AGENDA

City of Portsmouth
Housing Blue Ribbon Committee
School Board Conference Room*
May 8, 2025
5:30 p.m. —7:00 pm

I.  Roll Call
II.  Approval of Minutes — March 13, 2025 & April 10, 2025
III.  City Council Referral — Re: Zoning Barriers

a. Parking
b. Density
¢. Map Changes
d. Gateway Incentives
e. Focus Groups
f.  Other

IV.  Public Comment

*Members of the public also have the option to join this meeting over Zoom. Please register in advance for this

Zoom meeting:
Register in advance for this meeting:

https://us06web.zoom.us/webinar/register/ WN_PsNdjSIEQbGJ-7Lgbmx6mQ

After registering, you will receive a confirmation email containing information about joining the meeting.


https://us06web.zoom.us/webinar/register/WN_PsNdj5IEQbGJ-7Lgbmx6mQ

City of Portsmouth
Housing Blue Ribbon Committee

Conference Room A*
MEETING MINUTES

April 10, 2025 at 5:30 p.m.
L Roll Call

Meeting Called to Order by Planning Manager Peter Stith at 5;30p.m.

Attending: Councilor Beth Moreau, School Board representative Byron Matto, Erik Anderson,
Tracy Kozak, Mary Loane, Dagan Migirditch, John O’Leary, Jennifer Stebbins Thomas, Megan
Corsetti, Assistant Mayor Joanna Kelley, Councilor John Tabor, Planning and Sustainability
Director Peter Britz. Absent: Andrew Samonas
II. Approval of Minutes (August 8 2024, August 14, 2024, September 19, 2024, October
17,2024, November 21, 2024, December 5, 2024 January 16, 2025, & February 13,
2025)
I11. Craig Welch — Portsmouth Housing Authority to provide an update on the PHA
portfolio, any expansion plans and what properties might accommodate additional
housing development.

We set a goal for ourselves of getting 500 units of below market housing as a committee. Thanks
for putting the Sherburne School in our hands. We are on schedule to submit our first plan to

the technical advisory committee in May and our schedule has us getting a project approved in
July which will be perfect. We’ve done a ton of due diligence: all the geotechnical work that's
required of not just the project but of the technical advisory committee, the water and sewer flow
tests, environmental reviews, we're updating the traffic study, the noise study, a full structural
evaluation of the school building itself and a specific evaluation of the cupola which needs
some serious work in order to preserve that. We’re looking for some grant funding to help with
that so a historical study will help determine eligibility for the National Registry [of Historic
Places]. In terms of threats in the current funding environment it goes without saying that any
construction project in the country sees threats in this current environment plus uncertainty in all
aspects of the economy in every region in the United States and even throughout the world.
Affordable housing projects are always hard even without what we're doing now and they
require a great deal of persistence and creativity, in this environment even more so. There are
potential negative impacts to both market rate and affordable housing around the country from a
combination of steep spikes in material cost while cuts in capital subsidy will affect both sides of
the ledger. But we are committed to continuing to move forward and the only way we can move
these projects forward is to continue to invest in them and be ready to go. We've dealt with
complexity before and it’s something that's happening with all affordable housing developers.
There's a tremendous amount of fear and emotion in the marketplace right now but history



proves that kind of stuff does ebb and flow. We remain aspirational about energy efficiency and
renewable energy which is really important to us but to achieve the long-term of that that you
need to make a lot of upfront investments and so those are the kind of things that are threatened.
We believe that the low-income housing tax credit program which is funding all affordable
housing units or construction in the United States will be maintained. If that program were to be
cut there’s one to 2,000 affordable housing projects in the country that will come to a

complete halt. We are seeing signs of subcontractors being really eager for work which is a
positive sign and wanting to get work into their pipelines, so we do anticipate some aggressive
bidding on projects when that time comes.

I want to applaud the City Council for making a really aggressive but thoughtful policy priority
to use city-owned land for this kind of thing. It was a courageous decision and the work of this
committee has really been outstanding. People were really smart and really thoughtful with their
approach on this committee.

When I received this invitation I thought the committee would be well served by hearing from
the director of multi-family finance from the New Hampshire Housing Finance Authority Ryan
Pope. He wouldn't have been able to accept that invitation for tonight but I encourage you to
invite him to give you a big picture scenario of what's happening in affordable housing
finance around the country but specifically in New Hampshire and what kind of constraints
we’re dealing with. He was outstanding as the housing navigator in Portsmouth, enough to be
hired for a pretty senior job at New Hampshire Housing Finance Authority.

