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sparc is an award winning multi disciplinary design firm. 
With over 30 years of experience in Architecture, Interior 
Design, and Master Planning, we are focused on creating 
beautiful spaces and places for everyone. 

With diversity, inclusion, and sustainability at its core, 
sparc delivers holistic solutions that are funcitonal, 
efficient, with high design.

Thinking future forward, sparc is always on the bleeding 
edge of A.I., technology and methodologies. 

About sparc

Project Team

AKSEL SOLBERG
AIA, NCARB

CIO / Senior Project 
Manager

STEFAN VOGELMANN 
AIA, LEED AP, NCARB
Principal /Senior 

Designer

HARIL A. PANDYA       
FAIA, LEED AP, NCARB
CEO / Principal-in-

Charge

1 |  Introduction: Team
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6-Month Review –  Concept Project Timeline

Work Session #1 — June 3
•	 Team Introduction
•	 Outline goals
•	 History, neighborhood context, existing conditions
•	 Regulatory context
•	 Conceptual massing schemes (4)

Work Session #2 — July 8
•	 Refine massing schemes
•	 Discuss open space design
•	 Refine program

Work Session #3 — August 5
•	 Refined massing options
•	 Architectural style for buildings / roof
•	 Refined open space & options

Work Session #4 — September 2
•	 Finalize massing layout
•	 Add architectural style options
•	 Refine open space elevations

Work Session #5 — October 7
•	 Refined elevations
•	 Materials & amenities
•	 Support for refined plan

Public Hearing #1 — November 4
•	 Present final plans
•	 Public comment & feedback

Public Hearing #2 — December 2
•	 Final adjustments (if necessary)

________________________________________
Guesstimate for future planning and discussions
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1 |  Introduction: Relevant Projects

Apex
Pawtucket, RI

315 Commerce Way
Portsmouth, NH

425 Medford Master Plan
Charlestown, MA

The Harbor
Cohasset, MA

149 Newbury
Boston, MA

111 Maplewood
Portsmouth, MA

Parcel 2
Providence, RI
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1 | Introduction: Purpose

Reimagining Linden Square
Revitalizing a historic block into a vibrant, mixed-use destination that celebrates preservation, strengthens the public realm, and thoughtfully repairs & 
extends Portsmouth’s urban fabric.

Our Journey So Far

•	 Completed existing conditions + historic 
documentation of the McIntyre Building and 
surrounding block.

•	 Studied zoning regulations to understand 
allowable massing, height, setbacks, and open 
space requirements.

•	 Reviewed HDC design guidelines and 
preservation requirements for the building and 
site.

•	 Analyzed prior planning efforts, identifying key 
challenges, opportunities, and lessons learned.

Today’s Discussion Points                   

•	 Neighborhood context -  with a focus on land use, 
character, and urban patterns.

•	 Site conditions + key challenges, with composite 
design responses.

•	 Design concepts that address zoning requirements and 
site constraints and potential for additional community 
space.        

Commission Feedback We’re Seeking

•	 Overall massing direction –  guidance on 
4 design concepts, and appropriateness of 
height, scale, volume, building placement, 
pedestrian flow, and open space ideas.

•	 Site layout + circulation - pedestrian flow, 
access, open space connectivity, and street 
relationships.

•	 Early guidance on ideas or issues to address 
prior to advancing into detailed design. A 
refined massing option(s) for worksession #2.
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1 |  Introduction: Previous Planning Efforts
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MCINTYRE PROJECT  
PORTSMOUTH, NEW HAMPSHIRE

HISTORIC DISTRICT COMMISSION SUBMISSION
M AY  2 2 , 2 0 1 8

SCALE:  1” = 50’-0”

PROPOSED DESIGN

0 25 50

Market Street View

Concept Design for Church View from Penhallow Street

Kane/Redgate Plan
Bruner/Cott (2019)

Kane/Redgate Plan Observations

•	 Partnership with city under the historic 
monument program. 

•	 Public feel there was too much 
development and too little usable open 
space.

Community Plan Observations

•	 Public support for the Community 
plan for larger and taller buildings, a 
traditional building & site design,and 
with larger and more usable public open 
space.

