HOEFLE, PHOENIX, GORMLEY & ROBERTS, P.A.
ATTORNEYS AT LAW

127 Parrott Avenue, P.O. Box 4480 | Portsmouth, NH, 03802-4480
Telephone: 603.436.0666 | Facsimile: 603.431.0879 | www.hpgrlaw.com

HAND DELIVERED

February 13, 2018
Mayor Jack Blalock and Portsmouth City Council
City of Portsmouth
1 Junkins Ave.
Portsmouth, New Hampshire, 03801
Re:  Request of Clipper Traders, LLC for Zoning Change from Office Research (OR) and
Transportation Corridor (TC) to Character District 4 West End (CD4-W)
Property Location: 105 Bartlett Street Tax Map 157, Lot 1, 2; Map 164, Lot 1, 4 (also
shown on Tax Maps 139 and 144)
Dear Mayor Blalock and Members of the Council:
On behalf of Clipper Traders, LLC ("Clipper"), please accept this letter and the attached
exhibits in support of Clipper's request to initiate the Planning Board and City Council zoning
change procedure for land between Bartlett Street and Maplewood Avenue, abutting the Boston

and Maine railroad tracks, the North Mill Pond and the existing CD4-W zone, presently under

contract for purchase from the Boston and Maine R.R.

I. EXHIBITS

1. Portsmouth Zoning Ordinance — Office Research Dimensional Standards (§10.531
and §10.532).
2. Portsmouth Zoning Ordinance Character District 4-West End Provisions.

e TFigure 10.5A41.10B (CD4-W Development Standards)

e §10.5A42.10 (Fagade Types)

e §10.5A42.12 (Building Placement)

e §10.5A43.20 (Fagade Modulation)

e §10.5A43.30 (Building and Story Heights)

e §10.5A43.40 (Maximum Building Footprint)
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§10.5A43.60 (Building Types)

§10.5A44.30 (Parking)

§10.5A45 (Community Space)

Map 10.5A21.B (Building Height Standards)

3. Area of Rezoning Request -identifying surrounding zones including CD4-W
abutting the subject parcel.

2/9/18 Concept Site Plan-by Winter Holben Architecture & Design.

1/30/18 Neighborhood PowerPoint presentation (partial).

Tax Maps 139, 144, 157, 164.

Site photographs.
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I1. PROJECT/SITE HISTORY

The subject parcel is currently owned by Boston and Maine R.R. At about 10.67 acres, it
abuts the North Mill Pond to the southwest, the Boston and Maine railroad tracks to the
southeast, the Granite State Mineral storage yard to the northeast, Ricci Lumber Buildings and
CD4-W zone to the northwest. Clipper is under contract to purchase a portion' of the property
from the railroad. Located upon the site are several Ricci Lumber buildings, the remains of the
old locomotive turntable and roundhouse, and a functional machine shop. The northeastern

portion of the site has traditionally been used by the railroad for railcar storage.

IMI. ZONING DISTRICT ANALYSIS/DEVELOPMENT PLAN

Presently zoned Office Research and a sliver of Transportation Corridor (see Exhibit 3),
Clipper is of the understanding that the OR designation is simply a placeholder, that an
appropriate zoning district designation has not until now been particularly important because it
has been used by and for the railroad for well over 100 years. The Office Research district

purposes are "to provide for campus-style development of office buildings, research and

development facilities, and complementary uses." (PZO section 10.410) Permitted in the OR

! Clipper is in discussions with Boston and Maine concerning the purchase of the remainder of the property.
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zone are such uses as residential care facilities, schools, museums, offices, hospitals, general
service establishments, hotels, indoor and outdoor motor vehicle storage. (PZO section 10.440,
Table of Uses) Residential uses are prohibited. Dimensionally, the OR zone adjacent to North
Mill Pond requires large lots of 2 acres, 200’ of frontage, and yards of 70 feet front, 50 feet rear
and on the side. (PZO section 10.532) Building heights of up to 60 feet are permitted. (PZO
section 10.531) (See Exhibit 1). Surrounded by CD4-W and other residential zones (See Exhibit
3), clearly the parcel should not be zoned OR. In addition to the railroad property, several other
parcels including Ricci Lumber and Great Rhythm Brewing are in the OR/TC zones.

Clipper envisions a multi-building residential project. Still in the development stages, the
present plans include a multilevel residential apartment building and several townhouse style
buildings, the latter likely developed as condominiums. (See Exhibit 4).? Access to the site will
be over the road from Bartlett Street, past Ricci Lumber and Great Rhythm to a roundabout, with
driveways then servicing the buildings. Id. A preliminary neighborhood meeting was held at
Great Rhythm on January 30, 2018, at which a PowerPoint presentation detailed the reasoning
behind Clipper’s request for a zoning change as well as exhibiting the site history and present
plans. (See Exhibit 4). Attended by approximately 50 neighbors as well as several city
councilors and planning staff members, Clipper believes that the preliminary presentation was
enthusiastically well received. Of particular interest was Clipper’s probosed public "Greenway"
along the North Mill Pond for the entire length of the parcel to Bartlett Street.