I do believe that Portsmouth would benefit from revisiting and reframing the role of the PHA
within the city. The first sign [ saw of a pivot on that was when the City was out walking City-
owned land to potentially build more housing, without us receiving an invitation. Given the sort
of knowledge and the expertise that we have and our understanding of the marketplace that was
a missed opportunity to me and the first sign that our relationship had evolved into something
that was not our traditional role as a partner in the city to more like a vendor. I think the
committee voting to do a soul source contract with POAH on your next project is the opposite.
Prior to that I think it would be important for us to reframe our relationship so that we would be
in charge of that rfp process for finding a joint venture and being a part of whatever you have
next in the pipeline for new city- owned property or new projects.

We are laser-focused on Sherburne School that is a really challenging project. We have
evaluated a lot of opportunities including helping the city to evaluate opportunities. We're not
doing due diligence on other parcels but we're happy to talk to the city about what that would
look like and how we would work with you on that. I think we could add some value to that as
you know we own 13 properties throughout the city.

We were very prolific developers in our first 14 years between Gosling [Meadows] being built in
1959 and the Margeson Apartments being the last public housing. All of those properties are held
in what's called a deed of trust so there's no debt on them. We own them outright but we're



restricted from doing anything with them. We can't sell them or refinance but that is changing
now and so we now have an opportunity to gain complete ownership of those properties in a way
that will allow us to bring new tax credits and refinance those properties which would open up
some opportunities to either redevelop, rehab or even reposition some of our properties.

Right now we are exclusively dependent on rental apartments but there's a strong need for all
kinds of housing including more assisted living type housing and we might transition a property
into sort of some kind of specialized housing. The biggest property we have is Gosling
Meadows on 11 acres of very valuable commercial real estate. We did a charette with the
Workforce Housing Coalition many years ago but haven't gone further than doing a survey and
starting to consider what might be possible there for a mix of the housing that's already there but
also includes some four-story garden style apartments and a mix of market rate or affordable
apartments. The infrastructure there is pretty old and so there are some impediments to doing it
in phases but mostly there's really there’s just not enough capital subsidy and not enough tax
credits in New Hampshire to do what would be an $80 or $100 million redevelopment project
there.

The other properties like Feaster and Margeson are in pretty dense communities. The

Woodbury Avenue is a beautiful property and a great place but you could see an opportunity
there to reconfigure or add units or even subdivide off some housing lots. Chinberg is doing a
big project next door with the Woodbury Manor property of 10 buildings and 40 units between
the senior center and Woodbury Avenue. There’s a paper street that was never developed and you
could combine some senior housing with the senior center.

But if you want to start working on multiple sites in the city at the same time you've got a lot of
community engagement and we haven’t approached any neighbors or talked about any of the
possibilities of doing that.

The city also owns lot 17416 which is in front of the senior center with a small two-bedroom
home that was purchased by the city in anticipation of more at the senior center. If you combine
that paper street for a zero lot line right up to the senior center and do something with Woodbury
Avenue or the Woodbury complex that would be an opportunity to add some units with easy on
and off the highway in a residential neighborhood. As one of the first six public housing
properties there's a process to go through and we haven't done it yet with any of our properties
but nationwide the federal government wants to get out of the public housing business and turn
those properties over.

State Street and Pleasant Street are very small and I don't see any ability to add too many units
there or at least not that would be commensurate with the kind of effort that it would take when
you're looking for opportunities to add the most amount of units with the least amount of
impact on neighborhood.



When we bought Wamesit it was completely rebuilt using tax credits back in 2011. The investor
who buys those credits is able to take the benefits of those credits and the losses for 10 years and
there’s another five years of compliance and regulatory stuff that they need to go through — the
term 15-year exit — is when the investor or the limited partner gets out of the property and it's
fully owned by the general partner [PHA]. So that is 2026 for Wamesit and it has some big
maintenance things that you would want to tackle if you want to recapitalize that or reindicate it
with tax credits. That would be a location where some four-story garden style apartments phased
over time might also be a good opportunity.

I don't see a possibility to add any units to the Connor Cottage but you're studying the
possibilities. At Lafayette School you would have to get rid of a playground to add any units
there although the 15-year exit is happening on that right now.

