
   
 

 
TFMoran, Inc. TFMoran, Inc. Seacoast Division 
48 Constitution Drive, Bedford, NH 03110 170 Commerce Way–Suite 102, Portsmouth, NH 03801 
T (603) 472-4488          www.tfmoran.com T (603) 431-2222 

 
December 29, 2021 
 
 
Dexter Legg, Chair 
Portsmouth Planning Board 
1 Junkins Ave, 3rd Floor 
Portsmouth, NH 03801 
 
 
RE: Planning Board DADU CUP Application 
 325 Little Harbor Road, Portsmouth, NH – Tax Map 205 Lot 2  
  
 
Dear Mr. Legg: 
 
On behalf of our client, ADL 325 Little Harbor Road Trust, please find a Planning Board Detached 
Accessory Dwelling Unit (DADU) Conditional Use Permit (CUP) submission relative to the above-
referenced project. The following materials, along with this letter, have been submitted online and hard 
copies are also included in this submission: 

 
• DADU CUP Application (1 copy); 
• Client Authorization Letter (1 copy); 
• Original DADU CUP Permit, dated June 24, 2019 (1 copy); 
• Original DADU CUP Permit Extension, dated June 22, 2020 (1 copy); 
• Site Photos of Lady Isle Guest Cottage (1 copy); AND 
• Site Development Plans entitled “Permit Plans for DADU CUP, Tax Map 205 Lot 2, Lady 

Isle Guest Cottage, 325 Little Harbor Road, Portsmouth New Hampshire”, prepared by 
TFMoran, Inc., dated December 29, 2021 (1 copy at 22”x34”). 

 
A previous request to renovate the existing caretaker’s house, was previously approved by the 
Planning Board on June 20, 2019 for a DADU with a gross floor area of 2,435 SF. An extension was 
granted until June 20, 2021, however, before this time, the original builder, Peter Kasnet, unexpectedly 
passed away. Due to this unfortunate event, the client hired a new builder, Youngblood Builders, and 
new architect, G. P. Schafer. 
 
Based on the new team’s input, a number of modifications to the renovated property were suggested, 
enough to warrant re-permitting the project. The originally permitted DADU proposed renovations of the 
entire existing structure. The current project team realized demolishing additions of the house would be 
more in line with the history and character of the originally built house. Modifications to the originally 
approved DADU include revised architecture and a smaller footprint with less gross floor area. 
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Property Description 
 
The property is a single-family residence at 325 Little Harbor Road, located on a private island, known 
as Lady Isle and also Belle Isle. The site is 12.3 acres within the Rural Zoning District and surrounded 
by the Piscataqua River. The property currently contains a 2-story house, guest cottage, carriage 
house, barn, horse barn, horse paddock, and shed.  
 
The intent of the applicant is to renovate the easternly half of the island containing the building and yard 
areas. The proposal is to demolish the existing house, carriage house, and paddock and to construct a 
2-story single-family home, garage, pool, pool cabana, and playground; renovate an existing barn and 
guest cottage; and replace an existing shed and barn with a new shed and barn. TFM’s previously 
submitted Site Development Plans for Lady Isle Site Renovation depicts associated improvements, 
including and not limited to access, grading, utilities, and landscaping. 
 
In this submission, we are applying for a Conditional Use Permit for a Detached Accessory Dwelling Unit 
(DADU). The property contains only one principal dwelling. The remaining dwelling on the property is a 
vacant house. The structure was built in the 1800’s and formerly served as a caretaker’s house for a 
private school that previously occupied the island. The existing house footprint and gross floor area are 
1,300 SF and 2,056 SF, respectively. The proposed construction is to demolish the appendages of the 
existing structure and renovate the remaining, original structure to a 2-story guest cottage, serving as a 
detached accessory dwelling unit. The proposed footprint and gross floor area are 660 SF and 1,300 SF, 
respectively. 
 
 
In accordance with the City of Portsmouth Zoning Ordinances, Article 10.814, the proposal complies with 
the following regulations: 
 
The principal dwelling unit and the accessory dwelling unit shall not be separated in ownership. 
 