(1) Story

(3-4) Story

(4) Story

(4) Story
(3) 
Story

(3) 
Story

(4) 
Story

(4) 
Story (5) Story

(5) Story (5) Story

(4) 
Story

(4) Story

Community Plan
Principal Group (2023)
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–

–

Previous 
Through Street

Smaller Scale 
Buildings

Composited 
Buildings Define 
Street Wall

Through Block 
Connectivity

Neighborhood Context History - 18th - 19th Century
Urban Fabric Repair – Daniel Street Edge

The Ark

Jaffrey House

Low Density Structures
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2 | Neighborhood Context : History

Linden & Penhallow 
Street Parking Lot

Early to Mid 20th CenturyUrban Fabric Repair – Daniel Street Edge

Active Daniel Street Wall

Urban Fabric Repair – Daniel Street Edge
Daniel Street

–

–

Daniel Street

126 Daniel Street

150 Daniel Street
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Urban Fabric Repair – Daniel Street Edge

2 | Neighborhood Context: History

Urban “Removal”

Urban Renewal Period

–

–

Daniel St
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2 | Neighborhood Context: History

Present Day

Old High School

–
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CHA

65'-8"

92'-9"

30'-4"
48'-7"

92'-9"

56'-6"
46'-4"

35'-9"

65'-8"

33'-5"

92'-9"

65'-8"

40'-4"
60'-6"

45'-8"

2 | Neighborhood Context: Context  

Bow Street

Penhallow Street

Daniel Street
*all dimensions are shown above finish grade, based on Portsmouth provided 3D model

SITE

SITE

SITE WARNER HOUSE

ST. JOHNS MARKET ST

CUSTOM HOUSE

OLD CITY HALL
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2 | Neighborhood Context: Language of the City

241 Middle Street Chestnut Street

18 Congress Street 9 Market Square 40 Congress Street 77 State Street

2 Congress Street60 Penhallow Street
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2 | Neighborhood Context: Language of the City

––

Market Square      25 Maplewood Ave 3 Pleasant Street

180 Hanover StMarket SquareCommercial AlleyCeres Street

Market Square

McNabb Bldg
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2 | Neighborhood Context: Features

McIntyre

Commercial Alley

Market Square

Brick Market

Old City Hall

St. John’s Church

North Church

Market St Shops

Moran Tug Dock and Ceres St Park

Prescott Park

Warner House

Harborside Park

Brick Market Alley

Bow Street Shop

500
’

Notable Portsmouth Features
within 500’ radius of site

1

1

2

2

3

3

4

4

5

5

6

6

7

8

9

10

7

8

9

11

12

13

14

14

10

11

13

Church St

12
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A Survey of Downtown Portsmouth’s Alleys, Arcades, Passageways, and Pocket Parks

500
’

2 | Neighborhood : Portsmouth’s Alleys & Passageways
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Assessment and Design Options for Linden Square Revitalization Project in Downtown Portsmouth, NH              Page 7 of 21 
 

       

         

         

 

 

 

 

 

1 – The Hill Passageway 

12’ 8’ 1,500 SF 400 SF 

2 – Ceres St. Alleyway 

12’ 

3 – Old Ferry Landing Park 4 – Martingale Wharf  5 – Bow Street Overlook Park 

6 – Harbor Place Overlook Park

 

12,000 SF 

7 – Harbor Place Alley

 

12’ 

8 – Daniel St. Overlook Park 

5,000 SF 

9 – Memorial Bridge Alley 

12’ 

10 – Daniel Street Alley 

10’ 

11 – Chapel Street Alley

 

10’ 

12 – Sheafe Street Alley

 

6’ 

13 – State St. Alley 

15’ 

14 – Court St. Alley 

35-40’ 

15 – Daniel Street Alley 

25’ 

1/4 Mile Radius - 10-14’ Alleyways- Small Pocket Parks - Vertical Transitions 

2 | Neighborhood : Portsmouth’s Alleys & Passageways
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Assessment and Design Options for Linden Square Revitalization Project in Downtown Portsmouth, NH              Page 8 of 21 
 

         

         

         

 

16 – Rockingham Hotel Alley 

12’ 

17 – Chestnut St. Shared St.