Atlantic Heights we always saw as the best opportunity with a really flat, easily accessible piece
of land. The 30 units at the former Atlantic Heights School is senior, age restricted housing. One
concept that we had a long time ago is to do a land swap with the city. PHA owns half of the
portion at Bedford Way, that combined with the city parcel could be a really nice opportunity to
expand a senior living use there, multi-family property or something that's similar to what is
existing at Atlantic Heights now.

Question from the Committee: on Sherburne, is there a Plan B for the financing mechanism
that's tied to the federal government? A. The Plan B that would most likely happen is that we
would be delayed a year at the very least and maybe that environment would change.

16 projects in New Hampshire applied to this tax credit program and only five were funded
We're now two for two in the past five years getting those credits but if we didn't get those
credits we'd be in the same boat as all those other projects which basically means reapplying next
year. It's sort of impossible to have a Plan B without those. The state affordable housing fund is
funded directly through a portion up to $25 million coming from the real estate transfer tax but
they still find ways put that money into the General Fund when the budget needs to be cut.
Keeping that as the law requires with the real estate transfer tax is a piece of advocacy that we're
doing right now with the legislature and the governor.

Q. The properties you can't sell by deed but this is changing now -- can you expand a little bit?

A. This program is called the rental assistance demonstration program The initial goal was that
to keep our properties updated to do major capital improvements we get money through the
capital grant program directly from HUD but the reality is we have about $4 million in exposure
on federal grants and the capital grant program has never been funded enough to keep up with
the capital needs in the existing housing portfolio. So you can either increase funding for these
capital improvements with the 3,000 housing authorities nationwide or you can say "we're

not doing that at all anymore but here's the property, congratulations you own it now and you
can figure out."



In a place like Portsmouth those properties those properties have a lot of value and so being able
to own those outright has an upside. There’s Wamesit. There’s Ledgewood that at one point had
Section 8 housing vouchers associated. Is there a PHA connection to those properties

A. We'd love to own that development and conceptually the city could bond financing
or something like that if we were to try to compete.

We've tried to make it against the law to be discriminated against because they have a section 8
voucher but they have every right to say we're just not accepting people with vouchers.

Q. On Atlantic Heights you alluded to the difficulty of the area behind the senior housing. What
specifically is difficult about that —easement, topography?

A. Yes. Topography. Not a big slope but we’ve never done a wetland analysis but it's nothing
like the flat field. Nothing's impossible.

Q. How could this committee assist with your being recognized as a partner rather than a
vendor?

If there was a desire to enter into some kind of joint venture have the housing authority be
tasked with doing an rfp or finding a partner I think that that would be a better deal for the city.
We were very close to doing a joint venture with POAH on the Sherburne school and I felt very
strongly that this is a city-owned piece of land and PHA should be doing that.

Q. If there are funding delays is Sherburne School going to be able to withstand another year of
just standing by or no maintenance just to avoid any more deterioration. You’ve recognized the
cupola. Is that school going to be in reasonable shape to invest what you think is necessary to
turn it into housing and is there any plan for you to do any type of work to stop any
deterioration?

A. It's important to do some maintenance on that now and make sure that that building is
buttoned up as there's water getting in. There's some shingles off the front side but the building is
structurally sound.

Q. With regards to the project proposed a few years ago behind Gosling Meadows but the issue
there is financing?

A. It's having a having a well-conceived and well-developed plan and then yes the financing.

A. Why should the city make other land available to you when you have land available that you
haven't developed. Is it is because you knew we were talking about the Sherburne School and
several people suggested Gosling for less of an impact on the neighborhood.

A. I would suggest there’s a much greater impact than doing something on city-owned land with
starting to relocate families.



Overall there is nothing right now that would be available to be developed that's owned by the
PHA?

A. The only thing we would be able to do is a redevelopment project that’s really small and
you end up putting the same amount of effort potentially into 127 unit as you do for a 12
unit project. and i mean that's

Q. The PHA wants to be involved in more projects but is PHA spreading itself too thin? Where
do you stand on Lafayette Road?

A. Is has not been easy or cheap to be able to do that but I hope to be able to talk about that
publicly in the near future.

Q. How many projects can you do at one time but if that's going forward it’s using up
a significant number of resources.

A. I think the constraint is more about the availability of funding than capacity. We haven't built
out a whole development team yet and we can be resourceful hiring architects and engineers and
bringing people to the table, being able to direct traffic. It would be a great role for us in the
sequencing of that. Service Credit Union has a big project and they were very excited to

work with PHA and thought a 2026 or 2027 tax credit application would be a great fit for them
but they were really insistent on trying to get a project into this 2025 round and we're not going
to work on two simultaneous projects that are competing with each other but POAH would. So
you are facing a situation right now where you could have two projects applying for these scarce
amount of tax credits both competing against each other in the city of Portsmouth.

