Total Limited Cut Area on the lot: 60,562 sf  
o Total Vegetated Buffer Strip Area on the lot: 44,577 sf  

 Total wetland area and/or wetland buffer area to be disturbed on the lot (based on amount of limit of 
work within the identified buffer) 

o Total wetland area to be disturbed on the lot: 0 sf 
o Total 100-foot wetland buffer area to be disturbed on the lot: 8,443 sf 
o Total 50-foot and 75-foot Limited Cut Area to be disturbed: 6,575 sf 
o Total 40-foot Vegetated Buffer Strip to be disturbed: 3,578 sf 
o See Table 1 above for permanent versus temporary impacts 

 Project representatives – names and contact information 
o Project Narrative – Proposed Project 

 Plans meeting the requirements of Section 101.1017.20 of the Zoning Ordinance  
o Attachment C 
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The applicant understands that the Planning Board or Conservation Commission may require the opinion of a 
qualified independent Certified Wetland Scientists and may seek their services. The applicant understands 
that they will be culpable for the cost of this independent review.  
 
The applicant understands that a site walk can be requested by either the applicant or the commissioner and 
stakes or markers should be placed to show the location of proposed changes to the property prior to the site 
walk.  
 
The applicant is committed to installing permanent wetland boundary markers, as requested by the City, which 
will be installed along the delineated wetland boundary once construction is completed.  
 
Compliance with Bylaws 
Provisions of the Ordinance relating to the project, followed by an analysis of the project’s compliance with 
applicable provisions (in underlined font), are listed below. The outlined regulations represent an analysis 
primarily applicable to Section 10.1017 Conditional Uses and 10.1018 Stormwater Standards of the Ordinance. 
 
City of Portsmouth, New Hampshire Zoning Ordinance 
Section 10.1017 Conditional Uses 
 
10.1017.10 General  
The Planning Board is authorized to grant a conditional use permit for any use not specifically permitting in 
Section 10.1016.10, subject the procedures and findings are set forth herein. 
 
Acknowledged. 
 
10.1017.20 Application Requirements  

10.1017.21 The  application shall be in a form prescribed by the Planning Board, and shall include the 
following information:  
 

(1) Location and area of lot and proposed activities and uses; 
 
See site plans included in Attachment C.  
 

(2) Location and area of all jurisdictional areas (vernal pool, inland wetland, tidal wetland, 
river or stream) on the lot and within 250 feet of the lot; 
 
See site plans included in Attachment C and Wetland Delineation Report included in 
Attachment E. Jurisdictional areas in proximity to and/or on the lot include: 1) Nontidal 
(Freshwater) Wetland located to the north of the lot and 2) Bank – Perennial Stream/River 
located to the west of the lot, associated with the Hodgson Brook.  
 

(3) Location and area of wetland buffers on the lot; 
 
See site plans included in Attachment C and Wetland Delineation Report included in 
Attachment E. The 100-foot wetland buffer, the 40-foot Vegetated Buffer Strip, and the 
50-foot and 75-foot Limited Cut Areas are located within the lot and are shown on the 
attached plans.  
 

(4) Description of proposed construction, demolition, fill, excavation, or any other alteration 
of the wetland or wetland buffer; 
 
See Project Narrative – Proposed Project.  
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(5) Setbacks of proposed alterations from property lines, jurisdictional areas and wetland 

buffers; 
 
See Project Narrative – Table 3 Dimensional and Density Regulations for proposed 
alterations from property lines. See Project Narrative - Wetland Conditional Use Permit 
Application Instructions for jurisdiction areas and wetland buffers (also noted above in 
Sections (2) and (3)). 
 

(6) Location and area of wetland impact, new impervious surface, previously disturbed 
upland; 
 
See site plans included in Attachment C and Table 1 in the Project Narrative for location 
and area of wetland buffer impacts.  
Wetland Impacts: Wetland impacts are not proposed as part of the project.   
New Impervious Surface: Approximately 173 sf of concrete equipment pads are 
proposed in existing grass cover in the median in the parking lot.  
Previously Disturbed Uplands: The proposed project is located entirely within previously 
disturbed upland areas. The project proposed to reduce impervious cover within the 
wetland buffer and returns a current paved area of approximately 2,135 sf to pervious 
native vegetation.  
 

(7) Location and description of existing trees to be removed, other landscaping, grade 
changes, fill extensions, rip rap, culverts, utilities; 
 
The project does not propose to remove any trees or landscaping apart from the 173 sf 
of equipment and transformer pads proposed in the existing grassed median.  
The project does not propose grade changes, fill extensions, riprap, or culverts. 
The project proposes to install an underground electrical conduit from the equipment 
pads to the charging stations. The trench will be a temporary impact within the existing 
paved area and will be returned to pavement following construction. A new riser pole is 
proposed along Coakley Road to tie in the existing electric utility to the site, via an 
overhead line. 
Four (4) EV charging stations will be installed within the limit of work and existing paved 
area. 

 
(8) Dimensions and uses of existing and proposed buildings and structures. 

 
The existing buildings and structures will not be affected by this project. This project does 
not propose any buildings. See the site plans included in Attachment C for dimensions 
of the proposed project.  
 

(9) Any other information necessary to describe the proposed construction or alteration. 
 
See the Project Narrative. 

 
10.1017.22 Where the proposed project will involve the temporary or permanent alteration of more 
than 250 sq. ft. of wetland and/or wetland buffer, the application shall provide information about the 
affected wetland and wetland buffer as follows:  
 

(1) Up to 1,000 sq. ft. of alteration to the wetland: a wetland characterization that describes 
the type of wetland (e.g., emergent, scrub-shrub, forested), the percent of invasive 
species, and whether the wetland is seasonally flooded.  



 

 

 
 
 

PROJECT NARRATIVECoakley Road EV Charging 1, LLC 

Page 7 of 11 
westonandsampson.com 

 
The project does not propose any alteration to the wetland resource itself.  
 

(2) More than 1,000 sq. ft. of alteration to the wetland: a functions and values assessment 
equivalent to the model set forth in Appendix A of 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, as amended.   
 
The project does not propose any alteration to the wetland resource itself.  
 

(3) More than 250 sq. ft. of alteration to the wetland buffer (regardless of the amount of 
alteration to the wetland): a description of the 100-foot buffer including vegetation type, 
the percent of the buffer with invasive species, and the percent of the buffer that is paved 
or developed. 
 
The project proposes approximately 8,443 sf of alteration to the wetland buffer. The 100-
foot buffer extends quite far onto the project property.  
 
The vegetation type observed within the wetland and stream buffer was a mix of 
herbaceous, shrub, and tree cover. Within the limit of work, vegetation was limited to 
areas of maintained grass and landscape plantings were on hotel property.   
 
Invasive species observed within the wetland and stream buffer included glossy 
buckthorn, multi-flora rose, and Asiatic bittersweet. Within the limit of work, no invasive 
species were observed (0% of limit of work).  
 
Within the limit of work, 78.5% of the 100-foot wetland and stream buffer is 
paved/impervious. 

 
10.1017.23 The application shall describe the impact of the proposed project with specific reference 
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), and shall demonstrate that the proposed site alteration is the alternative 
with the least adverse impact to areas and environments under the jurisdiction of this Ordinance.  

 
See the compliance analysis for Section 10.1017.50 below.  
 
10.1017.24 Where feasible, the application shall include removal of impervious surfaces at least equal 
in area to the area of impervious surface impact. The intent of this provision is that the project will not 
result in a net loss of pervious surface within a jurisdictional wetland buffer. If it is not feasible to remove 
impervious surfaces from the wetland buffer at least equal in area to the area of new impervious 
surface impact, the application shall include a wetland buffer enhancement plan that describes how 
the wetland functions and values will be enhanced to offset the proposed impact. 
 