 

35’ 

18 – Vaughan Mall 

40’ 

19 – Hill St. Alley 

10’ 

20 – Foundry Place Park 

8,000 SF 

21 – Bridge St. Alley 

12’ 

22 – Deer St. Alley 

12’ 

23 – Deer St. Arcade 

12’ 

24 – Maplewood Ave. Alley 

12’ 

25 – Maplewood Ave. Arcade 

12’ 

26 – Maplewood Ave. Alley 

12-30’ 

27 – Deer St. Alley 

35’ 

28 – Russell St. Alley 

40’ 

29 – Portwalk Place Alley 

22’ 

30 – Haven Court Alley 

10-18’ 

1/4 Mile Radius - 28 Alleyways - 2 Arcades - 2 Passageways - 10 Pocket Parks - 1 Shared Street

2 | Neighborhood : Portsmouth’s Alleys & Passageways
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Assessment and Design Options for Linden Square Revitalization Project in Downtown Portsmouth, NH              Page 9 of 21 
 

         

          

       

 

 

 

 

 

 

 

31 – High Street Alley 32 – Market St. Alley 33 – Comm. Alley (Market) 

25’ 12’ 10-14’ 

34 – Comm. Alley (Cava) 35 – Comm. Alley (Penhallow) 

24’ 12-14’ 

36 – Brick Market Alley (North) 

15’ 

37 – Brick Market Alley (East) 

20’ 

38 – Brick Market Pocket Park 

2,500 SF 

39 – Brick Market Alley (West) 

18’ 

40 – Piscataqua Bank Alley 

18’ 

41 – North Church Alley  

16’ 

42 – Market Sq. Pocket Park   43 – Market Sq. Pocket Park   

4,000 SF 4,000 SF 

44 – Market Sq. Pocket Park   

3,000 SF 

Consistent theme of narrow pedestrian passageways of discovery, connectivity 
& pedestrian flow with small but well designed gathering spaces.

2 | Neighborhood : Portsmouth’s Alleys & Passageways
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Project Site

Urban Land Use Pattern

Pedestrian Connections

Relationship to Neighborhood Scale

Site Activity

Pedestrian Safety

Commercial Reactivation

View Corridors

Accessibility

Site Grading Challenges

Single Story Section

Parking 

Historic Preservation

Observations

1

1

1

1

5

5

2

2
2

2

6

6

9

9

3

3
7

7

10

10

11

12

12

11

4

4

4
8

8

3 | Site Analysis: Existing Conditions  
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Observation
Site, walls, and structures that disrupt the continuity of Portsmouth’s historic street grid, street 
views, and architectural rhythm, creating a physical and visual gap in the traditional urban fabric 
and land use pattern. 

Opportunities 
•	 Smooth out McIntyre’s scale & massing.
•	 Break down building scale.
•	 Recapture historic street wall.   

Large scale 
and height

“Fortress-like” 
walls

Visual and 
physical gap in 
Urban Fabric

Underutilized Land Use & Out of Scale

Building Scale and City Edges

1

11

      Urban Fabric and Land Use Pattern1

3 | Site Analysis: Existing Conditions  
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 Enhanced Pedestrian Connections

Observation
Pedestrian movement through the site does not exist and is uncomfortable, inadequate, and 
unsafe along some street edges.

Opportunities 
•	 Access from Daniel Street
•	 Access from Bow Street 
•	 Access from Penhallow Street
•	 Access from Chapel Court

No access through 
the site from 
Daniel St.

No access to site 
from Chapel Ct.

No access to site 
from Bow St.

No access to site 
from Penhallow St.

Unsafe and 
uncomfortable access 
along Penhallow Street

2

2

2

2

3 | Site Analysis: Existing Conditions  

2
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Relationship to Urban Scale
Observation
The parcel’s large scale, configuration, & edge treatment is out of scale and context with 
downtown Portsmouth’s smaller scale historic land use pattern.