Q. What I'm hearing is Gosling has a possibility for garden style apartments but that would
have to go in phases just because it's so big and you'd have to demolish and rebuild in phases.
And then there's Woodbury Manor which is an interesting one next to the senior center it's low
density right now we could potentially attach a little paper street that's sitting there idle. And
there's Falkland Way um and your Atlantic Heights property where we've got a chunk there.
Have you ever done any kind of master plan of these opportunities to create additional housing
units for rent, that prioritizes which are the easiest, which are the fastest off the mark?

A. We penciled out a 10-year, $250 million plan that would either redevelop existing properties
or build new properties. This committee has set some really ambitious goals and if everything
were to go really really well we would be producing 500 units of housing here with the PHA.

A. If your goal is to do 500 in two years, permitted not built then the amount of the amount of
credits for housing that's funded with low-income housing tax credits: for example the Christ
Church project will have $8 or 9 million in equity to build a $14 million project so it can stay
affordable, we've got another you know $700,000 from the federal home loan bank to keep it
affordable, that's where the scarcity of these tax credits comes into play. We're a 70 year old
organization. There's only a third of the projects that are getting funded, that's the reality so we



could have a lot of projects that are in the pipeline. That’s why I’d love to have Ryan Pope
present so you understand where the constraints are .

I11. Public Comment — approved on a motion to move item up.

Jim Smallley — Portsmouth’s current zoning is a form of protectionism. The incumbent property
owners are the ones who are protected. Portsmouth’s zoning is also inflationary with the price of
land, home ownership, renting all growing at a rate faster than inflation. Portsmouth’s zoning
also reduces competition with the supply of housing is artificially intentionally constrained and
benefits the incumbent at the expense of the consumer. The city’s current zoning is a major
driver of the high cost of living so those who don't like their tax bill should fight to change the
zoning. I'm just hoping this committee comes back with the list from the Planning Dept.
requested by Councilors Cook and Bagley so the community clearly understands what is
limiting supply.

Petra Huda, 2a south street -- Monday night the city manager announced that the ground lease
was signed with PHA on Sherburne so I do believe it's in the budget for us as taxpayers to
maintain the property but do that but when does the ground lease commence and when are the
taxpayers off the hook for maintaining that property especially in this financial environment?

IV. Committee Goals for 2025

Request from Councilors Cook and Bagley to start looking at some of the zoning items that we
can tackle, that we want to put on that list and that list as targets for this committee
going forward for the next few months.

e The information isn't necessarily flowing in the best way in terms of our understanding of
the goals like co-living. not that we would be an impediment to changes that would be
happening but making sure we're in the information flow and there aren’t different list.

e The planning board is starting the master plan that is dictated by RSA as a planning
board project but the goal is that we can have impact on any zoning recommendations to
bring to the planning board.

e Housing zoning in the gateways as just happened with the GNOD does it make sense to
look at some of those other areas off of the gateway that have not been allowed housing,
or is it revamping and rezoning some of the single family, or look at area to upzone (put
a duplex where a single family home is). Bring changes forward before the master plan is
completed to make sure that we're paying attention --maybe even having as part of the
packet right a list of ongoing projects or scheduling a joint meeting.

e Because we only meet once a month, things happen within the month that we
aren't aware of . for instance Mary spoke at the Council meeting on the process we
followed for selecting sites and did a great job but I looked at the agenda and saw Mary
speaking for the Committee and I knew nothing about it. Also the City Manager reported
she had had a discussion with the condo association up on Granite Street and that they



weren't interested and we should have been notified. Does it make sense when we get
more into some of the intense work that we consider increasing the meetings.

e In trying to assess the good work that we've done we really don't have any available
properties for developing so for now we ended that chapter and we're moving to the next
chapter of the committee.