The project proposes a reduction of impervious surfaces within the wetland buffer. Approximately 
2,135 sf of existing paved area is proposed to be returned to pervious native cover between the 
proposed project and the wetland, within the 100-ft buffer.  
 
The project proposes approximately 173 sf of new impervious area, which includes the concrete 
equipment pads within the grassed median, located further from the wetland than the returned 
pervious area.  
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Ultimately the project proposes to return a net total of 1,962 sf of impervious area to pervious area. 
The project ensures there is a net gain of pervious surface within the jurisdictional wetland buffer. 
Therefore, a wetland buffer enhancement plan is not required for the project.  
 
10.1017.25 A wetland buffer enhancement plan shall be designed to enhance the functions of the 
jurisdictional wetland and/or wetland buffer on the lot, and to offset the impact of the proposed project. 
 

(1) The wetland buffer enhancement plan shall include a combination of new plantings, 
invasive species removal, habitat creation areas, improved site hydrology, or protective 
easements provided offsite. 
 
The project proposes a net gain of pervious surface for the site by returning a portion of 
existing impervious pavement to grass cover, therefore a wetland buffer enhancement 
plan is not required for the project. The returned area is located between the project and 
the wetland. The project proposes development only in currently developed upland 
areas. See the site plans located in Attachment C. Additional plantings are to be installed 
within the area between Hodgson Brook and the project.   
 

(2) Where the vegetated buffer strip contains grass or non-native plantings, or is otherwise 
not intact, the first priority of the wetland buffer enhancement plan shall be to include 
revegetation of the vegetated buffer strip with native, low-maintenance shrubs and other 
woody vegetation. 
 
The vegetated buffer (and new pervious area) between the project and the wetland 
resource could potentially be vegetated with native, low-maintenance shrubs and other 
woody vegetation, at the City’s request.   

 
10.1017.26 Where the proposed project involves a use, activity or alteration in a tidal wetland or tidal 
wetland buffer, the application shall include a living shoreline strategy to preserve the existing natural 
shoreline and/or encourage establishment of a living shoreline through restoration, as applicable. Said 
living shoreline strategy shall be implemented unless the Planning Board determines that it is not 
feasible. 
 
The project does not involve activity within a tidal wetland or tidal wetland buffer.  
 
10.1017.50 Criteria for Approval  
Any proposed development, other than installation of utilities within a right-of-way, shall comply with 
all of the following criteria: 
 

(1) The land is reasonably suited to the use, activity or alteration.   
 
The proposed use is essentially parking spaces, which are currently located on the 
project parcel. The proposed location for the EV charging spaces is currently paved and 
is currently being used for parking as seen in the site photos included in Attachment D.  
 

(2) There is no alternative location outside the wetland buffer that is feasible and reasonable 
for the proposed use, activity or alteration.   
 
The majority of the parking for the second hotel building is currently located within the 
wetland buffer. The project is proposed in an area already paved and used for parking.  
 
Areas within the parcel boundary, outside the wetland buffer, are already improved by 
parking, driveways, and the first hotel building.  
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(3) There will be no adverse impact on the wetland functional values of the site or surrounding 

properties;   
 
The proposed area for the project is already paved and the proposed project will not 
impact the wetland or surrounding properties.  
 

(4) Alteration of the natural vegetative state or managed woodland will occur only to the 
extent necessary to achieve construction goals; and   
 
The project proposes a net gain in pervious area within the wetland buffer. Alteration to 
the existing natural vegetation and woodland is not proposed.  
 

(5) The proposal is the alternative with the least adverse impact to areas and environments 
under the jurisdiction of this Section.   
 
The proposed project does not propose negative impact to areas and environments 
under the jurisdiction of this Section. 
 

(6) Any area within the vegetated buffer strip will be returned to a natural state to the extent 
feasible. 
 
Approximately 1,962 sf of wetland buffer will be returned to a natural state.  

 
Section 10.1018 Performance Standards 
 
10.1018.10 Stormwater Management  
All construction activities and uses of buildings, structures, and land within wetlands and wetland buffers shall 
be carried out so as to minimize the volume and rate of stormwater runoff, the amount of erosion, and the 
export of sediment from the site. All such activities shall be conducted in accordance with Best Management 
Practices for stormwater management 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.   
 
All construction activities, uses of buildings, structures, and land within wetlands and wetland buffers will be 
carried out according to all applicable Federal, State, and Local regulations including those listed above. 
 
Please note, the existing catch basin (CB1), located between the limit of work and Hodgson Brook, to the west 
of the project site, will not be removed or altered. The opening in the bituminous curb, located upgradient of 
CB1, will remain. Alterations to the existing stormwater structures and/or new stormwater structures are not 
proposed as part of the project.  
 
10.1018.20 Vegetation Management  

10.1018.22 If the vegetated buffer strip specified in Section 10.1018.21 contains an area that has a 
slope of 10% or more for at least 10 feet in a direction perpendicular to the edge of the jurisdictional 
area, the required width of the vegetated buffer strip shall be increased to 55 feet from the edge of a 
vernal pool and to 40 feet from the edge of any other wetland.   
 
Please see Footnote 1. The Vegetated Buffer Strip was increased to 40-feet from the top of bank of 
Hodgson Brook and the freshwater wetland.  
 
10.1018.23 Removal or cutting of vegetation: 
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 (1) Chemical control of vegetation is prohibited in all areas of a wetland or wetland buffer. 
 
 The project will not use chemical control of vegetation.  
 

(2) The removal or cutting of vegetation is prohibited in a wetland or vegetated buffer strip, 
except that non-chemical control of plants designated by the State of New Hampshire as 
“New Hampshire Prohibited Invasive Species” is permitted.   
 
The project does not propose removal or cutting of vegetation within the wetland or vegetated 
buffer strip.  
 
The project does propose approximately 173 sf of removal of grass from the grassed median. 
 
(3) The removal of more than 50% of trees greater than 6" diameter at breast height (dbh) is 

prohibited in the limited cut area. 
 
The project does not propose the removal of any trees.  

 
10.1018.24 Fertilizers 
 (1) The use of any fertilizer is prohibited in a wetland, vegetated buffer strip or limited cut area.   

(2) The use of fertilizers other than low phosphate and slow release nitrogen fertilizers is 
prohibited in any part of a wetland buffer.  
 
The project does not propose the use of any fertilizers.  

 
10.1018.25 Pesticides and herbicides: 

The use of pesticides or herbicides is prohibited in a wetland or wetland buffer, except that 
application of pesticides by a public agency for public health purposes is permitted. 
 
The project does not propose the use of pesticides or herbicides.  

 
10.1018.30 Porous Pavement in Wetland Buffer  

10.1018.31 All new pavement installed in a wetland buffer shall be porous pavement. The Planning 
Board may allow exceptions to this requirement where it can be demonstrated that the height of 
ground water, condition of soil, or other factors as described in the application are not appropriate for 
porous pavement. 
 
No new pavement is proposed within the wetland buffer.  
 
Trenching for the electric conduit within the existing pavement will be conducted between the 
equipment pads and the charging stations. The trench is expected to be approximately 3-feet wide 
and 77-feet long, for a total of 231 sf of temporary disturbance. Following construction, the trench will 
be paved to match pre-existing conditions.  
 
173 sf of concrete equipment pad is proposed within the grassed median for the installation of 
electrical appurtenances required to support the EV charging stations.  