Opportunities 
•	 Break down the site with mid-block pedestrian alleys/access points.
•	 Introduce small plazas or courtyards rather than one large open space.
•	 Activate the street edges with transparent ground floor commercial uses.
•	 Replace single story section and surface parking with multi-story mixed-use buildings along 
the street edge. Continuous/

 retaining walls

“Fortress-like” 
aesthetic of large 
brick walls and 

concrete planters

3

3

3
3

3

3

3 | Site Analysis: Existing Conditions  
  | 27



 Site Activity and Interest

Observation
The site currently lacks the vibrancy and variety of Portsmouth’s street-level commercial and 
upper floor residential uses that activate the public realm and encourage engagement.

Opportunities 
•	 Incorporate small-scale retail, cafés, galleries, and maker spaces to create continuous 
activity along the street in existing & new buildings.

•	 Include opportunities for outdoor dining & other public gathering sites. 

Inaccessible 
street level

Vacant street 
level

4  

4  

4  

4  

4  

3 | Site Analysis: Existing Conditions  
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Pedestrian Safety

Observation
Crosswalks and some sidewalks around the site are poorly defined and lack safe, direct pedes-
trian connections across key intersections. Lack of universal accessibility.

Opportunities 
•	 Work with the city to incorporate wider sidewalks curb ramps, tactile warning strips, and 
proper slopes to guarantee universal accessibility.

Unusual cross-
walk position 

with obstructions

Not ADA 
compliant

Very wide 
Intersection

5

5

5

5

3 | Site Analysis: Existing Conditions  

18” sidewalk

5
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Commercial Reactivation

Observation
Daniel, Penhallow, & Bow Street’s commercial & pedestrian energy activity diminishes along 
the perimeter of the site. 

Opportunities 
•	 Reactivate street frontages with ground floor retail and dining to strengthen, extrend and 
provide continuity between existing commercial activity areas.

Potential street 
facing retail

Potential street 
facing retail

6

6

66

3 | Site Analysis: Existing Conditions  

6
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View Corridors 

Observation
The site limits physical access to Portsmouth’s scenic waterfront from Daniel Street to Bow Street.  
Views & access to adjacent civic buildings should be preserved and strengthened.

Opportunities 
•	 Preserve though block views and create view corridor with access to St John Church Facade.
•	 Provide pedestrian access through the site from Daniel Street to Bow Street. 

St John’s 
Church 
Facade

Currently 
no access to 
waterfront; 

view corridor 
opportunity

7

7

7
7

7

3 | Site Analysis: Existing Conditions  
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Accessibility

Observation
Existing sidewalks are narrow or not functional, offering limited space for pedestrian flow, 
outdoor activity, or streetscape enhancements. 

Opportunities 
•	 Expand sidewalk widths where possible by narrowing vehicle lanes and/or reconfiguring 
on-street parking.

1’-6” Sidewalk

Utility pole

Utility  
obstructions

Safety

8

8

3 | Site Analysis: Existing Conditions  
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Site Topography Challenges

Observation
The site has a 10-20  foot grade change which creates challenges for pedestrian accessibility, 
connectivity between uses, and integration with surrounding streets.

Opportunities 
•	 Combine ADA lifts & ramps with stairs throughout the site to enhance usability and access.
•	 Leverage grade change to create multi-level plazas, seating, and terraces that activate 
different elevations.

20 Foot grade 
change @ 

Chapel Court 

Highest point

9

9
9

9
+20

+20

+40
+30 +30

+28

+28

+23

+23 +40+40

+40
+30 +30

+28

+28

+23

+23

+30

+30

+30

+30

+20

+20

Grade Heights Above Sea Level

3 | Site Analysis: Existing Conditions  

9

Lowest point
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Single Story Section (former Post Office)10

10

Removal of this 
section

Observation
•	 Section is out of scale with Daniel Street & cannot structuraly support any upward expansion.

•	 Prohibits underground parking.

Opportunities 
•	 Removal of single story section opens up site to redevelopment that rebuilds the street wall, 
supports preservation & better adaptive reuse of the McIntyre Building, and offers enhanced 
pedestrian flow, circulation, and conectivity from Daniel Street through the site.

3 | Site Analysis: Existing Conditions  

EXISTING
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Parking 11

Observation:
On site surface (and limited underground) parking does not support a viable program or 
reactivation of the site with new mixed use buildings & vibrant open spaces.