e Focusing on how are we going to keep people who are currently in any sort of housing
in the city in their homes and how can we support individuals who maybe are struggling
to costs associated with home maintenance with the housing trust fund or any number of
vehicles

e Where we can make the biggest impact without losing individual neighborhoods -- pick
a city map and say this area looks like it can work and then flesh it out within the
committee and staff for ‘gentle density’

e Free Office/Research and turn it to gateway and then look at office/industrial/ research

e Pilot a payment in lieu of taxes or a TIF

e Invite Roseanne [Assessor] to cover the question

e With the current climate the private sector has to come to the rescue -- encourage some
way to partner with private developers because they have the capital whereas state and
federal funding sources are unpredictable at best

e Figure out from Welfare where emergency funding ends and what type of assistance she
can't meet

e Look at the restrictive parking and how that has affected some of the projects and
moving it out of zoning and into site plan

e Thinking of all the hotel rooms and winter vacancies along with empty second homes in
Portsmouth. Is there any way to capture that. Incentivize property owners to allow people
who need housing to use their empty buildings

e Have a work session on the question of zoning impediments and have developers tell
us what they see the obstacles to be plus a report on applications denied or had to be
modified based on zoning 1:49:04

Adjourned 7:22 pm.

Next meeting May 8, 2025 at 5:30 pm.



City of Portsmouth
Housing Blue Ribbon Committee

Conference Room A*
MEETING MINUTES

March 13, 2025 at 5:30 p.m.
I.  Roll Call

Meeting called to order by co-chair Assistant Mayor Kelley at 5:30 pm.

Attending: Councilor Beth Moreau, Erik Anderson, John O’Leary, Dagan Migirditch, Jennifer
Stebbins Thomas, Planning and Sustainability Director Peter Britz, Planning Manager Peter Stith.
Absent: Byron Matto, Tracy Kozak, Mary Loane, Megan Corsetti, Councilor John Tabor

II. City Owned Properties

The purpose of our ranking is to go to the City Council with recommendations on lots for them
to consider for repurposing. This list was first developed in the now-sunset land use committee
as city-owned parcels that could possibly be redeveloped for below market rate housing with
some add-ons per committee request. Committee did a site walk on each. Ranked in order of
priority from prior meeting.

e City Hall Lower Lot -- The Lower Lot currently provides employee parking and is 1.3
acres in size. The parcel offers a potential development opportunity for housing which
could be built over the existing lot and maintain the employee parking. The lot is
walkable to downtown but is also serviced by COAST currently. There are no wetlands
on the property and utilities are easily accessible. Development of this parcel should
carefully consider the surrounding neighborhood and dwellings, especially located on Mt.
Vernon Street. Construction here would displace neighborhood and City staff parking,
although parking would remain long-term. Will need PD and neighbor input. Would be
one of the more difficult properties from a political perspective but makes the most sense
from a practical perspective, especially for downtown workforce. Zoned municipal, so no
height restriction. Less need for a mitigation plan. Keep on the list.

e 25 Granite Street -- 25 Granite Street is approximately 3.9 acres, has access off Granite
Street but also has frontage on Woodbury Avenue. The current use of the site is
recreational and it contains a ball field. A small apartment building could potentially fit
on the site while retaining the ball field, while a larger development could be built
without retaining the ball field. There is potential to acquire additional land to the east
from the condo association that would create an opportunity for more housing and
keeping the ball field. There are wetlands on the adjacent parcel which extends an area of



wetland buffer onto this lot. Utilities are easily accessible for connection and there are no
steep slopes or other topographical constraints on this parcel. Perhaps it’s possible to
purchase some of the land from the condo association and connecting that to land not
being used for the softball field (created as mitigation for the loss of the field when the
Middle School was expanded and should not be sacrificed) that can’t expand their
buildings due to the wetland. With the softball field this would be a nice place to live and
accessible to stores. Suggestion that we recommend this property to City Council in
conjunction with looking into acquiring some of the land and keeping the softball field.
The city being involved with the condo association to help satisfy the needs of the city
and the association is not a unique situation — it’s like Spinnaker.

Falkland Way -- This property is just under an acre and is bisected by Bedford Way. A
portion of this property may be suitable for development alone or in conjunction with the
PHA, who owns the adjacent property and has additional square footage that could be
combined with this to develop more housing. This site would not be suitable for a large
development, but the opportunity to create some housing is present. There are no
wetlands and utilities are accessible. PHA might be interested in adding more senior
housing to its adjacent property. For discussion at next meeting when PHA attended.
Otherwise not a viable standalone project? This site is in a dense neighborhood with
community gardens for their greenspace. Historically affordable. Hesitate to put forward
both of the Atlantic Heights sites.

