
HOEFLE, PHOENIX, GORMLEY & ROBERTS, PLLC 
ATTORNEYS AT LAW 

127 Parrott Avenue, P.O. Box 4480 I Portsmouth, NH, 03802-4480 
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HAND DELIVERED 

Peter Stith, Principal Planner 
Portsmouth Zoning Board of Adjustment 
1 Junkins A venue 

Portsmouth, NH 03801 

October 26, 2022 

Re: 635 Sagamore Development, LLC, Owner/Applicant 
Project Location: 635 Sagamore Avenue 
Tax Map 222, Lot 19 
General Residence A (GRA Zone) 

Dear Mr. Stith and Zoning Board Members: 

On behalf of 635 Sagamore Development, LLC, applicant, enclosed please find the 

following documents in support of a request for zoning relief: 

• Portsmouth Land Use Application uploaded to Viewpoint today.
• Owner Authorization.
• 10/26/2022 - Memorandum and exhibits in support of zoning relief.

Enclosures 

cc 635 Sagamore Development, LLC 
Jones & Beach Engineers, Inc. 
Artform Architecture, Inc. 
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Monica F. Kieser 

JACOB J.B. MARVELLEY 

DUNCAN A EDGAR 

STEPHANIE]. JOHNSON 
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SAMUEL R. REID 
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MEMORANDUM 

To: Portsmouth Zoning Board of Adjustment ("ZBA") 
From: R. Timothy Phoenix, Esq. 

Monica F. Kieser, Esq. 
Date: October 26, 2022 
Re: 635 Sagamore Development, LLC, Owner/Applicant 

Project location: 635 Sagamore Avenue 
Tax Map 222, Lot 19 
Single Residence A (SRA) District 

Dear Chairman Parrott and Zoning Board Members: 

On behalf of 635 Sagamore Development, LLC ("635 Sagamore" or "Applicant") we are 

pleased to submit this memorandum and the attached exhibits in support of zoning relief to be 

considered by the ZBA at its November 15, 2022 meeting. 

I. EXHIBITS

A. Plan Set -_by Jones and Beach Engineers

• Cl - Existing Conditions Plan

• C2 - ZBA Site Plan

• C3 - Topographic Site Plan
B. Architectural Elevations and Floor Plans-by ArtForm Architecture, Inc.

• Renderings

• First Floor

• Second Floor

• Foundation Plan

• Elevations

C. Site photographs
D. Tax Assessors Card
E. City GIS Map - identifying nearby zoning districts and surrounding area

II. PROPERTY/BACKGROUND

635 Sagamore Avenue is an 84,795 s.flot with 150 ft. of frontage containing two

buildings in poor condition; the front building contains Luster King, an automobile detailing 

shop and upstairs apartment, and behind a large service garage (the "Property"). The Luster 

King building is located partially within the front yard setback, access to it is over the entire 

frontage, and the use of the Property does not conform to the requirements of the Single 

Residence A District. 63 5 Sagamore proposes to remove the existing commercial building and 

garage and redevelop the Property with four new single-family homes with access via a private 

roadway from Sagamore Avenue (the "Project"). (Exhibit A). The Project is more compatible 
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with the neighborhood which includes the westerly abutter, Tidewatch Condominiums with 122 

Units, and the Sagamore Court Condominium with 144 Units. (Exhibit D). Other nearby 

abutters are largely developed with single family residences with similar density as the proposed 

project. The Luster King building is still served by septic, but municipal sewer service has been 

extended to the Property which will serve the proposed dwellings. 

In March of this year, 63 5 Sagamore filed a variance application seeking relief from 

§ 10.513 and § 10.521 (Dimensional Table) to permit five dwellings on the Property where one

dwelling is required and 16,959 s.f. per dwelling unit where 43,560 s.f. per dwelling is required. 