The proposed project to renovate the existing detached accessory dwelling unit will not affect the 
ownership of the property. Ownership will remain with the ADL 325 Little Harbor Road Trust. 

 
Either the principal dwelling unit or the accessory dwelling unit shall be occupied by the owner 
of the dwelling as his or her principal place of residence. 
 

The owner, ADL 325 Little Harbor Road Trust, will continue to occupy the principal dwelling unit. 
 
Neither the principal dwelling unit nor the accessory dwelling unit shall be used for any business, 
except that the property owner may have a home occupation use in the unit that he or she 
occupies as allowed or permitted elsewhere in this Ordinance. 
 

Neither the primary dwelling unit nor the accessory dwelling unit will be used for business, other 
than what is allowed.  
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In a Rural district, a lot with a DADU shall comply with the minimum lot area for the district, but 
need not comply with the minimum lot area per dwelling unit. 
 

The minimum lot area is 5 acres per dwelling unit. The lot area is 12.3 acres. 
 
The DADU shall not have more than two bedrooms and shall not be larger than 750 SF gross floor 
area; except that the maximum gross floor area shall be 1,000 SF if the lot area is 2 acres or more. 
 

We respectfully request dimensional modifications to maintain the historical portion of the existing 
structure. The stricture is a 2-story structure constructed in the 1800’s, located on a 12.3 acre 
parcel. The existing structure is an approximately 24’ tall, 3-bedroom house with a gross floor 
area of 2,056 SF, which has a number of additions. The renovated DADU proposes to remove 
appendages of the existing structure, maintaining the historic, original structure, which is a 
proposed 21’ tall, 2-bedroom house with a gross floor area of 1,300 SF. Reducing the DADU to 
1,000 SF or less would require demolition of a portion of the original, historic, existing structure. 
Given the size of the lot and the historical value of the building, we believe it’s better to leave the 
660 SF footprint and 1,300 SF gross floor area, rather than demolish additional portions of a 
historical building. 
 

The DADU shall be clearly subordinate to the principal single-family dwelling in scale, height and 
appearance. 
 

The facade area and building height of the DADU is subordinate to the principal single-family 
dwelling. The perimeter facade of the DADU versus principal dwelling is approximately 125 FT 
and 440 FT, respectively. Additionally, the height of the DADU versus the principal dwelling is 
approximately 21 FT and 32 FT, respectively. The DADU is also architecturally consistent with 
the principal dwelling, using similar materials, detailing, and other building design elements. 

 
The DADU shall be separated from the single-family dwelling by at least 20 feet. 
 

The renovated guest cottage meets the separation requirements and is located 112’ east of the 
proposed principal single-family dwelling. 

 
The front wall of the DADU shall be set back at least 10 feet further from the front lot line than the 
existing front wall of the single-family dwelling. 

 
The property is an island, so a front yard is not applicable. The DADU, however, is located 
approximately 70’ from the highest observable tide line (HOTL) whereas the principal dwelling is 
located 50 FT from the HOTL, which is at least a 20 FT differential. 
 

No portion of the DADU shall be located in any required front yard, regardless of the location of 
the single-family dwelling. 
 

The property is an island, so a front yard is not applicable. The DADU, however, is located 
approximately 70’ from the HOTL. 
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Exterior design of the ADU is consistent with the existing principal dwelling on the lot. 
 

The DADU will be re-sided similar to the proposed principal dwelling on the lot. 
 
The site plan provides adequate and appropriate open space, landscaping and off-street parking 
for both the ADU and the primary dwelling. 
 

The proposed renovation to the guest cottage removes almost half of the existing structure and 
replaces it with open space and landscaping. The overall Lady Isle site renovations provides 
adequate and appropriate open space and landscaping, exceeding Zoning requirements for open 
space (75% required, 94% proposed) and meeting building coverage requirements (5% required, 
2.6% proposed). Off-street parking is provided adjacent to both the DADU and primary dwelling. 

 
The ADU will maintain a compatible relationship to adjacent properties in terms of location, 
design, and offstreet parking layout, and will not significantly reduce the privacy of adjacent 
properties. 
 