 
10.1018.32 An application that proposes porous pavement in a wetland buffer shall include a 
pavement maintenance plan addressing erosion control, periodic removal of sediment and debris 
from the porous surfaces, snow management, and repairs. 
 
The project does not propose any porous pavement.  
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10.1018.40 Wetland Boundary Markers  

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. 
 
See the site plans included in Attachment C and the Wetland Delineation Report in Attachment E. 
 
 

 



 
 

Attachment B - Design Plans 
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Attachment C - Site Photos 

 

  



Wetland Conditional Use Permit 

Port Inn and Suites Electric Vehicle Charging Station 

Portsmouth, NH 

Attachment D – Site Photo Log 

1. Looking north from the existing hotel parking spaces toward Coakley Road and the pool / 

recreation area onsite.  

2. Looking southeast at the proposed project area for EV charging. 
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Port Inn and Suites Electric Vehicle Charging Station 

Portsmouth, NH 

Attachment D – Site Photo Log 

3. Looking northwest at the proposed project area for EV charging. 

4. Wide view looking west at the proposed project area.  



Wetland Conditional Use Permit 

Port Inn and Suites Electric Vehicle Charging Station 

Portsmouth, NH 

Attachment D – Site Photo Log 

5. Looking north towards entrance/exit to Port Inn and Suites on Coakley Road. 

6. Looking south at the proposed project area from the northern side of Coakley Road.  
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Port Inn and Suites Electric Vehicle Charging Station 

Portsmouth, NH 

Attachment D – Site Photo Log 

7.  Looking south at the proposed project area from the northern side of Coakley Road.  

8. Looking northeast up Coakley Road towards US-1 from the general area of the proposed 

project.  
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Port Inn and Suites Electric Vehicle Charging Station 

Portsmouth, NH 

Attachment D – Site Photo Log 

 

9. Looking northeast up Coakley Road towards US-1 from the northern side of Coakley Road.  

10. Looking southwest down Coakley Road away from US-1 from the northern side of Coakley 

Road. 

 



 
 

Attachment D - Owner Authorization Form 

 

 





 
 

Attachment E - Wetland Delineation Report 
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1.0 SITE DESCRIPTION 

 

On May 16
th

, 2025, a wetland delineation was conducted on Coakley Road adjacent to 65 Borthwick 

Avenue in Portsmouth, NH. The investigation area is located adjacent to commercial buildings and 

undeveloped woodlands. Please see Figure 1 (Wetlands Field Map) and Figure 2 (USGS Topographic 

Map) of this report for the investigation area. 

 

Wetland areas including, one nontidal (freshwater) wetland and one perennial stream/river were 

identified and flagged in the field using pink flagging by a Weston & Sampson employee who is a NH 

Certified Wetland Scientist trained in the wetland delineation process using the US Army Corps of 

Engineers Wetland Delineation methodology (Federal Delineation Method).  Further descriptions of 

these wetland resource areas are presented in the following sections. 
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2.0 DELINEATION OF WETLAND RESOURCES 

2.1 Site Observations 

A Weston & Sampson NH Certified Wetland Scientist (CWS), trained in the US Army Corps of Engineers 

Wetland Delineation methodology (Federal Delineation Method), observed the following jurisdictional 

wetland resources at the site subject to (or potentially subject to) regulation under RSA 482-A Fill and 

Dredge in Wetlands: 

 

- Nontidal (Freshwater) Wetland 

- Bank – Perennial Stream/River 

 

Field data were recorded on US Army Corps of Engineers (ACOE) Wetland Determination Data Forms.  

See Appendix A for completed data forms and Appendix B for site photographs. 

 

2.2 Wetland Delineation Methodology 

A wetland delineation was conducted in accordance with New Hampshire Administrative Code Env-Wt 

406 Delineation and Classification of Jurisdictional Areas utilizing the Federal Delineation Method. Per 

Env-Wt 103.02 “Federal Delineation Method” is defined as “the method in “Wetlands Delineation 

Manual”, Technical Report Y-87-1, US ACE, January 1987, the “Regional Supplement to the Corps of 

Engineers Wetlands Delineation Manual: Northcentral and Northeast Region”, Version 2.0, US ACE, 

January 2012”, and the City of Portsmouth Zoning Ordinance.  

 

The Federal Delineation Method identifies wetlands based on the presence of hydrophytic vegetation, 

hydric soils, and wetlands hydrology. Pink flags with distinct flag numbers are left in the field to show 

wetland limits. Vegetation, hydrology and soils are assessed in both wetland and upland areas to 

accurately place the wetland limits at each site.  The percentage of vegetative species was estimated 

by creating sample plots. Sample plot radius for trees, saplings, shrubs, groundcover and woody vine 

strata was 30’, 15’, 15’, 5’ and 30’, respectively.  After creating the sample plot areas, the percent basal 

area coverage of each species within the monitoring plot was recorded.  Using these field observations, 

the percent dominance of each species within its stratum was calculated.  The 50/20 Rule was then 

used to determine dominance.  Dominant species were considered the most abundant plant species 

(when ranked in descending order of abundance and cumulatively totaled) that immediately exceeds 
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50% of the total dominance measure (basal area) for the stratum, plus any additional species comprising 

20% or more of the total dominance measure for the stratum. Once the dominant species were 

determined, they were treated equally to determine the presence of hydrophytic vegetation. If the 

number of dominant species with a Wetland Indicator Status of FAC (excluding FAC-), FACW or OBL is 

greater than, or equal to, the number of remaining dominant species, the area was considered a 

jurisdictional wetland resource area based on vegetation. 

 

A soil sample from each wetland sample plot is also taken. Each soil sample goes to a depth of at least 

12-24 inches. The soil is characterized to determine if the soil sample is considered a hydric (wetland) 

soil. Soil samples, including mottles, are characterized based on color using Munsell Soil-Color charts 

as a color reference and Env-Wt 301(c) as described above.  

 

The general area is then assessed for hydrologic conditions, including, but not limited to, site inundation, 

depth to free water, depth of soil saturation, water marks, drift lines, sediment deposits, and water-

stained leaves. 

 

2.3 Nontidal (Freshwater) Wetlands 

Per Env-Wt 103.47 “Non-tidal wetland” means a wetland that is not subject to periodic inundation by 

tidal waters. The limit of the nontidal wetland was determined utilizing the Federal Delineation Method 

by locating the transitional area between wetland and upland vegetation, soils and hydrologic 

conditions. Wetland flags left in the field included: 

 

- WET-A1 through WET-A12 (WET “A” Series) 

 

Dominant vegetation within the wetland resource area included white meadowsweet (Spiraea latifolia) 

and broad-leaved cattail (Typha latifolia). species that generally thrive in wet conditions. Soils within the 

BVW’s were composed of a thick organic layer underlain by sandy loam with redoximorphic features. 

Other indicators of wetland hydrology included surface water and saturation.  

 

Dominant vegetation in the adjacent upland area included white meadowsweet (Spiraea latifolia), 

Canada goldenrod (Solidago canadensis), field horsetail (Equisetum arvense), Asiatic bittersweet 
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(Celastrus orbiculatus). Soils within the upland were composed of fine sandy loam with no evidence of 

mottling or hydrology within the top 8 inches. A restrictive layer was present at 8 inches of gravel and fill.   

 

These wetlands are classified using the Cowardin “Classification of Wetlands and Deepwater Habitats of 

the United States” as PEM1E, P – Palustrine, EM - Emergent, 1 Persistent, E Seasonally 

Flooded/Saturated.   

 

At the state level in NH, nontidal wetlands are regulated by the Fill and Dredge in Wetlands Act (RSA 

482-A), unless otherwise specified by rule or law. The City of Portsmouth has a 100-foot buffer on non-

tidal wetlands.  