Thereafter, Tidewatch Condominium Association ("Tidewatch") objected, through Counsel 

Brian Bouchard. 635 Sagamore withdrew the previous application in order to spend time 

working with Tidewatch to address its concerns. 635 Sagamore now proposes a twenty percent 

(20%) reduction four-unit residential development which retains a significant tree buffer and 

adds a mix of trees on the south and west side of the lot (the "Revised Project"). Given the 

reduction in units and generous plantings, Tidewatch Condominium Association has withdrawn 

its objection to the Revised Project, provided 635 Sagamore continues to coordinate with 

Tidewatch on issues related to landscaping and stormwater management. 

The Revised Project requires similar relief as before as four dwelling units are proposed 

on a± 1.94 7 acre lot (2.06 units per acre or 21,198 s.f. per dwelling). This density is less than 

nearby densely developed Sagamore Court Condominium (144 units/15.01 acre = 9.59 units per 

acre or 4,542 s.f. per dwelling) to the north and Tidewatch Condominium (122 units/53.59 acre =

2.27 units per acre or 19,189 s.f. per dwelling) directly to the west. Notably, the SRB Zone, 

located across Sagamore A venue, permits a lot area of 15,000 square feet per dwelling unit or 

approximately 2.9 units per acre. The proposal at 21,198 s.f. square feet per unit falls between 

the single-family homes opposite the lot and the more densely developed condominium 

associations. Thus, in addition to cleaning up a long distressed and non-conforming site, 

including narrowing the current open frontage curb cut, the proposal creates a natural transition 

between the SRB Zone across Sagamore, the existing multi-building condominium 

developments to the north and west (rear) of the Property and the nearby single-family home 

lots. 
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III. RELIEF REQUIRED

October 26, 2022 

The Project meets setback, lot coverage, and open space requirements. (Exhibit A).

Relief is required to allow the proposed structures on a single lot and for lot area per dwelling 

unit. 

1.) PZO §10.513 One Freestanding Dwelling/Lot -to permit four dwellings on a 1.947 
acre lot. 

2.) PZO §10.521 (Table of Dimensional Standards) Lot Area Per Dwelling Unit - to 
permit four dwellings on 1.947 acres (21,198 s.f./dwelling area) where 43,560 s.f. is 
required for each dwelling. 

IV. VARIANCE REQUIREMENTS

1. The variance will not be contrary to the public interest

2. The spirit of the ordinances observed

The first step in the ZBA's analysis is to determine whether granting a variance is not 

contrary to the public interest and is consistent with the spirit and intent of the ordinance, 

considered together pursuant to Malachy Glen Associates, Inc v. Town of Chichester, 155 NH 

102 (2007) and its progeny. Upon examination, it must be determined whether granting a 

variance "would unduly and to a marked degree conflict with the ordinance such that it violates 

the ordinances basic zoning objectives." Id. "Mere conflict with the ordinance is not enough." 

Id. 

The Portsmouth Zoning Ordinance was enacted for the general purpose (PZO§ 10.121) of 

promoting the health, safety and welfare in accordance with the Master plan by regulating: 

1. The use of land, buildings and structures for business, industrial, residential and other
purposes -The Property currently houses a non-conforming commercial auto detailing
business and service garage. (Exhibit C). The proposal would replace those buildings
with brand new, to code, residences consistent with surrounding uses.

2. The intensity ofland use, including lot sizes, building coverage, building height and bulk,
yards and open space - The Project complies with building coverage, height, yards and
open space requirements. The reduced proposal with four dwellings on a single lot, at

2.06 dwelling units per acre is consistent with surrounding properties and less than the
density permitted by right across Sagamore A venue.