In order to proceed with the intended redevelopment, it is necessary to rezone the OR/TC
zones to permit residential use. After considering the zoning district options, including

discussions with the Planning Department staff, Clipper believes that the most appropriate

2 Clipper submitted a subdivision plan for the portion of the property currently under agreement to the Planning
Department on February 12, 2018.




zoning district for the parcel is CD4-W with the existing development incentives for providing
the Greenway, simply requiring an extension of the existing CD4-W zone and West End
Incentive Overlay District abutting the parcel to the southwest. (See Exhibit 3). This would also
include an amendment to Map 10.5A21B to extend the adjacent 2-3 story (short 4™) height
requirement area (45 maximum building height) over the rezoning area. (See Exhibit 2, Map
10.5A21B).

The purpose of character based zoning is:

to encourage development that is compatible with the

established character of its surroundings and consistent with the
City's goals for the preservation and or enhancement of the area.

This is accomplished by providing a range of standards for the

elements of development and buildings that define a place.
(PZO section 10.5A 11)

The provisions of Article SA character based zoning “shall take precedence over all other
provisions of the zoning ordinance that are in conflict with Article 5A.” (PZO section 10.5 A
14.10) The recently enacted (June 19, 2017) CD4-W district, developed after a lengthy period of
vetting, including community input,

consists of a medium to high density area with a mix of building

types and residential, retail and other commercial uses. There are

shallow or no front yards and medium to no side yards, with variable
private landscaping and on-site accessory parking. Streets have sidewalks

and street trees or other pedestrian amenities and defined medium blocks.
(PZO section 10.5 A 41. 10 B)

Development standards include yards from 5 to 15 feet, 50% front-line buildout,
minimum lot area of 5000 s.f., lot area per dwelling unit 2500 s.f. and 15% minimum open
space. The maximum building footprint is 15,000 s.f. Building heights of up to 45 feet are
permitted. (PZO Sections 10.5 A 41.10 B; 10.5 a 43. 31; Map 10.5 A 20 1B.) The West End

Incentive Overlay District amends these development standards to include: maximum building




footprint of 30,000 s.f.; minimum lot area of 2,000 s.f.; lot area per dwelling unit with no
minimum; and an increase of 1 additional story up to 10 ft. in height. (PZO Section 10.5 A

46.10).

Based upon its investigation of the proposed rezoning area, the existence of the CD4-W
zone on a portion of the property to be acquired, surrounding zoning districts, discussions with
Planning Department staff and the neighborhood PowerPoint presentation, Clipper believes that
the parcel and its proposed project fits best with the purposes of the CD4-W zoning district and
its with incentives. Clipper also believes that an extension of that district to rezone the parcel is
both reasonable and in keeping with the requirements of the City Zoning Ordinance, Master Plan
and development regulations.

Clipper respectfully requests that the City proceed as required to rezone the identified
parcel CD4-W with West End Overlay and 2-3 story (short 4t height requirements incentives,
with staff recommendation for approval. The development team would be happy to meet further

with City staff and/or provide any needed or requested additional exhibits, materials, or

information.
Respectfully submitted,
70/
R. Timothy Phoenix
cc: Juliet Walker, Planning Director

Clipper Traders, LLC

Winter Holben Architecture + Design
Ambit Engineering

Terra Firma Landscape Architecture







































































































Exhibit 3

Area of zoning request



AREA OF REZONING REQUEST

Legend

D AREA OF REZONING REQUEST

ZONING DISTRICTS
B

AMBIT ENGINEERING, INC. |
Civil Engineers & Land Surveyors

200 Griffin Road, Unit 3
Portsmouth, N.H, 03801-7114
Tel (603)’ 430-9282

Fax (803) 438-2315

1,600 SRS




Exhibit 4
2/9/18 Site Plan
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Exhibit 5
1/30/18 Town Meeting Presentation (partial)
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project overview




railyard site




project goals

REZONING

COMMUNITY EXTENSION

PUBLIC GREENWAY




PRESENTATION

1) site history

2) current zoning

3) future vision

4)Q&A




site history




1840’s historic portsmouth




1910 railyard

Mill  Pond
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industrial heritage
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SITE HISTORY

summary
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current zoning




zoning map

office research zone (OR)

OR - “To provide for campus-style
development of office buildings,
research and development facilities, and
complementary uses.”

character based zoning (CD4-W)

CD4-W - “To promote the development of

walkable, mixed-use, human-scaled places
by providing standards for building form and
placement and related elements of development.”




CURRENT ZONING

summary
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west end vision plan - live, work, play

Land Use

* Diversity of uses and housing types

Civic Space
+ create plazas, paths, parks, trails and greenways

Transportation Infrastructure
* Multi-modal transportation and generous sidewalks, rail trails and bike facilities

Building Design

+ respond to surrounding context and views by stepping down building heights




connected neighborhood experience

public greenway
connects downtown to west end

proposed water access

gathering space/park

buildings are a combination of
mixed-use and row house style

space between buildings

opens up views/access \ ,
p site design reflects

original historic site




FUTURE VISION

greenway concept
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Exhibit 6
Tax Maps
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Exhibit 7
Site Photographs