134 Preble Way -- This property is approximately 2.6 acres and contains an existing
sports field, walking trails and woodlands on steep slopes. The ball field and existing
trails are used frequently and are an amenity for the residents. Due to the steep slopes and
shoreland buffer, the site is constrained and would likely be expensive to develop.
Committee comment: remove from the list because the cost of developing it is going to
be cost prohibitive plus this site also has a well-used ballfield. Reminding the city of its
ownership and further recreational use.

Committee additions:

95 Mechanic Street -- that's been reserved for expansion of the Mechanic Street Pump
Station.

195 Greenleaf Avenue -- deed restricted for recreation-only. Is there a way to adjust the
deed restrictions to allow affordable housing? City staff noted that in addition to the deed
restrictions Community Development Block Grant funds were used on that site and if the
purpose were changed to something that doesn't qualify for a community development
block grant, the city would have to repay those funds. Don’t eliminate because this piece
of property has attributes for workforce housing: the location has transportation and a
variety of things. We're looking for properties over three acres, though this has massive
amounts of wetland and wetland buffer right so there may be very little that’s buildable.
It's being leased to Operation Blessing but at some time some place it might have more of



a purpose for housing and we should investigate the deed restriction, CDBG pay back
and wetlands now. But it also provides a significant recreational resource now to the
people who live across the street in a really challenging part of town in terms of walking
or biking anywhere. It serves as a community hub and recreational facility for a lot of
our disadvantaged residents currently especially with its use by Operation Blessing.

e 305 Greenland Road -- the front parcel is the new skate park The back parcel is being
used right now as a laydown area for DPW projects. Once that's done it’s intended as
recreational space for a field the connection to the rail trail. Wondering about the 16 acres
that's in the corner that is also municipally own at the end of Harvard Street and includes
a drinking water well for the city of Portsmouth. It would be extremely difficult to build
because of the narrowness of where you could actually build given the radius of the well.
The site was a stump dump so using it for recreation is a little bit safer than trying to put
people living there. Still, has potential for housing. It's an obligation of this committee to
recognize every type of property that has potential and score it in some type of manner.
We try to gauge what's the better value and recognize that housing is a is a strong
consideration and how we weigh housing or recreational or other applicable use is
something we should consider.

Last meeting the committee voted to take some action with regard to POHA. How was that taken
forward to the council. Councilor Tabor’s motion was that this committee brought forward a
recommendation that the city manager look through the pre-qualified applications for housing
from the RFQ and RFP and consider the pre-qualified developers for any future project. If we
bring POHA on board they may help us look at sites and make a determination what would be a
good site. We can make recommendations and the council can certainly act on those
recommendations but before anything gets done it would be nice to have somebody who works
in this area look at the sites and provide some input. Of note: the land use committee called on
the PHA director for that and that’s how we got down to the current list.

Consider any worries about a conflict we could address with Legal and then come back to this
committee and say this would be a better appropriate route for a motion or recommendation
under protection of the RSA because the city manager with permission from the city council is
within her role to process any disposal or acquisition of land. We're making recommendations to
the city manager and if there is something that we recommend that's not in compliance she's not
going to do it.

Two motions: that the committee recommend to City Council that they investigate and explore
options 1) at the city hall lower lot and 2) at 25 Granite Street if they were able to actually
acquire more land from the condo association.

City Hall: 1 opposed, others voted in favor.

25 Granite Street: all voted in favor.



Anderson made a motion to consider the 195 Greenleaf Avenue property and its deed restriction.
Seconded. Voted 4 in favor, two opposed.

Anderson made a motion to recommend staff and City Manager investigate any CDBG
restrictions on 195 Greenleaf Ave. as well as the deed. Seconded. Voted 2 in favor, four opposed.

Motion to remove 195 Greenleaf Avenue from consideration. Seconded. Voted 4 in favor, two
opposed.

Anderson made a motion to include 305 Greenland Road in the recommendations sent to City
Council. Seconded. Discussion about using the same process of site walk and other evaluation
before recommending to Council. Voted 1 in favor, 5 opposed. Site not eliminated from
consideration, just not sent to council yet. Committee request for staff to report back at the next
meeting regarding any intended city uses of that space.