3. The design of facilities for vehicular access, circulation, parking and loading- The Project
will be served by a private roadway from Sagamore A venue. (Exhibit A). There is
currently no defined curb cut on the property so the redevelopment will improve
driveway distances, site lines, and overall traffic safety from the Property compared to
the existing commercial and residential use. (Exhibit D). The driveway will undergo
further review as part of the Planning Board and NHDOT review processes.
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4. The impacts on properties of outdoor lighting, noise, vibration, stormwater runoff and
flooding-The Property is currently used as a commercial auto detailing facility in the
middle of a residential area. The Project will convert the Property to residential use with
lighting, noise, and other conditions more appropriate for the neighborhood. A generous
buffer will be preserved between the Project and Tidewatch Condominium. The Project
maintains 81.3% open space. Stormwater runoff will be improved over the current
development which is significantly paved and use of commercial cleaning chemicals will
cease.

5. The preservation and enhancement of the visual environment-The Project vastly
improves the visual environment for the immediate abutters on either side and across the
street. In addition, a generous vegetated buffer is retained for the south/west abutters.
Sagamore further screens the developed area with the addition of a significant tree buffer.
(Exhibit A).

6. The preservation of historic districts buildings and structures of historic or architectural
interest -The Property and the existing structures to be removed are of no known historic
or architectural interest.

7. The protection of natural resources, including groundwater, surface water, wetlands,
wildlife habitat and air quality -The Project will significantly improve conditions by
terminating the use of commercial grade cleaning chemicals in favor of a compatible
residential uses served by municipal sewer.

In considering whether variances "in a marked degree conflict with the ordinance such

that they violate the ordinances basic zoning objectives." Malachy Glen, supra, the New 

Hampshire Supreme Court also held: 

One way to ascertain whether granting the variance would violate 
basic zoning objectives is to examine whether it would alter the 
essential character of the locality. Another approach to 
[determine] whether granting the variance violates basic zoning 
objectives is to examine whether granting the variance would 
threaten the public health, safety or welfare. (Emphasis Added) 

The Property is located on a busy street in a densely developed residential area. While 

there are some other nearby commercial use properties, they are located closer to Sagamore 

Creek in the Waterfront Business Zone, are largely less impactful and are more buffered from 

nearby residences than the current business operations on the Property. The Project would 

convert a long-standing commercial use that is grossly incompatible with the character of the 

locality to a residential use consistent with the surrounding area including two large 

condominium developments. The commercial traffic and the use of commercial grade cleaning 

chemicals will cease, thus improving the public health, safety and welfare. The wide open curb 
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cut accessing the lot will be reduced to a controlled entry/exit. The Project creates a natural 

transition between these condominium developments and the adjoining GRB zone. Thus, 

permitting four code compliant, single-family dwellings on ±1.947 acres does not alter the 

essential character of the locality nor will it threaten the public health, safety or welfare. 

3. Granting the variances will not diminish surrounding property values

The commercial buildings currently located on the Property are distressed, incongruent 

with the surrounding residential neighborhood and frankly an eyesore. The Project cleans up the 

site, removes commercial buildings/uses and replaces them with brand new tastefully designed 

residences. In consultation with Tidewatch, a generous vegetated buffer is retained, which is 

supplemented by the addition of a robust landscape buffer plan. Given the termination of the 

commercial use, removal of the distressed structures, and efforts to screen the residential 

structures, the Project will increase the value of surrounding properties. Accordingly, this 

element of the variance criteria is satisfied. 

4. Denial of the variances results in an unnecessary hardship

a. Special conditions distinguish the property/project from others in the area-

This portion of the SRA District on the north side of Sagamore Creek is comprised of 

only seven properties. (Exhibit E). Discounting Tidewatch with 122 units on 53.59 acres, the 

1.94 7 acre L-shaped lot significantly larger than the remaining five properties, yet contains just 

over the required frontage. Although zoned SRA and subject to a 43,560 s.f. minimum lot area 

and lot area/dwelling unit requirement, this neighborhood is bounded by the Sagamore 

Condominium Development with 144 Units on 15.01 acres, a handful oflots in the Waterfront 

Business District, and the SRB district across Sagamore A venue with its reduced density 

requirement of just 15,000 s.f./dwelling unit. See Walker v. City of Manchester, 107 N.H. 382,386 

(1966) (hardship may be found where similar nonconforming uses exist within the neighborhood and the 

proposed use will have no adverse effect on the neighborhood). The parcel size, shape, and location 

near other densely developed residential parcels combine to create special conditions. 

b. No fair and substantial relationship exists between the general public purposes of the
ordinance and its specific application in this instance.