The DADU is an existing structure located on an island. It will not alter or reduce privacy of 
adjacent properties. 
 

The ADU will not result in excessive noise, traffic or parking congestion. 
 

The building being converted to a DADU exists on site today. It is currently an unoccupied 
building. Once converted, the owner will have the ability to host guests on the property, since the 
main dwelling only has four bedrooms. Since the DADU is still owned by the principal dwelling 
owner, it will be occupied on a selected basis. This will not contribute to excessive noise, traffic, 
or parking congestion. 
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Work on the island requires approvals for a City Wetland CUP, NHDES Wetlands Permit, NHDES 
Shoreland Permit, NHDES Alteration of Terrain (AoT) Permit, NHDES Wastewater Permit, and EPA’s 
NOI for Construction General Permit, all of which are pending. 
 
We appreciate your consideration of these matters and look forward to presenting this project to you in 
the near future. 

We respectfully request that we be placed on the upcoming agenda for the January 20th Planning 
Board Meeting. 

 
Respectfully, 
TFMoran, Inc.  
 

 

 

 
Corey Colwell, LLS  
Division Manager | Princiapl 

Hannah Giovannucci, PE 
Civil Project Manager 

  

JCC/heg  
 
 
cc:  Anthony Dilorenzo, ADL 325 Little Harbor Road Trust (via e-mail) 
 Jim Youngblood, Youngblood Builders (via jim@youngbloodbuilders.com) 
 Mickey Benson, GPSchafer (via mbenson@gpschafer.com) 
 Matthew Cunningham, MCLD (via matthew@matthew-cunningham.com) 
 Stephan Roberts, Hoefle, Phoenix, Gormley & Roberts (via sroberts@hpgrlaw.com) 
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CITY OF PORTSMOUTH 
Planning Department

1 Junkins Avenue 
Portsmouth, New

Hampshire 03801 
(603) 610-7216 

PLANNING BOARD
June 24, 2019

ADL Portsmouth Residence Trust
549 US Highway 1 Bypass
Portsmouth, NH 03801

RE: Conditional Use Permit for property located at 325 Little Harbor Road

Dear Applicant:

The Planning Board, at its regularly scheduled meeting of Thursday, June 20, 2019,
considered your application for Conversion of an existing accessory structure (formerly
caretaker's home) into an Detached Accessory Dwelling Unit with a gross floor area of
2,435sq.ft.  Said property is shown on Assessor Map 205 Lot 02 and lies within the Rural
District.  As a result of said consideration, the Board voted to :

1.   Grant a modification from the following sections:

      1.1)   Section 10.814.52 of the Zoning Ordinance – for approval of a DADU with 3
bedrooms and 2,435+/- s.f. of gross floor area where 2 bedrooms and 1,000 s.f. is the
maximum allowed.

      1.2)   Section 10.814.532 of the Zoning Ordinance – for a building height of 24.2’ where
the maximum allowed must be less than the building height of the principal single-family
dwelling.

2.   Find that the application satisfies the remaining requirements of 10.814.50.

3.   Grant the conditional use permit as presented, with the following stipulations:

      3.1)   In accordance with Sec. 10.814.90 of the Zoning Ordinance, the owner is required
to obtain a certificate of use from the Planning Department verifying compliance with all
standards of Sec. 10.814, including the owner-occupancy requirement, and shall renew the
certificate of use annually.

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 Department for more details about the appeals
process.

Unless otherwise indicated above, applicant is responsible for applying for and securing a
building permit from the Inspection Department prior to starting any project work.  All
stipulations of approval must be completed prior to issuance of a building permit unless
otherwise indicated above.
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This approval shall expire unless a building permit is obtained within a period of one year
from the date granted, unless otherwise stated in the conditions of approval.  The Planning
Board may, for good cause shown, extend such period by as much as one year if such
extension is requested and acted upon prior to the expiration date.  No other extensions may
be requested.