II. 2025 Committee Goals

Councilor Tabor proposed a short list of some of the objectives and actions for the committee.
Going over the original matrix of 50-60 items, is there anything the committee would like to be
removed or added?

e talking about zoning changes to convert existing zones that don't allow housing to allow
them (eg GNOD)

e increase the dollars available in the affordable housing trust

e convert unused city property to housing

e look at parking constraints -- stimulate more housing density by removing parking
minimums

e (Co-living -- review planning board draft policy and advise City Council on what
recommended actions to take

e greater density in neighborhoods through gentle zoning amendments where we could
look at

e ask city attorney Jane Ferrini for a small breakdown of some of the zoning bills in NH
Legislature that the city Legislative Subcommittee is watching. Eg expand ADU
possibilities to prevent arbitrary minimum lot sizes, allow more residential and
commercial zones

Asked the committee members to review the matrix and send over their ideas for the next
discussions, looking at what zoning ordinances to potentially trim down or adjust.

III.  Public Comment

Gerald Duffy, 428 Pleasant Street in favor of the co-living draft ordinance and expanding the
idea beyond downtown.



Petra Huda 280 South Street on a report on the impact of the elimination of federal affordable
housing trust funds that PHA is relying on for the Sherburne project. POHA said they had outside
funding they were not dependent upon either the federal government or the city for funding.
Second question on the matrix — spending any money that is not appropriated must go

through the City Council as the city manager only has the authority that the City Council gives
her.

Alice Swall, Woodbury, concerned about co-living dormitory situations not affordable housing
for seniors or a single parent with a child.

Jim Smallley, 352 Kearsarge Way on having POHA provide input. Every day residents have to
leave the city they love because we move too slowly and zoning is too restrictive.

Richard Smith on the urgency of housing. The people that grew up here can't afford to stay here.
Maybe have legal, conservation staff at meetings in rotation. Provide transportation to come to
meetings.

Next meeting: April 10, 2025.

Adjourned at 7:15 pm.



CITY OF PORTSMOUTH

Housing Blue Ribbon Committee

MEMORANDUM

To
Housing Committee

From
Planning Staff

Date
5-2-2025

Subject
City Council Referral on Zoning Barriers

At the April 7, 2025 meeting, The City Council took the action below to identify zoning barriers
to housing and directed the Housing Committee to report back by June 23,

26.Development of Affordable Housing — Voted to request that the Mayor's Blue Ribbon Housing
Committee report back to the Council by June 23, 2025 with a list of zoning barriers to remove and
opportunities to create market conditions for more affordable housing both at market-rate
affordability levels and at permanently below-market levels, including recommendations on zoning

changes that could yield the greatest results in creating more affordable housing in the shortest
timeframe.

Parking

The meeting agenda has identified some initial topics for discussion for the Committee.
Removing parking regulations from the zoning ordinance and incorporating it into the site plan
review regulations has been discussed by the Planning Board and would give an applicant going
through site review the ability to request waivers from the regulations as opposed to going to
the Zoning Board for dimensional relief or seeking a Conditional Use Permit from the Planning
Board to provide less than the required parking. Parking requirements would remain in the
ordinance for one- and two-family dwellings, which do not require site plan review.

Page 1 of 4




CITY OF PORTSMOUTH

Planning and Sustainability Department

Density

Staff evaluated the lot areas for residential zoning districts to look at how many parcels
conform or do not conform to the required lot area per dwelling unit. As shown below, three
more than half of the parcels are nonconforming in three districts, General Residence A and B
and Single Residence B. One way to increase housing stock would be to lower the lot area per
dwelling requirement for residential districts to allow infill development.

The Places to Live dialogue groups provided recommendations and goals related to housing.
Below is a link to the final report for the Committee to review the outcomes of that effort:

Places to Live summary report: <https://www.portsmouthnh.gov/sites/default/files/2024-
04/2024%20Places%20t0%20Live%20Dialogue Report Final.pdf>

District Lot Area Total Parcels Nonconforming Percent
Requirement Parcels for lot Nonconforming
area
GRA 7500 sq. ft. 1198 609 51%
GRB 5000 sq. ft. 562 361 64%
GRC 3500 sq. ft. 336 126 38%
R 5 Acres 45 19 42%
SRA 1 Acre 292 100 34%
SRB 15,000 sq. ft. 2558 1630 64%



https://www.portsmouthnh.gov/sites/default/files/2024-04/2024%20Places%20to%20Live%20Dialogue_Report_Final.pdf
https://www.portsmouthnh.gov/sites/default/files/2024-04/2024%20Places%20to%20Live%20Dialogue_Report_Final.pdf

CITY OF PORTSMOUTH

Map Changes

Planning and Sustainability Department

The Land Use Committee compiled a list of map changes that included changes that were

agreed upon to move forward and other potential changes that warranted more discussion.