2.4  Banks – Perennial Stream/River 

Per Env-Wt 103.53 “Perennial stream” means a watercourse that is in the groundwater table for most of 

the year and so has groundwater as its primary source of water for stream flow, with runoff from rainfall 

and snowmelt as a supplemental source of water, so that it contains flowing water year-round during a 

typical year. Perennial streams are delineated by identifying the limit of the bank and the ordinary high-

water mark on each side of the watercourse (Env-Wt 406.04(a)). Per Env-Wt 102.15 “Bank” means the 

transitional slope adjacent to the edge of a surface water body, the upper limit of which is usually defined 

by a break in slope, or for a wetland, where a line delineated in accordance with Env-Wt 400 indicates a 

change from wetland to upland. Per RSA 483-B:4, XI-e. "Ordinary high water mark" means the line on 

the shore, running parallel to the main stem of the river, established by the fluctuations of water and 

indicated by physical characteristics such as a clear, natural line impressed on the immediate bank, 

shelving, changes in the character of soil, destruction of terrestrial vegetation, the presence of litter and 

debris, or other appropriate means that consider the characteristics of the surrounding areas. Where 

the ordinary high-water mark is not easily discernable, the ordinary high-water mark may be determined 

by the department of environmental services. 

 

A single perennial stream/river was identified on site. Based on the current mapping available from the 

United States Geological Survey (USGS) this stream is called Hodgson Brook. The perennial stream 

bank was flagged. Wetland flags left in the field included: 

 

- TOB-A1 through TOB-A12 (TOB “A” Series) – Hodgson Brook 
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The perennial stream ordinary high water mark was flagged. Wetland flags left in the field included: 

 

- OHW-A1 through OHW-A12 (OHW “A” Series) – Hodgson Brook 

 

Utilizing the New Hampshire hydrography dataset archived by the Geographically Referenced Analysis 

and Information Transfer System (GRANIT) Hodgson Brook is not a fourth order stream or higher. Since 

Hodgson Brook is not a fourth order stream or higher is it not considered a “public water“per RSA 483-

B:4, XVI and not subject to the Shoreland Water Quality Protection Act (RSA 483-B).  

 

Perennial streams/rivers are considered to be “Surface Waters of the State” (RSA 485-A:2, XIV) and as 

such at the state level they are regulated by the Fill and Dredge in Wetlands Act (RSA 482-A), unless 

otherwise specified by rule or law. The City of Portsmouth has a 100-foot buffer on perennial streams.  

2.5 Other Protected Areas   

Weston & Sampson created Environmental Resources Maps (see Figures 3 – 4.4) of the site to 

determine the presence of other protected areas. These areas included: 

 

- Designated River Segment/Corridor 

- Prime Wetlands 

- FEMA 100 Year Floodplain 

- Wildlife Action Plan 

- Endangered and Rare Species/Habitat 

 

Designated River Segment/Corridor 

The New Hampshire Rivers Management and Protection Program (RMPP) was established in 1988 with 

the passage of RSA 483 to protect certain rivers, called Designated Rivers, for their outstanding natural 

and cultural resources. The New Hampshire Department of Environmental Services RMPP maintains a 

NH Designated River Corridor Web Map viewer showing all of the jurisdictional designated river 

segments.  The Designated River corridor is defined as the river and the land area located within a 

distance of 1,320 feet (1/4 mile) of the normal high water mark or to the landward extent of the 100 year 

floodplain of a designated river as designated by the Federal Emergency Management Agency, 

whichever distance is larger.  
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A map of the investigation area utilizing the NH Designated River Corridor Web Map viewer is shown in 

Figure 4.1. There are no designated river segments or corridors located within the investigation area.   

 

Prime Wetlands 

Per RSA 482-A:15.1(a) Any municipality, by its conservation commission, or, in the absence of a 

conservation commission, the planning board, or, in the absence of a planning board, the local 

governing body, may undertake to designate, map, and document prime wetlands lying within its 

boundaries, or if such areas lie only partly within its boundaries, then that portion lying within its 

boundaries. The conservation commission, planning board, or governing body shall give written notice 

to the owner of the affected land and all abutters 30 days prior to the public hearing, before designating 

any property as prime wetlands.  

 

The City of Portsmouth NH has chosen to designate prime wetlands. A map of Priority Resource Areas 

is shown in Figure 4.4. There are no prime wetlands located within the investigation area.   

 

FEMA 100 Year Floodplain 

The Federal Emergency Management Agency (FEMA) has designated a series of zones which are 

defined according to varying levels of flood risk. Per FEMA a flood is any relatively high streamflow 

overtopping the natural or artificial banks in any reach of a stream. The 100-year floodplain is the zone 

with a 1% annual chance of flooding. FEMA Flood Insurance Rate Maps (FIRM) were created online 

from the FEMA website to determine if there is a 100-year flood zone at the site.   

 

See Figure 3 for FIRM map. Based on FEMA flood maps the investigation area is not located within the 

100-year floodplain.  

 

Wildlife Action Plan 

In 2020 an update was completed of the New Hampshire Fish and Game Wildlife Action Plan. According 

to the NH Fish and Game the aim of the Wildlife Action Plan seeks to “identify species in greatest need 

of conservation, habitats that are at the greatest risk, as well as land uses and activities that present the 

greatest threats to wildlife and habitat.” The NH Wildlife Action Plan includes mapping data available for 

use by stakeholders: 
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1. Habitat Land Cover Map: which shows where the different types of wildlife habitat are located 

throughout the state. 

2. Highest Ranked Habitat by Ecological Condition Map: which shows where habitats in the best 

ecological condition in the state are located, based on biodiversity, arrangement of habitat types on the 

landscape, and lack of human impacts.  

 

After learning what habitat may be present within a proposed project area the Wildlife Action Plan informs 

stakeholders about strategies for managing and protecting wildlife. The data from these maps is 

available on the Geographically Referenced Analysis and Information Transfer System (GRANIT) viewer.  

 

Two maps have been created to illustrate the New Hampshire Fish and Game Wildlife Action Plan data 

available, and they are shown in Figure 4.2-4.3. According to the Highest Ranked Habitat Map (Figure 

4.2) the investigation area is not located within wildlife habitat. According to the Habitat Land Cover Map 

(Figure 4.3) the investigation area is composed of developed or barren land and developed impervious 

cover types.  

 

Endangered and Rare Species/Habitat 

The New Hampshire Natural Heritage Bureau (NHB) keeps records of known locations of rare species 

and natural communities. The NHB Datacheck Tool allows the user to outline the limits of the proposed 

project area in order to determine if there are any records of rare species and natural communities within 

the proposed project limits.  

 

The approximate proposed project limits were mapped using the NHB Datacheck Tool. The NHB 

records indicate the investigation area has potential impacts for any rare species and natural 

communities (see Appendix C). This mapping is regularly updated and subject to change.  

 

If any portion of the project involves a federal nexus (i.e. federal permitting, federal funding etc..), 

additional information may be required from the U.S. Fish and Wildlife Service.  
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3.0 SUMMARY 

On May 16
th

, 2025, a wetland delineation was conducted on Coakley Road adjacent to 65 Borthwick 

Avenue in Portsmouth, NH. One nontidal (freshwater) wetland and one perennial stream/river were 

identified and flagged at the site. 

 

Additional environmental mapping was conducted using GRANIT data layers and FEMA FIRM mapping. 

This additional mapping indicates the investigation area may have potential impacts to rare species and 

natural communities per the NHB data check. 