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

Very truly yours,

Juliet T. H. Walker, AICP, Planning Director
for Dexter Legg, Chairman of the Planning Board

cc:

Corey Colwell, LLS, MSC a division of TFMoran, Inc.
Rosann Maurice-Lentz, City Assessor
Robert Marsilia, Building Inspector
Peter Rice, Director of Public Works



CITY OF PORTSMOUTH 
Planning Department

1 Junkins Avenue 
Portsmouth, New 
Hampshire 03801

(603) 610-7216 

PLANNING BOARD

June 22, 2020

ADL Portsmouth Residence Trust
549 US Highway 1 Bypass
Portsmouth, NH 03801

RE: Conditional Use Permit for property located at 325 Little Harbor Road

Dear Applicant:

The Planning Board, at its meeting of Thursday, June 18, 2020, considered your request for 
1-year extension of the Conditional Use Permit for the conversion of an existing accessory 
structure into a Detached Accessory Dwelling Unit that was granted on June 20, 2019.

As a result of said consideration, the Board voted to grant your request for an extension with 
the approval now expiring on June 20, 2021.

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 Department for more details about the appeals 
process.

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

Very truly yours,

Dexter R. Legg, Chairman of the Planning Board

cc: Robert Marsilia, Chief Building Inspector
Rosann Maurice-Lentz, City Assessor

Corey Colwell, LLS, MSC a division of TFMoran, Inc.
Rosann Maurice-Lentz, City Assessor
Robert Marsilia, Building Inspector
Peter Rice, Director of Public Works
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Photo #1: View from existing driveway, from right to left, of western side of guest 
cottage, barn, and carriage house 

 
 

Photo #2: Western side of existing guest cottage 

 



Photo #3: Southern side and rear of existing guest cottage 

 
 
Photo #4: Eastern side of existing guest cottage 

 
 
 



Photo #5: Northern side and front of existing guest cottage 
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NOTES:

PLAN REFERENCES:

SITE SPECIFIC SOIL SURVEY MAP LEGEND

SOIL SERIES NAME &

NUMBER

DRAINAGE

CLASS

PARENT MATERIAL

(C Horizon)

MINERAL

RESTRICTIVE

FEATURES*

SATURATED

HYDRAULIC

CONDUCTIVITY

(Ksat)**

inches/hour

low to high

B & C horizons

HSG**

42 CANTON WELL GLACIAL TILL NONE

2.0 TO 6.0

6.0 TO 20.0

B

444 NEWFIELDS

MODERATELY

WELL

GLACIAL TILL NONE

0.6 TO 2.0

0.6 TO 2.0

B

299 UDORTHENTS VARIABLE

VARIABLE – CUT

AND/OR FILLED

NONE† NA† NA†

597 WESTBROOK VERY POOR

ORGANIC DEPOSITS

OVER SEDIMENTS

NONE

NA†

0.0 TO 2.0

D

*Within 40 inches of the soil surface.
**From Ksat Values for New Hampshire Soils - Society of Soil Scientists of Northern New England -
Special Publication Number 5 - September 2009 unless noted otherwise.   On-site Ksat testing may be
warranted or advisable.
†No published data is available.  On-site Ksat testing recommended as necessary for design/placement of
specific infiltration practices.

SLOPE PHASE LEGEND (percent)

A B C D E F

0-3 3-8 8-15 15-25 25-50 50+

DISTURBED SOIL MAPPING UNIT SUPPLEMENTAL SYMBOL LEGEND

SUPPLEMENTAL

SYMBOL (1-5)

DRAINAGE

CLASS

(SYMBOL 1)

PARENT MATERIAL

(SYMBOL 2)

RESTRICTIVE /

IMPERVIOUS

LAYERS

(SYMBOL 3)

ESTIMATED

Ksat

(SYMBOL 4)

HYDROLOGIC

SOIL GROUP

(SYMBOL 5)

(299) - hcade UNDERMINED (H)

GLACIAL TILL

MATERIALS (C)

NONE (A)

UNDETERMINED

(D)

UNDETERMINED

(D)

*Estimated based upon soil properties observed in the field.  No published data available.  On-site
testing recommended as necessary for design and placement of specific infiltration practices.
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