Opportunity:
•	 Multi-level underground parking would be consistent with the urban fabric, support a 
stronger program, and reactivate the site with commercial mixed-use buildings while 
meeting the parking needs on the site.

11

3 | Site Analysis: Existing Conditions  
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Historic Preservation12

3 | Site Analysis: Existing Conditions  

12
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Desired Views and Sight Lines 

New Storefronts Strengthen Existing
Double-sided Retail 

Pedestrian Connectivity (secondary)

Pedestrian Connectivity  (primary)

Through Block Connections / Open Space 
Amenity

Community/Gathering Space

•	 Programmatic Variety

•	 Break Down Scale of Site

•	 Community Focus

•	 Underground Parking

1

1

1

1

1

1

5

5

2

2 2

2

3

3

4

4

3 | Site Analysis: Opportunities

Site Opportunities Composite

Additional Strategies

This composite diagram is an abstract synthesis of site opportunities—an interpretive 
“ink‑blot” meant to spark design thinking rather than prescribe solutions. It visualizes 
potential relationships and spatial ideas to be refined and aligned with programmatic 
requirements in the next process

4

5

Legend:

4

4
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•	 Reinvigorate the Neighborhood

•	 Draw Visitors into the Site

•	 Mixed-Use

•	 Amenity Integration

•	 Project Balanced Uses
•	 Portsmouth Economic Fit

Parking/
Access 

Open Space

Mixed-Use

Mixed-Use

Commercial/
Hospitality

Parking 

Open Space

Commercial / Hospitality

Residential / Mixed-Use

Parking/
Access 

•	 Ease of Arrival
•	 Hide From View
•	 Exceed Parking Demand
•	 Support Neighborhood Parking Needs

•	 Spatial Glue
•	 Programmatic Contributions 
•	 Respond to Open Space Shortage (haerd and soft scapes)

•	 Activate Sidewalk for Ground Floor Use
•	 Hospitality Use Equals Longer Stay and Spending
•	 Heritage Tourism
•	 Support Existing Businesses

•	 Upper Floor Units
•	 MIx of Unit Sizes and Types
•	 Ensure Stability + Success

3 | Site Analysis: Opportunities

Programmatic OpportunitesProgrammatic Ingredients

Commercial/
Hospitality
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Character Districts Building Footprint 

Facade Modulation Penthouse Option

Overlay Districts

Building Setbacks Building Block Length

Shopfronts

Lot Coverage Open Space

MAXIMUM
OPEN SPACE

10%

MAXIMUM
OPEN SPACE

5% 

CD
-5

CD
-4

125’ 70’ 30’150’

15
0’

CD
-5

CD
-4

14
0’

80’

80
’

80
’

80’100’

10
0’

CD
-5

CD
-4

 
MAXIMUM 
LOT 

COVERAGE
90% 

 
MAXIMUM 
LOT 

COVERAGE
95% 

CD
-5

CD
-4

PENTHOUSE:
•	 50% ROOF AREA OF FLOOR BELOW
•	 15’ SETBACK, PUBLIC WAY
•	 8’ SETBACK, INTERNAL YARD IF 40’ FROM 
PUBLIC WAY

15   PAGE

MCINTYRE PROJECT  
PORTSMOUTH, NEW HAMPSHIRE

HISTORIC DISTRICT COMMISSION SUBMISSION
M AY  2 2 , 2 0 1 8

SCALE:  1” = 50’-0”

Existing Daniel Street Elevation (south side)

Existing Daniel Street Elevation (north side)

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

PENHALLOW ST. CHAPEL ST.

CHAPEL ST. PENHALLOW ST.

McINTYRE BUILDING OLD CITY HALL

40' - 0"

28'-8"
PENHALLOW ST. CHAPEL ST.McINTYRE BUILDING OLD CITY HALL

40' - 0"

28
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Existing Daniel Street Elevation (south side)

Existing Daniel Street Elevation (north side)

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

PENHALLOW ST. CHAPEL ST.

CHAPEL ST. PENHALLOW ST.