 

 



 

 

 

 
 

4-1 

Wetland Delineation Report New Leaf, Portsmouth NH 

westonandsampson.com 

4.0 REFERENCES 

 

Cowardin, L. M., V. Carter, F. C. Golet, E. T. LaRoe. 1979. Classification of wetlands and deepwater 

habitats of the United States. U. S. Department of the Interior, Fish and Wildlife Service, Washington, 

D.C. Jamestown, ND: Northern Prairie Wildlife Research Center Home Page. 

http://www.npwrc.usgs.gov/resource/1998/classwet/classwet.htm (Version 04DEC98). 

 

FEMA Flood Map Service Center, online at msc.fema.gov/portal Assessed on 5/21/2025. 

 

New England Hydric Soils Technical Committee, 2019, Version 4, Field Indicator of Identifying Hydric 

Soils in New England. New England Interstate Water Pollution Control Commission, Lowell, MA. 

 

Tiner, Jr., Ralph W., 2005, Field Guide to Nontidal Wetland Identification 

 

United States Department of Agriculture, Natural Resources Conservation Service.  2018.  Field 

Indicators of Hydric Soils in the United States, Version 8.2.  L. M. Vasilas, G. W. Hurt, and J.F. Berkowitz 

(eds.).  USDA, NRCS, in cooperation with the National Technical Committee for Hydric Soils.  

 

USACOE, January 1987, Corps of Engineers Wetlands Delineation Manuel, Wetlands Research 

Program Technical Report Y-87-1. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



TOB A4

TOB A5

TOB A6

TOB A7

TOB A8
TOB A9OHW A9

OHW A8

OHW A7

OHW A6

OHW A5

OHW A4

WET A9

WET A8
WET A7

WET A6WET A5WET A4
WET A3

WET A2

TOB A10 TOB A11
OHW A11OHW A10

WET A10

TOB A12 stop

OHW A12 stop

OHW A1/TOB A1

TOB A3 stop.culvert
OHW A3 start culvert

WET A11 stop culvert
WET A12 start culvert

WET A1/OHW A2/TOB A2 stop culvert

Coakley Rd

FIGURE 1
New Leaf

Portsmouth NH
Wetlands Field Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\1 Wetland Field Map.mxd   User: Herrick.Devin   Saved: 5/21/2025  5:22:17 PM   Opened: 5/21/2025  5:22:43 PM
Legend

Wetland Flags
Ordinary High Water
Top of Bank
Wetland
Investigation Area
NH DOT Roads
Parcels
Estuarine and Marine Deepwater
Estuarine and Marine Wetland
Freshwater Emergent Wetland
Freshwater Forested/Shrub Wetland
Freshwater Pond
Lake
Other
Riverine

USGS NH 2021\2022 6-inch Orthophotos (RGB)
RGB

Red:    Band_1
Green: Band_2
Blue:   Band_3

100 0 10050
Feet²



Copyright:© 2013 National Geographic Society, i-cubed

FIGURE 2
New Leaf

Portsmouth NH
USGS Topographic Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\2 USGS Template.mxd   User: Herrick.Devin   Saved: 5/21/2025  5:25:05 PM   Opened: 5/21/2025  5:25:15 PM

Legend
Investigation Area

1,000 0 1,000500
Feet²



FIGURE 3
New Leaf

Portsmouth NH
FEMA Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\3 FEMA Template.mxd   User: Herrick.Devin   Saved: 5/21/2025  5:30:11 PM   Opened: 5/21/2025  5:30:17 PM

Legend

Investigation Area

1,000 0 1,000500
Feet²



TOB A4

TOB A5

TOB A6

TOB A7

TOB A8
TOB A9OHW A9

OHW A8

OHW A7

OHW A6

OHW A5

OHW A4

WET A9

WET A8
WET A7

WET A6WET A5WET A4
WET A3

WET A2

TOB A10 TOB A11
OHW A11OHW A10

WET A10

TOB A12 stop

OHW A12 stop

OHW A1/TOB A1

TOB A3 stop.culvert
OHW A3 start culvert

WET A11 stop culvert
WET A12 start culvert

WET A1/OHW A2/TOB A2 stop culvert

Coakley Rd

FIGURE 4.1
New Leaf

Portsmouth NH
Designated River Map

Path: \\wse03.local\WSE\Projects\Private\New Leaf Energy\EV Charging Designs\Portsmouth, NH\Permitting\Wetland Delineation Report\GIS\4 Designated River.mxd   User: Herrick.Devin   Saved: 5/23/2025  1:58:46 PM   Opened: 5/23/2025  1:59:06 PM Legend
Wetland Flags
Ordinary High Water
Top of Bank
Wetland
Investigation Area
NH DOT Roads
Parcels
Designated_Rivers
Approx Designated River Corridor

USGS NH 2021\2022 6-inch Orthophotos (RGB)
RGB

Red:    Band_1
Green: Band_2
Blue:   Band_3

100 0 10050
Feet²



Coakley Rd

FIGURE 4.2
New Leaf

Portsmouth NH
Wildlife Action Plan 

Highest Rank Habitat Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\5 WAP 1.mxd   User: Herrick.Devin   Saved: 5/21/2025  5:34:49 PM   Opened: 5/21/2025  5:35:30 PM

Legend
Investigation Area
NH DOT Roads
Parcels
1 Highest Ranked Habitat in New Hampshire
2 Highest Ranked Habitat in Biological Region
3 Supporting Landscapes

USGS NH 2021\2022 6-inch Orthophotos (RGB)
RGB

Red:    Band_1
Green: Band_2
Blue:   Band_3

100 0 10050
Feet²



FIGURE 4.3
New Leaf

Portsmouth NH
Wildlife Action Plan 

Habitat Land Cover Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\6 WAP 2.mxd   User: Herrick.Devin   Saved: 5/21/2025  5:38:54 PM   Opened: 5/21/2025  5:39:54 PM
Legend

Investigation Area
Alpine
Appalachian oak-pine
Cliff and Talus
Coastal island
Developed Impervious
Developed or Barren land
Dune
Floodplain forest
Grassland
Hemlock-hardwood-pine
High-elevation spruce-fir
Lowland spruce-fir
Northern hardwood-conifer
Northern swamp
Open water
Peatland
Pine barren
Rocky ridge
Salt marsh
Sand/Gravel
Temperate swamp
Wet meadow/shrub wetland

USGS NH 2021\2022 6-inch Orthophotos (RGB)
RGB

Red:    Band_1
Green: Band_2
Blue:   Band_3

100 0 10050
Feet²



FIGURE 4.4
New Leaf

Portsmouth NH
Prime Wetland Map

Path: \\wse03.local\WSE\Depts\Water\Staff\DKB\1_Current Projects\Portsmouth NH New Leaf\NH Report Template\GIS\7 Priority Resource Areas_WPPT.mxd   User: Herrick.Devin   Saved: 5/21/2025  6:00:54 PM   Opened: 5/21/2025  6:00:59 PM

1,000 0 1,000500
Feet²

Legend
Investigation Area



 

 

 

 

 

 

Wetland Delineation Report New Leaf, Portsmouth NH 

westonandsampson.com 

 

APPENDIX A 

 

ACOE Wetland Determination Data Forms 

 

 

  



Project/Site: Sampling Date:

Applicant/Owner: State: Sampling Point:

Investigator(s):

Subregion (LRR or MLRA): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

If yes, optional Wetland Site ID:

Secondary Indicators (minimum of two required)

X

X

Wetland Hydrology Present?

Slope (%):Landform (hillside, terrace, etc.):

Are climatic / hydrologic conditions on the site typical for this time of year?

significantly disturbed? Are “Normal Circumstances” present?

naturally problematic?

Surface Water Present?

