
 
 

REGULAR MEETING 
BOARD OF ADJUSTMENT 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 
MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 

PORTSMOUTH, NEW HAMPSHIRE 
 

Members of the public also have the option to join the meeting over Zoom  
(See below for more details)* 

 
 

7:00 P.M.                                                        August 25, 2026 
                                                                 

AGENDA 
 

I. NEW BUSINESS 

A. The request of Road to the West, LLC (Owner), for property located at 140 West 
Road whereas relief is needed to establish an indoor recreation space, restaurant, event 
space, and outdoor dining area which requires the following: 1) Variance from Section 
10.440 to allow a) Use #9.43, a restaurant and function room with an occupant load from 
250 to 500 where it is not allowed, b) Use #4.30, indoor recreation use where it is not 
allowed, and c) Use #19.50, outdoor dining as accessory use to a permitted principal 
use; 2) Variance from Section 10.1113.20 to allow parking spaces between the principal 
building and street; and 3) Variance from Section 10.1113.41 to allow a 2 foot parking 
space setback where 50 is required. Said property is located on Assessor Map 252 Lot 2-
1301 and lies within the Industrial (I) District. (LU-26-107) 

 

II.  ADJOURNMENT 
 
*Members of the public also have the option to join this meeting over Zoom; a unique meeting 
ID and password will be provided once you register. To register, click on the link below or copy 
and paste this into your web browser: 
 
https://us06web.zoom.us/webinar/register/WN_bbdv0Ws5QIWrDZDGk0MgGQ   

https://us06web.zoom.us/webinar/register/WN_bbdv0Ws5QIWrDZDGk0MgGQ
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City of Portsmouth 
Planning Department 

1 Junkins Ave, 3rd Floor 
Portsmouth, NH 

(603)610-7216 

MEMORANDUM 

TO:   Zoning Board of Adjustment 

FROM:  Stefanie Casella, Planner 

DATE:   August 19, 2026 

RE:   Zoning Board of Adjustment August 25, 2026

 
The agenda items listed below can be found in the following analysis prepared by City Staff: 

I. New Business 
A. 140 West Road 
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I. NEW BUSINESS 
A. The request of Road to the West, LLC (Owner), for property located at 140 West 

Road whereas relief is needed to establish an indoor recreation space, restaurant, 
event space, and outdoor dining area which requires the following: 1) Variance from 
Section 10.440 to allow a) Use #9.43, a restaurant and function room with an 
occupant load from 250 to 500 where it is not allowed, b) Use #4.30, indoor 
recreation use where it is not allowed, and c) Use #19.50, outdoor dining as 
accessory use to a permitted principal use; 2) Variance from Section 10.1113.20 to 
allow parking spaces between the principal building and street; and 3) Variance from 
Section 10.1113.41 to allow a 2 foot parking space setback where 50 is required. 
Said property is located on Assessor Map 252 Lot 2-1301 and lies within the 
Industrial (I) District. (LU-26-107) 

Existing & Proposed Conditions 

 Existing 
 

Proposed 
 

Permitted / Required  

Land Use:  Commercial *Indoor 
Recreation, 
Restaurant and 
Event Space, 
Outdoor Dining 
Space 

Primarily 
Commercial and 
Industrial Use 

 

Lot area (sq. ft.):  2 acres 2 acres 2 Acres min. 

Lot depth (ft): 409 409 200  min. 

Street Frontage (ft.):  558 558 200  min. 

Primary Front Yard (ft.): >70 >70 70  min. 

Secondary Front Yard (ft.): >70 >70 70  min. 

Right Yard (ft.): >50 >50 50 

Rear Yard (ft.): >50 >50 50 min. 

Height (ft.): 30 30 70 max. 

Parking: 78 **78 1 per 4 person max. 
occupancy 

 

Estimated Age of Structure: 1989 Variance request(s) shown in red. 
 

*Indoor Recreation, Restaurant and Event Space and Outdoor Dining is not an allowed use 
in the Industrial District 
**Parking spaces are located 2 feet from the front lot line and between the principal building 
and the street. 

Other Permits/Approvals Required 

• Building Permit 

• Site Plan – Planning Board 
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Neighborhood Context  

 

  

Aerial Map 

Zoning Map 
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Previous Board of Adjustment Actions 

October 22, 2013 – The Board granted the request to convert an existing industrial 
building to a health club use which requires the following: A Special Exception under 
Section 10.440, Use #4.42 to allow a health club in a district where this use is allowed 
by Special Exception with the following condition: 

1)The parking spaces on the property will be laid out to meet the dimensional 
requirements outlined in Section 10.1114 of the Zoning Ordinance.  

November 19, 2013 – The Board granted the request for parking for a health club which 
requires the following: 1) A Variance from Section 10.1112.30 to allow 103 parking 
spaces where 72 parking spaces exist and 145 parking spaces are required. 

May 24, 2022 – The Board granted the request to convert an existing structure into a 
private indoor recreation facility which requires the following: 1) A Variance from 
Section 10.440 Use #4.30 to allow an indoor recreation use where the use is not 
permitted; 2) a Variance from Section 10.1113.41 to allow parking to be located 2 feet 
from the front lot line where 50 feet is required. 

April 21, 2026 – The applicant withdrew the request for relief needed to create an 
outdoor dining area, which requires the following: 1) Variance from Section 10.440 
Use #19.50 to allow an outdoor dining or drinking area, as accessory use where it is 
not allowed. 

Planning Department Comments 

The applicants’ requests include relief needed to operate the Black Rock Social Club as it 
currently conducts business today and to add an outdoor dining area. The Board can find 
the complete list of variances requested by the applicant in the legal notice and on page 3 of 
the applicant’s submission package.  
 
All exhibits relating to the current request are labeled numerically in the applicant’s 
submission. All exhibits organized alphabetically are in reference to the permitting history of 
the property. 
 
As this application is extensive in its inclusion of history, permitting, licensing, and various 
other details of the site, Staff recommends the Board review the information thoroughly and 
focus on the requests before the Board. The requests have been clearly laid out on page 3 
of the applicant’s narrative and the Board should make determinations based on the 
variance criteria. 
 

Variance Review Criteria 

This application must meet all five of the statutory tests for a variance (see Section 10.233 
of the Zoning Ordinance): 

1. Granting the variance would not be contrary to the public interest. 
2. Granting the variance would observe the spirit of the Ordinance. 
3. Granting the variance would do substantial justice. 
4. Granting the variance would not diminish the values of surrounding properties. 
5. The “unnecessary hardship” test: 

(a) The property has special conditions that distinguish it from other properties in the area. 
AND 
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(b) Owing to these special conditions, a fair and substantial relationship does not exist 
between the general public purposes of the Ordinance provision and the specific 
application of that provision to the property; and the proposed use is a reasonable one. 
OR 
Owing to these special conditions, the property cannot be reasonably used in strict 
conformance with the Ordinance, and a variance is therefore necessary to enable a 
reasonable use of it. 

10.235 Certain Representations Deemed Conditions 

Representations made at public hearings or materials submitted to the Board by an 
applicant for a special exception or variance concerning features of proposed buildings, 
structures, parking or uses which are subject to regulations pursuant to Subsection 10.232 
or 10.233 shall be deemed conditions upon such special exception or variance. 
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