McINTYRE BUILDING OLD CITY HALL

40' - 0"

28'-8"
PENHALLOW ST. CHAPEL ST.McINTYRE BUILDING OLD CITY HALL

40' - 0"

28
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SCALE:  1” = 50’-0”

Existing Daniel Street Elevation (south side)

Existing Daniel Street Elevation (north side)

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

PENHALLOW ST. CHAPEL ST.

CHAPEL ST. PENHALLOW ST.

McINTYRE BUILDING OLD CITY HALL

40' - 0"

28'-8"
PENHALLOW ST. CHAPEL ST.McINTYRE BUILDING OLD CITY HALL

40' - 0"

28

93’-0”

93’-0”

Avg. Grade: 26’-7”

Avg. Grade: 26’-7”

135’-0”

94’-0”

66’-7”

66’-7”

Daniel 
Street

Building Heights
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PORTSMOUTH, NEW HAMPSHIRE

HISTORIC DISTRICT COMMISSION SUBMISSION
M AY  2 2 , 2 0 1 8

SCALE:  1” = 50’-0”

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

Existing Penhallow Street Elevation (east side)

Existing Penhallow Street Elevation (west side)

DANIEL ST.BOW ST.

DANIEL ST. COMMERCIAL ALLEY

BOW ST.

McINTYRE BUILDING

40' - 0"

28'-8"
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Existing Daniel Street Elevation (north side)

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

PENHALLOW ST. CHAPEL ST.

CHAPEL ST. PENHALLOW ST.

McINTYRE BUILDING OLD CITY HALL

40' - 0"
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MCINTYRE PROJECT  
PORTSMOUTH, NEW HAMPSHIRE

HISTORIC DISTRICT COMMISSION SUBMISSION
M AY  2 2 , 2 0 1 8

SCALE:  1” = 50’-0”

SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

Existing Bow Street Elevation (south side)

Existing Bow Street Elevation (north side)

PENHALLOW ST.

CHAPEL ST.

MCINTYRE BLDG. BEYOND

MARKET ST. CERES ST.

40' - 0"

28'-8"

Bow Street

Avg. Grade: 26’-7”

Penhallow Street

* 26’ - 7” Average Grade. All elevations based off average 
grade line

93’-0”

66’-7”

4 | Zoning: Character District Zoning

Development Standards

Building Height / Zoning
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Character District Building Setback
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Building Footprint Building Block Length

125’ 70’ 30’150’

15
0’

CD
-5

CD
-5

CD
-4

CD
-4

14
0’

4 | Zoning: Character District Zoning
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Facade Modulation

80’

80
’

80
’

80’100’

10
0’

Lot Coverage

 
MAXIMUM 
LOT 

COVERAGE
90% 

 
MAXIMUM 
LOT 

COVERAGE
95% 

4 | Zoning: Character District Zoning

CD
-5

CD
-5

CD
-4

CD
-4
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Penthouse Shopfront

4 | Zoning: Character District Zoning

CD
-5

CD
-5

CD
-4

CD
-4

CD
-5

CD
-5

CD
-4

CD
-4

PENTHOUSE:
•	 50% ROOF AREA OF FLOOR BELOW
•	 15’ SETBACK FROM PUBLIC WAY
•	 8’ SETBACK FROM INTERNAL YARD IF 40’ 
FROM PUBLIC WAY
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Open Space

MINIMUM
OPEN SPACE

10%

MINIMUM
OPEN SPACE

5% 

4 | Zoning: Character District Zoning

CD
-5

CD
-4
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SURROUNDING NEIGHBORHOOD CONTEXT

0 25 50

Existing Penhallow Street Elevation (east side)

Existing Penhallow Street Elevation (west side)

DANIEL ST.BOW ST.

DANIEL ST. COMMERCIAL ALLEY

BOW ST.