The purpose of the requirements for one free standing dwelling per lot and lot area per 

dwelling unit is to prohibit overcrowding, allow for air, light, and separation between neighbors, 
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and to permit stonnwater treatment. The Project meets all lot area, building and open space 

coverage, height and external setback requirements. Additionally, the proposal provides for 

voluntary setbacks between each of the four new buildings of at least 20 feet, consistent with the 

side setback requirement for the district. Thus, adequate area for air, light, separation between 

neighbors and stormwater treatment is provided. The proposed density is also consistent with 

the surrounding area, which includes many smaller sized lots with homes located in relatively 

close proximity. (Exhibit E). Moreover, granting the requested variances will significantly 

improve the Property and surrounding area by removing two blighted, non-conforming 

commercial structures and replacing them with four brand new, homes where housing is sorely 

needed. The Property will be completely redeveloped, thus it follows that there is no reason to 

apply the strict requirements of the ordinance. This transitional location, located near and 

adjoining two densely development condominiums and across Sagamore A venue from the SRB 

Zone is well suited for the proposed four building single-family development. 

c. The proposed use is reasonable

If the use is permitted, it is deemed reasonable. Vigeant v. Hudson,151 NH 747 (2005). 

The proposal is a residential use in a residential zone and thus is reasonable Accordingly denial 

would result in an unnecessary hardship. 

5. Substantial justice will be done by granting the variance.

If "there is no benefit to the public that would outweigh the hardship to the applicant" this 

factor is satisfied. Harborside Associates, L.P. v. Parade Residence Hotel, LLC, 162 N.H. 508 

(2011). That is, "any loss to the [applicant] that is not outweighed by a gain to the general public 

is an injustice." Malachy Glen, supra at 109. 

"The right to use and enjoy one's property is a fundamental right protected by both the 

State and Federal Constitutions." N.H. CONST. pt. I, arts. 2, 12; U.S. CONST. amends. V, XIV; 

Town of Chesterfield v. Brooks, 126 N.H. 64 (1985) at 68. Part I, Article 12 of the New 

Hampshire Constitution provides in part that "no part of a man's property shall be taken from 

him, or applied to public uses, without his own consent, or that of the representative body of the 

people." Thus, our State Constitutional protections limit the police power of the State and its 

municipalities in their regulation of the use of property. L. Grossman & Sons, Inc. v. Town of 

Gilford, 118 N.H. 480, 482 (1978). "Property" in the constitutional sense has been interpreted to 
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Aerial view of Property 
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Front View of Property (Sagamore Ave)  

 



 

Front View of Property  



 

Front View of Property  



 

Side View of Property 



 

View of Service Garage and Shed 



 

Rear View of Property  





Location 635 SAGAMORE AVE Mblu 0222/ 0019/ 0000/ /

Acct# 35416 Owner 635 SAGAMORE
DEVELOPMENT LLC

PBN Assessment $682,800

Appraisal $682,800 PID 35416

Building Count 2

Owner 635 SAGAMORE DEVELOPMENT LLC
Co-Owner
Address 3612 LAFAYETTE RD DEPT 4 

PORTSMOUTH, NH 03801

Sale Price $387,133
Certificate
Book & Page 6332/1158

Sale Date 09/24/2021

Year Built: 1950
Living Area: 4,477

635 SAGAMORE AVE

Current Value

Appraisal

Valuation Year Improvements Land Total

2020 $407,600 $275,200 $682,800

Assessment

Valuation Year Improvements Land Total

2020 $407,600 $275,200 $682,800

Owner of Record

Ownership History

Ownership History

Owner Sale Price Certificate Book & Page Sale Date

635 SAGAMORE DEVELOPMENT LLC $387,133 6332/1158 09/24/2021

HINES FAMILY REVO TRUST $0 4885/1538 02/11/2008

Building Information

Building 1 : Section 1

MKieser
Text Box
EXHIBIT D



Replacement Cost: $513,721
Building Percent Good: 54
Replacement Cost 
Less Depreciation: $277,400