The first group moved forward and the map was amended in 2024. The parcels that were not

moved forward are included in the list below. Since this time, the Gateway Neighborhood

Overlay District (GNOD) was adopted, thus the reason for some of the parcels crossed out

below.

To Gateway? Key= GA/MH (garden apartment/mobile home park) I (Industrial) OR (office research) GB

(general business)

Property Map-Lot Size of Lot Current Zone Future Zone Current Development
3 55 Heritage Ave 0285-0004-0000 2.85 I Gl Warehouse building
4 70 Heritage Ave 0285-0011-000B 7.44 I Gl Storage Units/Com
5 100 Heritage Ave 0285-0011-00A2 4.79 I Gl Storage Units
6 Constitution Ave 0285-0016-3000 8.47 I Gl Office type buildings
16 | 2059 Lafayette Rd 0268-0013-0000 .30 MRB Gl or G2 Office building
17 | 0000 Lafayette Rd 0268-0012-0000 .62 MRB Gl or G2 Vacant land
19 | 2 Mirona Rd 0253-0006-0000 1.13 I G2 Auto Repair
20 | 11 Mirona Rd 0253-0008-0000 4.07 I G2 Auto Repair
21 | 1 Mirona Rd 0253-0007-0000 1.83 I G2 Glass Company
46 | Commerce Way 0216-0001-0001 4.11 OR Gl1 Vacant land
47 | 135 Commerce Way 0216-0001-00+1+ 539 OR Gt Office building
48 | 155-Commerec-Way 0216-0004-0010 549 OR Gl Office building
49 | 175-Commerec-Way 0216-0004-0009 4.07 OR Gl Office building
50 | 170-Commerce-Way 0216-0001-6002 686 OR Gt Office buildings
51 | 195-Cemmerce Way 0216-0001-6008 282 OR Gt Office building
52 25-Commeree-Way 0216-0004-008A 882 OR Gl Office butldings
53 | 210-Commerce Way 0216-0001-6004 424 OR Gt Office building
54 230-Commeree-Way 0216-0004-0005 5:62 OR Gl Office butldings
55 | Shearwater Drive 0217-0002-1975 4.53 OR Gl Vacant land
57 | 1000 Market St 0219-0063-0001 & 3 Unknown OR G2 Office bldg. hotel

Should all of Heritage Ave be something other than industrial ??
Should west road be something other than industrial??




CITY OF PORTSMOUTH

op\%y Planning and Sustainability Department

SNORATED,

In addition to these parcels, there are other areas in the City that could potentially be changed,
including other areas zoned Office Research (OR), General Business (GB) and Business (B).
Below is a link to the zoning map for the Committee to review and a link to MapGeo

PDF zoning map:

https://files.cityofportsmouth.com/files/planning/Final+Zoning+Map 11182024.pdf

MapGeo link below. Under the Themes tab you can access the zoning layer to toggle on.

https://portsmouthnh.mapgeo.io/datasets/properties?abuttersDistance=300&latlng=43.05663%2
C-70.775502

Some other links below for the Committee’s reference include New Hampshire Housing toolbox
on housing strategies, link to HOP Grant case studies and a link to the Places to Live Dialogue
report to look at the recommendations that came out of that effort.

https://nhhousingtoolbox.org/ Planning and zoning strategies for housing production from New
Hampshire Housing

https://www.nhhfa.org/wp-content/uploads/2025/02/nhh _case study 2025.pdf ... HOP Grants
selected case studies — NH towns and cities showing goals and results

Focus Groups
The desire to get feedback from developers about barriers to building below market rate

housing in the zoning ordinance has been discussed by the Committee. The Committee should
develop specific questions to ask developers related to this topic. Additional discussion about
qguestions and process will take place at the meeting.


https://files.cityofportsmouth.com/files/planning/Final+Zoning+Map_11182024.pdf
https://portsmouthnh.mapgeo.io/datasets/properties?abuttersDistance=300&latlng=43.05663%2C-70.775502
https://portsmouthnh.mapgeo.io/datasets/properties?abuttersDistance=300&latlng=43.05663%2C-70.775502
https://nhhousingtoolbox.org/
https://www.nhhfa.org/wp-content/uploads/2025/02/nhh_case_study_2025.pdf
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