
 
200 Griffin Road, Unit 14, Portsmouth, NH 03801 

Phone (603) 430-9282 

2 September 2025 

Peter Stith, TAC Committee Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
 

RE: TAC Workshop Request for Site Plan Review at 84 Pleasant Street and 266 – 278 
State Street, Floros Building, Redevelopment Site Plan 

Dear Mr. Stith and Technical Advisory Committee Members: 

On behalf of the PNF Trust of 2013 and 282 Middle Street, LLC, we are pleased to submit 
the attached plan set for Technical Advisory Committee (TAC) Workshop Consultation 
for the above-mentioned project at your September 9, 2025 TAC Meeting. The project 
includes building construction and remodeling on Tax Map 107 Lots 77 – 80 with the 
associated and required site improvements. The proposal includes merging these four lots 
into one development parcel. On May 28, 2019 the Portsmouth Zoning Board of Adjustment 
(ZBA) granted dimensional variances for the proposed project, and on August 6, 2025 the 
Historic District Commission (HDC) granted approval for the architectural design. 

The site was the scene of a devastating fire in 2017 destroying the structure(s) at the corner 
of State Street and Pleasant Street. This area of the lot is currently filled with gravel as the 
site awaits new building approval. We seek TAC input for the project under the TAC 
Workshop process prior to the submission of our application for Site Plan Approval. We 
hereby request that we be placed on the Agenda for the September 9, 2025 TAC meeting. 

The proposal is for some additional site demolition and new construction, keeping the 84 
Pleasant Street façade. The existing structure at 278 State Street, known as the Times 
Building, has been demolished and removed. The plans show a replacement structure with 
similar features. The project will have retail / commercial space on the first floor and 
residential units above. At 84 Pleasant Street there will be a reconstruction of the existing 
building fronting Pleasant Street and demolition of the rear half of the building, with a new 
addition and driveway connection on Church Street. The remodeled building and addition 
will have non-residential uses at the ground level, residential use above and a stepped back 
top story. Part of the front of the existing building parallel to Pleasant Street (sloped roof) 
will be removed and will be incorporated into the addition / remodeling. The residential 
component of the total project will include 17 dwelling units.  



Letter to TAC; Floros Building Workshop Submission 2 9/2/2025 

The project includes a basement parking level that has been designed by the applicants 
parking consultant, Automotion. This parking level is accessed by a driveway entrance off 
Court Street. The entrance leads to a car storage system at the first and basement floor levels. 
The car storage system will then move the car to designated storage spot. The car can later be 
retrieved by the resident at such time as the car is needed again. This system is designed to 
allow the storage of 16 vehicles. There is also a first-floor level ADA parking space, for a 
total of 17 parking spaces. 

The following plans are included in our Plan Set submission: 

• Cover Sheet – This shows the Development Team, Legend, Site Location, and Site
Zoning.

• Standard Boundary Survey Plan – This plans show the existing property boundaries
of all four lots in the development area (the proposed merged lot).

• License Plan – This plan shows a proposed cornice license area.
• Orthophoto Plan O1 – This plan shows an aerial view of the existing site.
• Exiting Conditions Plan C1 – This plan shows the current features of the project area

and site topography.
• Demolition Plan C2 – This plan shows the portions of the existing buildings which

will be demolished for the site redevelopment.
• Site Plan C3 – This plan shows the site development for the 4 lots with the associated

Zoning Calculations. The site was and is proposed to be 100% impervious.
• Utility Plan C4 – This plan shows conceptual site utility connections.
• Architectural Rendering and Floor Plans - These plans show Floor Plans and Exterior

Renderings.
Also included is a draft Parking System Schematic, as well as the ZBA and HDC approval 
documents. 

We look forward to an in-person presentation and TAC review of this submission and 
feedback on the proposed design. Please feel free to reach out to any of the team members if 
you have any questions or comments. 

Sincerely, 

John R. Chagnon, PE 

P:\NH\5010129-Floros_Realty_Group\3150-State Street-JRC\2024 Site Plan\Applications\City of Portsmouth TAC Workshop\TAC 
Workshop Submission Letter 9-2-25.doc 
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CITY OF PORTSMOUTH 
Planning & Sustainability

Department
1 Junkins Avenue

Portsmouth, New Hampshire
03801 

(603) 610-7216 

ZONING BOARD OF ADJUSTMENT
November 26, 2024

PNF Trust of 2013 Peter Floros, Trustee
282 Middle Street
Portsmouth, New Hampshire 03801

RE: Board Of Adjustment Request for Property Located at 84 Pleasant Street and 266, 270, 278 State Street,
Portsmouth, NH (LU-24-195)

Dear Property Owner:

The Zoning Board of Adjustment, at its regularly scheduled meeting of Tuesday, November 19, 2024, considered your
application for merging the lots and constructing a four-story mixed-use building which requires the following: 1)
Variance from Section 10.5A41.10.C to allow a) 98% building coverage where 90% is maximum, b) 0% open space
where 10% is minimum, and c) 53% shopfront façade glazing on Pleasant Street and 52% on State Street where 70% is
the minimum required; 2) Variance from Section 10.5A21.B to allow a) 55 feet of building height where 47 feet is
permitted with a penthouse, b) a fourth story addition at 50 feet in height to the Church street elevation where 3 full
stories and a short fourth are allowed with 45 feet maximum height permitted; 3) Variance from Section 10.642 to allow
43% ground floor residential area where 20% is maximum.  Said property is shown on Assessor Map 107 Lot 77 Map
107 Lot 78, Map 107 Lot79, Map 107 Lot 80 and lies within the Character District 4 (CD4), Historic and Downtown
Overlay Districts.   As a result of said consideration, the Board voted to to grant  the variances as presented and
advertised for Variance No. 1 in its entirety, Variance No. 3 in its entirety, and Variance 2(b) only. 

The Board voted to deny the request for variance No. 2(a) because it fails the hardship criterion as there are no special
conditions of the property that drive the need for a penthouse.

The Board's decision may be appealed up to thirty (30) days after the vote.  Any action taken by the applicant pursuant
to the Board's decision during this appeal period shall be at the applicant's risk. Please contact the Planning &
Sustainability Department for more details about the appeals process.

Approvals may also be required from other City Commissions or Boards.  Once all required approvals have been
received, applicant is responsible for applying for and securing a building permit from the Inspection Department prior to
starting any project work.

This approval shall expire unless a building permit is issued within a period of two (2) years from the date granted unless
an extension is granted in accordance with Section 10.236 of the Zoning Ordinance.

The Findings of Fact associated with this decision are available: attached here or as an attachment in the Viewpoint
project record associated with this application and on the Zoning Board of Adjustment Meeting website: 

https://www.cityofportsmouth.com/planportsmouth/zoning-board-adjustment/zoning-board-adjustment-archived-
meetings-and-material

The minutes and audio recording of this meeting are available by contacting the Planning & Sustainability Department.

Very truly yours,

Phyllis Eldridge, Chair of the Zoning Board of Adjustment

cc: Shanti Wolph, Chief Building Inspector

Rosann Maurice-Lentz, City Assessor
Chris Mulligan, Bosen & Associates, PLLC
John Chagnon, Ambit Engineering

https://www.cityofportsmouth.com/planportsmouth/zoning-board-adjustment/zoning-board-adjustment-archived-meetings-and-material
https://www.cityofportsmouth.com/planportsmouth/zoning-board-adjustment/zoning-board-adjustment-archived-meetings-and-material
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