Building Attributes

Field Description

Style: Retail/Apartment

Model Commercial

Grade C

Stories: 2

Occupancy 3.00

Residential Units  

Exterior Wall 1 Vinyl Siding

Exterior Wall 2 Pre-Fab Wood

Roof Structure Gable/Hip

Roof Cover Asph/F Gls/Cmp

Interior Wall 1 Drywall/Sheet

Interior Wall 2  

Interior Floor 1 Inlaid Sht Gds

Interior Floor 2 Carpet

Heating Fuel Oil

Heating Type Hot Water

AC Type Unit/AC

Bldg Use PRI COMM

Total Rooms  

Total Bedrms  

Total Baths  

Kitchen Grd  

Heat/AC NONE

Frame Type WOOD FRAME

Baths/Plumbing AVERAGE

Ceiling/Wall CEIL & WALLS

Rooms/Prtns AVERAGE

Wall Height 10.00

% Comn Wall  

1st Floor Use:  

Class  

Legend

Building Photo

Building Photo
(http://images.vgsi.com/photos2/PortsmouthNHPhotos///0033/DSC01732_3

Building Layout

(ParcelSketch.ashx?pid=35416&bid=35416)

Building Sub-Areas (sq ft)

Code Description
Gross 
Area

Living 
Area

BAS First Floor 1,676 1,676

FUS Upper Story, Finished 1,676 1,676

TQS Three Quarter Story 776 582

SFB Base, Semi-Finished 776 543

CAN Canopy 138 0

FEP Porch, Enclosed 63 0

SLB Slab 2,668 0

UAT Attic 2,452 0

UST Utility, Storage, Unfinished 458 0

WDK Deck, Wood 140 0

  10,823 4,477

Year Built: 2000
Living Area: 1,650
Replacement Cost: $153,450

Building 2 : Section 1

http://images.vgsi.com/photos2/PortsmouthNHPhotos///0033/DSC01732_33185.JPG
http://gis.vgsi.com/PortsmouthNH/ParcelSketch.ashx?pid=35416&bid=35416


Building Percent Good: 84
Replacement Cost 
Less Depreciation: $128,900

Building Attributes : Bldg 2 of 2

Field Description

Style: Service Shop

Model Commercial

Grade C

Stories: 1

Occupancy 1.00

Residential Units  

Exterior Wall 1 Vinyl Siding

Exterior Wall 2  

Roof Structure Gable/Hip

Roof Cover Asph/F Gls/Cmp

Interior Wall 1 Drywall/Sheet

Interior Wall 2  

Interior Floor 1 Concr-Finished

Interior Floor 2 Carpet

Heating Fuel Oil

Heating Type Hot Water

AC Type None

Bldg Use AUTO S S&S

Total Rooms  

Total Bedrms  

Total Baths  

Kitchen Grd  

Heat/AC NONE

Frame Type WOOD FRAME

Baths/Plumbing AVERAGE

Ceiling/Wall CEIL & WALLS

Rooms/Prtns AVERAGE

Wall Height 12.00

% Comn Wall  

1st Floor Use:  

Class  

Legend

Building Photo

Building Photo
(http://images.vgsi.com/photos2/PortsmouthNHPhotos///0033/DSC01731_3

Building Layout

(ParcelSketch.ashx?pid=35416&bid=40140)

Building Sub-Areas (sq ft)