Section, Township, Range:

concaveLocal relief (concave, convex, none):

Yes

Algal Mat or Crust (B4)

(If needed, explain any answers in Remarks.)

Thin Muck Surface (C7)

Devin Herrick, CWS

LRR R

(If no, explain in Remarks.) 

roadside

Marl Deposits (B15)

Yes No

0-3

WGS84

Wetland Hydrology Indicators:

Wetland Hydrology Present?

Is the Sampled Area
within a Wetland?

Primary Indicators (minimum of one is required; check all that apply)                                     

Yes

Yes

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Water-Stained Leaves (B9)

NoNoX

X No

1

Yes

Remarks:  (Explain alternative procedures here or in a separate report.)

Yes

HYDROLOGY

Surface Soil Cracks (B6)

Aquatic Fauna (B13)

Drainage Patterns (B10)

Moss Trim Lines (B16)

Dry-Season Water Table (C2)

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

X

PEM1

X

New Leaf

No

43.069731

Scitico

5/16/2025

WET A WET

Coakley Road PortsmouthCity/County:

NH

-70.780383

Yes NoX

NoX

Surface Water (A1)

FAC-Neutral Test (D5)

Shallow Aquitard (D3)

Microtopographic Relief (D4)

Remarks: 

(includes capillary fringe)

Yes X No

NoYes

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Field Observations:

Water Table Present?

High Water Table (A2)

Saturation (A3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Other (Explain in Remarks)

Oxidized Rhizospheres on Living Roots (C3)Sediment Deposits (B2)

Drift Deposits (B3)

Crayfish Burrows (C8)Hydrogen Sulfide Odor (C1)

NoYes X

Depth (inches):X

0Depth (inches): X

Depth (inches):

Saturation Visible on Aerial Imagery (C9)

Stunted or Stressed Plants (D1)

Geomorphic Position (D2)

Sparsely Vegetated Concave Surface (B8)

Saturation Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations
1 
(Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

VEGETATION

(A)

(B)

(A)

Prevalence Index  = B/A =

Tree Stratum

Woody Vine Stratum

Remarks:  (Include photo numbers here or on a separate sheet.)

1 - Rapid Test for Hydrophytic Vegetation

2 - Dominance Test is >50%

3 - Prevalence Index is ≤3.0
1

)

=Total Cover

1
Indicators of hydric soil and wetland hydrology must be 

present, unless disturbed or problematic.

1.05

Problematic Hydrophytic Vegetation
1
 (Explain)

Typha latifolia

Indicator 

Status

Absolute 

% Cover

Dominant 

Species?

Spiraea latifolia 5

15 ft radius

105

)

=Total Cover

)5 ft radius

=Total Cover

=Total Cover

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 

at breast height (DBH), regardless of height.

Definitions of Vegetation Strata:

Herb – All herbaceous (non-woody) plants, regardless 

of size, and woody plants less than 3.28 ft tall.

Hydrophytic 
Vegetation 
Present?

Woody vines – All woody vines greater than 3.28 ft in 

height.

XYes No

Sapling/shrub – Woody plants less than 3 in. DBH and 

greater than or equal to 3.28 ft (1 m) tall.

Yes100 OBL

No FACW

Hydrophytic Vegetation Indicators:

0

110

Multiply by:

10

100.0%

Percent of Dominant Species 

That Are OBL, FACW, or FAC:

Total % Cover of:

Prevalence Index worksheet:

100

5

0

0

data in Remarks or on a separate sheet)

0

105

X

X

0

100

0

– Use scientific names of plants.

OBL species

FACW species

FAC species

FACU species

UPL species

WET A WET

1

1

30 ft radius

Total Number of Dominant 

Species Across All Strata:

) Dominance Test worksheet:

Number of Dominant Species 

That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

100

Marl (F10) (LRR K, L) Other (Explain in Remarks)

5

Loc
2

Texture Remarks

Loamy/Clayey

Muck

Very Shallow Dark Surface (TF12)

1
Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

organic

Prominent redox concentrations

Color (moist)

6-18 95

XDepth (inches):                   YesHydric Soil Present?

%

M

This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to reflect the NRCS Field Indicators of Hydric Soils version 

7.0 March 2013 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)                                                                                               

Remarks:

Stripped Matrix (S6)

Restrictive Layer (if observed):

No

Depleted Below Dark Surface (A11)

WET A WETSOIL

Type
1

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Histosol (A1)

Indicators for Problematic Hydric Soils3:
2 cm Muck (A10) (LRR K, L, MLRA 149B)

Redox FeaturesDepth

(inches) Color (moist)

2.5Y 4/1

10YR 2/10-6

10YR 4/6

MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)

2
Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators:
Polyvalue Below Surface (S8) (LRR R,

%

Matrix

Histic Epipedon (A2)

C

5 cm Mucky Peat or Peat (S3) (LRR K, L, R)

Sandy Redox (S5)

Dark Surface (S7)

Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Piedmont Floodplain Soils (F19) (MLRA 149B)

Red Parent Material (F21)

Depleted Matrix (F3)X

Black Histic (A3)

Polyvalue Below Surface (S8) (LRR K, L)

Thin Dark Surface (S9) (LRR K, L)

Iron-Manganese Masses (F12) (LRR K, L, R)

3
Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7)

Redox Depressions (F8)

Redox Dark Surface (F6)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

Loamy Mucky Mineral (F1) (LRR K, L)

Loamy Gleyed Matrix (F2)

High Chroma Sands (S11) (LRR K, L)

Type:

Thin Dark Surface (S9) (LRR R, MLRA 149B)

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Project/Site: Sampling Date:

Applicant/Owner: State: Sampling Point:

Investigator(s):

Subregion (LRR or MLRA): Lat: Long: Datum:

Soil Map Unit Name: NWI classification:

Are Vegetation , Soil , or Hydrology

Are Vegetation , Soil , or Hydrology

SUMMARY OF FINDINGS – Attach site map showing sampling point locations, transects, important features, etc.

If yes, optional Wetland Site ID:

Secondary Indicators (minimum of two required)

Wetland Hydrology Present?

Slope (%):Landform (hillside, terrace, etc.):

Are climatic / hydrologic conditions on the site typical for this time of year?

significantly disturbed? Are “Normal Circumstances” present?

naturally problematic?

Surface Water Present?

Section, Township, Range:

concaveLocal relief (concave, convex, none):

Yes

Algal Mat or Crust (B4)

(If needed, explain any answers in Remarks.)

Thin Muck Surface (C7)

Devin Herrick, CWS

LRR R

(If no, explain in Remarks.) 

roadside

Marl Deposits (B15)

Yes No

0-3

WGS84

Wetland Hydrology Indicators:

Wetland Hydrology Present?

Is the Sampled Area
within a Wetland?

Primary Indicators (minimum of one is required; check all that apply)                                     

Yes

Yes

Hydrophytic Vegetation Present?

Hydric Soil Present? 

Water-Stained Leaves (B9)

NoNo X

XNo

Yes

Remarks:  (Explain alternative procedures here or in a separate report.)

Yes

HYDROLOGY

Surface Soil Cracks (B6)

Aquatic Fauna (B13)

Drainage Patterns (B10)

Moss Trim Lines (B16)

Dry-Season Water Table (C2)

WETLAND DETERMINATION DATA FORM – Northcentral and Northeast Region 

X

X

New Leaf

No

43.069731

Scitico

5/16/2025

WET A UP

Coakley Road PortsmouthCity/County:

NH

-70.780383

Yes NoX

No X

Surface Water (A1)

FAC-Neutral Test (D5)

Shallow Aquitard (D3)

Microtopographic Relief (D4)

Remarks: 

(includes capillary fringe)

Yes No

NoYes

Describe Recorded Data (stream gauge, monitoring well, aerial photos, previous inspections), if available:

Field Observations:

Water Table Present?

