
AMBIT ENGINEERING, INC. CIVIL    ENGINEERS    AND     LAND     SURVEYORS 

200 Griffin Road, Unit 3, Portsmouth, NH 03801 
Phone (603) 430-9282 Fax 436-2315 

8 March 2020 

Dexter Legg, Planning Board Chair 
City of Portsmouth 
1 Junkins Avenue 
Portsmouth, NH 03801 
 

RE: Request for Preliminary Conceptual Consultation at 266 – 278 State and 84 
Pleasant Streets, Floros Building, Redevelopment Site Plan 

Dear Mr. Legg and Planning Board Members: 

On behalf of the PNF Trust of 2013, 282 Middle Street, LLC and KC Realty Trust we are 
pleased to submit the attached plan set for Preliminary Conceptual Consultation for the 
above-mentioned project at your March 19, 2020 Planning Board Meeting. The project 
includes building construction and remodeling on Tax Map 107 Lots 77 – 80 with the 
associated required site improvements. The proposal includes merging these four lots into 
one development parcel.  

Proposed is new construction to the existing structure known as 278 State Street (aka the 
Times Building), and new construction at 266 / 270 State Street and 84 Pleasant Street. At 
266 / 270 & 278 State Street the project will have retail / commercial space on the first floor 
and residential units above. The new construction will consist of two full stories above the 
first floor as well as a short 4th story and a stepped back penthouse level. At 84 Pleasant 
Street there will be a reconstruction of the existing building fronting on Pleasant Street as 
well as 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, two stories of residential use above and a stepped back (short) fourth 
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. On May 28, 2019 the Portsmouth Zoning 
Board of Adjustment (ZBA) granted dimensional variances for a portion of the proposed 
project. 

The project includes a basement parking level that has been designed by the applicants 
parking consultant. This parking level is accessed by a driveway entrance off Court Street. 
The drive entrance leads to a car lift at the first floor level where the resident will exit the 
vehicle. The car storage system will then deposit the car to the basement level in a manner 
which the car can be retrieved by the resident at such time as the car is needed again. This 
system is designed to allow the storage of 23 vehicles.  



Letter to Planning Board; Floros Building Submission 2 3/8/2020 

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 level with gravel as the 
site awaits new building approval. The site redevelopment includes the renovation of what 
remains of 278 State Street, the “Times Building”. The total project Gross Square Footage 
will exceed 30,000 square feet. We therefore seek Planning Board input for the project under 
the Preliminary Conceptual Consultation process, as required, prior to the submission of 
our application for Site Plan Approval. We hereby request that we be placed on the Agenda 
for the Planning Board’s March 19, 2020 meeting. 

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). 

• 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 Layout 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. 

• Architectural Plans / Parking Plans PB 1 - 4 – These plans show Exterior Renderings, 
Exterior Elevations, and Concept First through Penthouse Floor Plans. The plans also 
show the proposed below grade parking level within the building that will provide 
underground parking to service the building. 

 

We look forward to the Planning Boards review of this submission and the Boards 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 
 
CC: Amos Blanchard – Owners Representative, Michael Keane – Project Architect, John 
Bosen – Project Attorney 

           John Chagnon
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