Code Description
Gross 
Area

Living 
Area

BAS First Floor 1,500 1,500

FAT Attic 600 150

SLB Slab 900 0

  3,000 1,650

Legend

Extra Features

Extra Features

http://images.vgsi.com/photos2/PortsmouthNHPhotos///0033/DSC01731_33186.JPG
http://gis.vgsi.com/PortsmouthNH/ParcelSketch.ashx?pid=35416&bid=40140


Land Use

Use Code 0310
Description PRI COMM  
Zone SRA
Neighborhood 306
Alt Land Appr No
Category

Land Line Valuation

Size (Acres) 1.93
Frontage
Depth
Assessed Value $275,200
Appraised Value $275,200

Legend

(c) 2022 Vision Government Solutions, Inc. All rights reserved.

 
No Data for Extra Features  

 

Land

Outbuildings

Outbuildings

Code Description Sub Code Sub Description Size Value Bldg #

PAV1 PAVING-ASPHALT   1344.00 S.F. $1,200 1

SHD1 SHED FRAME   96.00 S.F. $100 1

Valuation History

Appraisal

Valuation Year Improvements Land Total

2020 $418,400 $275,200 $693,600

2019 $418,400 $275,200 $693,600

2018 $391,100 $254,800 $645,900

Assessment

Valuation Year Improvements Land Total

2020 $418,400 $275,200 $693,600

2019 $418,400 $275,200 $693,600

2018 $391,100 $254,800 $645,900



City of Portsmouth, NH March 28, 2022

635 Sagamo re Avenue

Property Information
Property
ID

0222-0019-0000

Location 635 SAGAMORE AVE
Owner 635 SAGAMORE DEVELOPMENT

LLC

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Portsmouth, NH makes no claims and no
warranties, expressed or implied, concerning the
validity or accuracy of the GIS data presented on this
map.

Geometry updated 3/9/2022
Data updated 3/9/2022

Print map scale is approximate. Critical
layout or measurement activities should not
be done using this resource.

1" = 200 ft
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WHITE APPRAISAL_____________  

REAL ESTATE APPRAISING & CONSULTING        Brian W. White, MAI, SRA 

 
 
October 28, 2022     

 
Timothy Phoenix, Esquire 
Hoefle, Phoenix, Gormley & Roberts, PLLC 
127 Parrott Avenue 
P.O. Box 4480 
Portsmouth, NH  03802-4480 
 

RE:  The Variance application for a four-unit freestanding single-family development to be 
         located on 635 Sagamore Avenue in Portsmouth, New Hampshire.       

 
Attorney Phoenix:     
At your request, I have been asked to investigate the impact on the value of the abutting properties 
for the proposed four-unit freestanding single-family development to be located on 635 Sagamore 
Avenue (Map 222, Lot 19) and to prepare an analysis and opinion on the matter.  I have reviewed 
the Portsmouth Zoning Ordinance that addresses the standards for the requested variance. To 
prepare this letter, I have completed research on the proposed subject property, the neighborhood 
and the Portsmouth marketplace.  The following letter summarizes my analysis, findings and 
conclusions: 
 

1. The Existing Development: 

 

The subject property is a 1,947-acre parcel of land located on the southern side of Sagamore 
Avenue in the Single Residence A (SRA) zone.  The subject property is currently improved 
with an older 4,477 square-foot, mixed-use, building that contains a first-floor commercial 
garage unit and two upper-level apartments and an older 1,650 square-foot, one-story, two-
bay, garage building.  The improvements were constructed in 1950 and 2000 and they appear 
to be in below average overall condition for the Sagamore Avenue area.  The front portion of 
the parcel has paved drive and parking areas.  The existing development utilizes 
approximately the front third of the parcel with the central and rear areas of the parcel being 
treed with a large number of evergreens and some deciduous trees.  The terrain for the parcel 
has a natural downward slope in a northeast to southwest direction.  The parcel is serviced 
with municipal water, electricity, telephone, natural gas, cable and internet.  The central and 
rear portions of the parcel have several rock outcroppings.   There are no wetland areas 
located on the parcel.   
 