High Water Table (A2)

Saturation (A3)

Water Marks (B1)

Iron Deposits (B5)

Inundation Visible on Aerial Imagery (B7)

Presence of Reduced Iron (C4)

Recent Iron Reduction in Tilled Soils (C6)

Other (Explain in Remarks)

Oxidized Rhizospheres on Living Roots (C3)Sediment Deposits (B2)

Drift Deposits (B3)

Crayfish Burrows (C8)Hydrogen Sulfide Odor (C1)

NoYes

Depth (inches):X

XX Depth (inches):

X Depth (inches):

Saturation Visible on Aerial Imagery (C9)

Stunted or Stressed Plants (D1)

Geomorphic Position (D2)

Sparsely Vegetated Concave Surface (B8)

Saturation Present?

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

(Plot size:

1.

2.

3.

4.

5.

6. (A/B)

7.

Sapling/Shrub Stratum (Plot size: x 1 =

1. x 2 =

2. x 3 =

3. x 4 =

4. x 5 =

5. Column Totals: (B)

6.

7.

Herb Stratum (Plot size:

1.

2. 4 - Morphological Adaptations
1 
(Provide supporting

3.

4.

5.

6.

7.

8.

9.

10.

11.

12.

(Plot size:

1.

2.

3.

4.

VEGETATION

(A)

(B)

(A)

Prevalence Index  = B/A =

Tree Stratum

Woody Vine Stratum

Remarks:  (Include photo numbers here or on a separate sheet.)

1 - Rapid Test for Hydrophytic Vegetation

2 - Dominance Test is >50%

3 - Prevalence Index is ≤3.0
1

)

=Total Cover

FACW

1
Indicators of hydric soil and wetland hydrology must be 

present, unless disturbed or problematic.

3.25

12

Problematic Hydrophytic Vegetation
1
 (Explain)

Equisetum arvense

Indicator 

Status

Absolute 

% Cover

Dominant 

Species?

Solidago canadensis 15

15 ft radius

Spiraea latifolia

Celastrus orbiculatus

40

)

UPL

=Total Cover

)5 ft radius

=Total Cover

=Total Cover

Tree – Woody plants 3 in. (7.6 cm) or more in diameter 

at breast height (DBH), regardless of height.

Definitions of Vegetation Strata:

Herb – All herbaceous (non-woody) plants, regardless 

of size, and woody plants less than 3.28 ft tall.

X

Hydrophytic 
Vegetation 
Present?

Woody vines – All woody vines greater than 3.28 ft in 

height.

Yes No

Sapling/shrub – Woody plants less than 3 in. DBH and 

greater than or equal to 3.28 ft (1 m) tall.

Yes25

5

5 Yes

1

FAC

Yes FACU

FACNo

Cornus sericea

Hydrophytic Vegetation Indicators:

25

185

Multiply by:

22

50.0%

Percent of Dominant Species 

That Are OBL, FACW, or FAC:

Total % Cover of:

Prevalence Index worksheet:

10

1

FACWYes

No

0

11

26

15

data in Remarks or on a separate sheet)

5

57

78

0

60

Frangula alnus

– Use scientific names of plants.

OBL species

FACW species

FAC species

FACU species

UPL species

WET A UP

2

4

30 ft radius

Total Number of Dominant 

Species Across All Strata:

) Dominance Test worksheet:

Number of Dominant Species 

That Are OBL, FACW, or FAC:

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



Sampling Point:

100

Marl (F10) (LRR K, L) Other (Explain in Remarks)

Loc
2

Texture Remarks

Loamy/Clayey

Very Shallow Dark Surface (TF12)

1
Type:  C=Concentration, D=Depletion, RM=Reduced Matrix, CS=Covered or Coated Sand Grains.

fine sandy loam

Color (moist)

X8Depth (inches):                   YesHydric Soil Present?

%

This data form is revised from Northcentral and Northeast Regional Supplement Version 2.0 to reflect the NRCS Field Indicators of Hydric Soils version 

7.0 March 2013 Errata. (http://www.nrcs.usda.gov/Internet/FSE_DOCUMENTS/nrcs142p2_051293.docx)               gravel fill and disturbance                                      

Remarks:

Stripped Matrix (S6)

Restrictive Layer (if observed):
gravel/fill

No

Depleted Below Dark Surface (A11)

WET A UPSOIL

Type
1

Profile Description:  (Describe to the depth needed to document the indicator or confirm the absence of indicators.)

Histosol (A1)

Indicators for Problematic Hydric Soils3:
2 cm Muck (A10) (LRR K, L, MLRA 149B)

Redox FeaturesDepth

(inches) Color (moist)

10YR 3/30-8

MLRA 149B) Coast Prairie Redox (A16) (LRR K, L, R)

2
Location:  PL=Pore Lining, M=Matrix.

Hydric Soil Indicators:
Polyvalue Below Surface (S8) (LRR R,

%

Matrix

Histic Epipedon (A2)

5 cm Mucky Peat or Peat (S3) (LRR K, L, R)

Sandy Redox (S5)

Dark Surface (S7)

Mesic Spodic (TA6) (MLRA 144A, 145, 149B)

Piedmont Floodplain Soils (F19) (MLRA 149B)

Red Parent Material (F21)

Depleted Matrix (F3)

Black Histic (A3)

Polyvalue Below Surface (S8) (LRR K, L)

Thin Dark Surface (S9) (LRR K, L)

Iron-Manganese Masses (F12) (LRR K, L, R)

3
Indicators of hydrophytic vegetation and wetland hydrology must be present, unless disturbed or problematic.

Sandy Gleyed Matrix (S4) Depleted Dark Surface (F7)

Redox Depressions (F8)

Redox Dark Surface (F6)

Hydrogen Sulfide (A4)

Stratified Layers (A5)

Thick Dark Surface (A12)

Sandy Mucky Mineral (S1)

Loamy Mucky Mineral (F1) (LRR K, L)

Loamy Gleyed Matrix (F2)

High Chroma Sands (S11) (LRR K, L)

Type:

Thin Dark Surface (S9) (LRR R, MLRA 149B)

US Army Corps of Engineers Northcentral and Northeast Region – Version 2.0



 

 

 

 

 

 

Wetland Delineation Report New Leaf, Portsmouth NH 

westonandsampson.com 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX B 

 

Site Photographs 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 
Photo 1: TOB-A Series 

 

 
Photo 2: WET-A Series 
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APPENDIX C 

 

NHB Datacheck Forms 





 
 

Attachment G - Abutter List 

 

 

 