McINTYRE BUILDING

40' - 0"

28'-8"
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4 | Zoning: Character District Zoning
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3 | Site Analysis: Existing Conditions  
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Historic Disctrict Guidelines

3 | Site Analysis: Existing Conditions  

Overlay Districts
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Historic Disctrict Guidelines

3 | Site Analysis: Existing Conditions  
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5 | Conceptual Massing
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5 | Conceptual Massing

Concepts
Thought Process

A series of process diagrams illustrating how preliminary massing is shaped by integration of zoning 
requirements, programmatic desires, and the site’s unique constraints / opportunities. This may yield 
shapes and forms that not only are critical for program requirements but also assist in creating 
dynamic urban open spaces.
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5 | Conceptual Massing

Conceptual Massing

01	 Courtyards 02	 Courtyard & Plaza 03	 Extended Courtyard     	
	 and Plaza
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04	 CUP

Commercial / Retail
Residential / Mixed Use
Commercial / Hospitality

BUILDING FOOTPRINTS		  15-20,000 S.F.
BUILDING HEIGHTS			   3 STORIES / 40’ *
BUILDING SETBACKS			   0-5’
BUILDING BLOCK LENGTHS	 < 200’
FACADE MODULATION		  < 80’ / 100’ / TBD
BUILDING COVERAGE			  50-65%
OPEN SPACE					    35-50%
ROOF TYPES					    TBD
GROUND FLOOR USE			  COMMERCIAL
UPPER FLOOR USE			   COMMERCIAL / RESIDENTIAL

*THE CUP PLAN MAY ADD AN ADDITIONAL STORY
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Concept 1 - Courtyards

5 | Conceptual Massing: Courtyards
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View 1 View 2

Concept  1 - Courtyards  (all NEW massing is 3 story and a mansard roof)

5 | Conceptual Massing: Courtyards
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5 | Conceptual Massing: Courtyards

Concept  1 - Courtyards  (all NEW massing is 3 story and a mansard roof)
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Concept 2 - Courtyard and Plaza (all NEW massing is 3 story and a mansard roof)

5 | Conceptual Massing: Courtyards & Plaza
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5 | Conceptual Massing: Courtyards & Plaza

Concept 2 - Courtyard and Plaza (all NEW massing is 3 story and a mansard roof)

View 1 View 2
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Concept 2 - Courtyard and Plaza (all NEW massing is 3 story and a mansard roof)

5 | Conceptual Massing: Courtyards & Plaza
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Concept 3 - Extended Plaza (all NEW massing is 3 story and a mansard roof)

5 | Conceptual Massing: Extended Plaza
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Concept 3 - Extended Plaza

View 1 View 2
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Concept 3 - Extended Plaza

5 | Conceptual Massing: Extended Plaza
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Concept 4 - CUP Option
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5 | Conceptual Massing: CUP

Concept 4 - CUP Option

Community Space = 50% + 
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5 | Conceptual Massing: Conditional Use Permit

Concept 4 - CUP Option
Commercial / Retail
Residential / Mixed Use
Commercial / Hospitality
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5 | Conceptual Massing: Conditional Use Permit

Concept 4 - CUP Option
Commercial / Retail
Residential / Mixed Use
Commercial / Hospitality
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Concept 4 - CUP Option
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Parking
Level 1

151 Cars
(8 tandem)

191 Cars
(27 Tandem)

Parking
Level 2

+/- 340 Potential Spaces

5 | Parking

Parking Concept Plans
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 +/-30,000 s.f.

Residential 
Units
AVG size
900 +/- GFA

Hotel Rooms

AVG size
350 +/- GSF

Ground Floor Commercial

+/-30-40K s.f.

$200M
Capital 

Investment

Open Space

+/-200,000 s.f.
GFA Adaptive Reuse 
& Construction

340
Parking spaces 

35-50%
of Site

$1.8 Million
+/- Annual 
Tax Revenue

$4 Million +/- 
State and Local 

Revenue

+/-350-500
Construction Jobs

Create a NEW
Destination in Portsmouth

Restoration, Remediation, and
Revitalization of the 

Historic McIntyre Building

Estimated Project Benefits   | 68



6 | Discussion & Feedback
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Linden Square - Portsmouth NH 
 Historic District Commission - Worksession #1

HFA + 80 D Street LLC

03.27.2026

Linden Square - Portsmouth, NH 
 Historic District Commission - Work session #1

SPARC + 80 D Street LLC

June 3, 2026
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