Attachement  G - Abutters List 

Abutters Street Address Owner Name Owner Address Map - Lot Zoning District

35509 549 US ROUTE 1 BYP
MEADOWBROOK INN CORP C/O 
PORTSMOUTH CHEVROLET

549 ROUTE 1 BYPASS, 
PORTSMOUTH, NH 03801

0234-0051-0000 G1

35513 650 BORTHWICK AVE NAVEESHA HOSPITALITY LLC
110 HARTWELL AVE SUITE 300, 
LEXINGTON, MA 02421

0234-0007-0006 G1

35275 185 COTTAGE ST AER RE LLC PO BOX 93, RYE BEACH, NH 03871 0174-0014-0000 G1

37643 500 US ROUTE 1 BYP
HOLLOWAY P J 2002 REV TR (50% INT) 
HOLLOWAY PAUL J TRUSTEE

500 US ROUTE 1 BYPASS, 
PORTSMOUTH, NH 03801

0173-0009-0000 G1
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	Name of Applicant: Coakley Road EV Charging 1, LLC
	Date Submitted: May 28, 2025
	Application # in City’s online permitting: LU-25-66
	Site Address: 505 US-1 Bypass, Portsmouth, NH 03801
	Map: 0234
	Lot: 0005-0000
	Required Items for Submittal: 
	Complete application form submitted via the City’s web-based: Complete application form submitted via the City 19s web-based
	Plan Sheet/Note #: ViewPoint Cloud Online Land Use Application LU-25-66
	N/A: 
	All application documents, plans, supporting documentation and: All application documents, plans, supporting documentation and
	and materials shall be submitted to the Planning Department by the: ViewPoint Cloud Online Land Use Application LU-25-66. Hard copy delivered to Planning Department on May 28, 2025
	N/A (1): 
	Required Items for Submittal (1): 
	Statement that lists and describes “green” building components and: Off
	 Statement that lists and describes “green” building components and: Not Applicable - the proposed project is not a building. 
	Requested: 
	Existing and proposed gross floor area and dimensions of all: Existing and proposed gross floor area and dimensions of all
	N/A (2): Project Narrative - Page 3, Table 3
	N/A (3): 
	Tax map and lot number, and current zoning of all parcels under Site: Tax map and lot number, and current zoning of all parcels under Site
	 Tax map and lot number, and current zoning of all parcels under Site: Project Narrative - Page 1

	N/A (4): 
	Required Items for Submittal#1: 
	Owner’s name, address, telephone number, and signature. Name,: Owner 19s name, address, telephone number, and signature. Name,
	address, and telephone number of applicant if different from owner: Project Narrative - Page 2 and 3
	N/A#1: 
	Names and addresses including Tax Map and Lot number and: Names and addresses including Tax Map and Lot number and
	conservation, preservation or agricultural preservation restrictions: Attachment G - Abutters List
	N/A (1)#1: 
	Names, addresses and telephone numbers of all professionals: Names, addresses and telephone numbers of all professionals
	N/A (2)#1: Project Narrative - Page 2 and 3
	N/A (3)#1: 
	List of reference plans: List of reference plans
	N/A (4)#1: Attachment C - Site Plans
	N/A (5): 
	List of names and contact information of all public or private utilities: List of names and contact information of all public or private utilities
	 List of names and contact information of all public or private utilities: Eversource is the electric utility, all other utilities will not be affected by this project. 
	N/A (6): 
	Required Items for Submittal (1)#1: 
	Full size plans shall not be larger than 22 inches by 34 inches with: Full size plans shall not be larger than 22 inches by 34 inches with
	N/A (7): 
	Scale: Not less than 1 inch = 60 feet and a graphic bar scale shall be: Scale: Not less than 1 inch = 60 feet and a graphic bar scale shall be
	N/A (8): 
	GIS data should be referenced to the coordinate system New: GIS data should be referenced to the coordinate system New
	sheets: See Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY
	N/A (9): 
	Plans shall be drawn to scale and stamped by a NH licensed civil: Plans shall be drawn to scale and stamped by a NH licensed civil
	N/A (10): 
	Wetlands shall be delineated by a NH certified wetlands scientist: Wetlands shall be delineated by a NH certified wetlands scientist
	 Wetlands shall be delineated by a NH certified wetlands scientist: Attachment E - Wetland Delineation Report 
	Title name of development project), north point, scale, legend: Title name of development project), north point, scale, legend
	 Title (name of development project), north point, scale, legend: Attachment C - Site Plans
	Date plans first submitted, date and explanation of revisions: Date plans first submitted, date and explanation of revisions
	N/A (11): Attachment C - Site Plans
	Individual plan sheet title that clearly describes the information that: Individual plan sheet title that clearly describes the information that
	N/A (12): 
	Source and date of data displayed on the plan: Source and date of data displayed on the plan
	sheets (1): Attachment C - Site Plans
	Required Items for Submittal#2: 
	Check Box20: Yes
	Surveyed plan of site showing existing natural and built features;: See Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY
	Requested#1: 
	Check Box21: Yes
	Text44: For existing buildings and structures see the Existing Conditions Sheet Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY. See Project Narrative - Page 3, Table 3. Existing Buildings Dimensional Information
	Text45:  
	Check Box22: Off
	AASHTO truck turning templates, description of minimum vehicle: Not applicable, the project does not propose to change the existing motel's access or circulation. 
	Text47: 
	Check Box23: Yes
	Text48: See Sheet C-2.1 Site Plan and Project Narrative - Page 1-2 for information regarding parking calculations 
	Text49: 
	Check Box24: Yes
	Location of wells and monitoring wells (include protective radii: See Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY
	Text51:  
	Check Box25: Yes
	Text52: See Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY
	Text53:  
	Check Box26: Yes
	Size type and location of generator pads, transformers and other: See Sheet 1 of 1 - LIMITED ALTA/NSPS LAND TITLE SURVEY
	Text55: 
	8: 
	Text56: Not applicable
	Text57: 
	Text58: Not applicable
	Text59: 
	Check Box28: 
	Check Box29: 
	Location of proposed temporary and permanent material storage: Not applicable - the proposed project will not alter the existing storm water management system. 
	Text61: 
	Check Box30: 
	Type and placement of all lighting (exterior of building, parking lot: Not applicable. No outdoor lighting is proposed.
	Text63: 
	11. Indicate where dark sky friendly lighting measures have: 
	Text64: Not applicable. No outdoor lighting is proposed.
	Text65: 
	Check Box32: Yes
	Text66: See Sheet C-2.1 Site Plan 
	Text67: 
	Check Box33: Yes
	Existing/Proposed contours (2 foot minimum) and finished: See Sheet C-2.1 Site Plan 
	Text69: 
	Check Box34: 
	Type, extent and location of all existing/proposed open space: Not applicable
	Text71: 
	15. All easements, deed restrictions and non-public rights of: 15. All easements, deed restrictions and non-public rights of
	 15. All easements, deed restrictions and non-public rights of: See Sheet C-2.1 Site Plan 
	Text73: 
	16. Character/Civic District All following information shall be: 
	 16. Character/Civic District (All following information shall be: Not applicable
	Text75: 
	17. Special Flood Hazard Areas 2.5.4.3Q: 
	All public utilities and facilities are located and construction to: Not applicable
	Text77: 
	Required Items for Submittal#3: 
	Traffic Impact Study or Trip Generation Report, as required: 
	Plan Sheet/Note ##1: Not applicable
	Requested#2: 
	Indicate where Low Impact Development Design practices have: Indicate where Low Impact Development Design practices have
	Plan Sheet/Note # (1): Project Narrative
	Text82: 
	Indicate whether the proposed development is located in a wellhead: 
	 Indicate whether the proposed development is located in a wellhead: Not applicable
	Text84: 
	Stormwater Management and Erosion Control Plan: 
	Text85: Not applicable - the proposed project will not alter the existing storm water management system. 
	Text86: 
	Inspection and Maintenance Plan 7.6.5: 
	Text87: Not applicable - the proposed project will not alter the existing storm water management system. 
	Text88: 
	Required Items for Submittal (1)#2: 
	All local approvals, permits, easements and licenses required,: All local approvals, permits, easements and licenses required,
	Plan Sheet/Note # (2): The project has received approval from the Zoning Board of Adjustment for a Variance Request on May 27, 2025
	Requested (1): 
	Exhibits, data, reports or studies that may have been required as: 
	Information on composition and quantity of water demand: Not applicable
	Text93: 
	A document from each of the required private utility service: 
	indicating an ability to provide all required private utilities to the: Not applicable
	Text95: 