2. The Proposed Development: 

 

The two older wood-frame buildings will be razed and a new paved drive will be installed 
off of Sagamore Avenue in the northeastern portion of the subject’s parcel.  This paved drive 
will extend into the central portion of the parcel providing access to four freestanding single-
family residences.  There will be a vehicle turn-around located at the end of the drive area.  
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Each of the single-family residences will have a front paved driveway that will provide 
access to a two-car garage.  The residences will each contain two levels of finished living 
area with the three centrally located residences having a walk-out basement area given the 
natural sloping terrain.  The units will have quality interior and exterior finishes that are 
commensurate with other similar new construction residences located in Portsmouth.  Based 
on the proposed building plans, the proposed single- family residences will contain from 
2,111 square feet to 2,349 square feet (2,230 SF average).  The single-family homes will be 
surrounded by landscaped and grassed areas and there will be a rear patio area.  There will be 
plantings located to the rear of the residences providing additional screening from abutting 
properties.  According to Michael Garrepy, Consultant to the ownership of 635 Sagamore 
Development, LLC, the anticipated retail prices for the four proposed single-family 
residences will range from approximately $1,000,000 to $1,200,000.   

 
3.  Neighborhood & Abutting Properties: 

 

The subject property is located in a large Single Residence A (SRA) zone and the land 
located directly across from the subject property on Sagamore Avenue is zoned Single 
Residence B (SRB).   Both of these zones allow for single-family dwellings with a few other 
uses allowed as a conditional use or a special exception.  Directly abutting the subject 
property on Sagamore Avenue are two single-family residences (Circa 1940 & 1964) that are 
small two-bedroom residences with a one-car garage.  There are three single-family 
residences (Circa 1890, 1940 & 1985) located across Sagamore Avenue from the subject 
property.  These residences range in size from a 1,248 square foot one-bedroom residence to 
a 2,861 square foot three-bedroom residence.  In general, these abutting and nearby single-
family residences are in average to above average overall condition.  None of these nearby 
single-family residences have sold within the past several years.  The average assessment for 
these five nearby single-family residences is approximately $460,000.  The Tidewatch 
Condominium development is a 116-unit single-family condominium development located at 
579 Sagamore Avenue.  The entry road for this development abuts the rear portion of the 
subject property to the south of the subject property.  These townhouse style units were 
constructed beginning in the late 1980s and they are generally in above average to good 
overall condition.  Over the past two years, units in this development have sold from 
$650,000 to $1,240,000 with an average sale price of approximately $815,000.   
 

4. Factors that impact Value and the Application to the Subject Property:  

 
For the subject property, there are three potential factors that could directly impact the 
market value of the abutting properties.  These factors are noise, view and use.   
 
Noise: 

 
It was previously noted that the proposed subject property will contain a single-entry drive 
and four freestanding single-family residences.  Two of the subject’s proposed residences 
will be located in the front third of the parcel along Sagamore Avenue while three of the 
proposed residences will be located in the center portion of the parcel.  The rear third of the 
parcel will remain undeveloped and treed.  At the present time, the subject’s improvements 
contain a mixture of apartment units and two commercial units each containing garage space 
along with supporting drive and parking areas for business related vehicles.  At the present 
time, the noises emitted from the subject property are from residential tenants entering and 
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exiting their apartment units and from vehicular traffic entering and exiting from the parking 
area.  There are also likely noises from the car doors opening and closing.  In addition, there 
are noises from the commercial garage work being completed along with the garage doors 
opening and closing.  The subject’s proposed residential development will contain a single 
paved drive (ingress and egress) that will extend into the center portion of the parcel.  It is 
noted that given the sloping terrain of the parcel, the developed areas of the parcel will be 
located approximately 20 to 30 feet higher than the Tidewatch Condominium access road 
which is located to the rear of the subject’s parcel.  The vehicle noise from the proposed 
development will likely be somewhat similar to that currently emitted by the existing 
development.  One difference is that the subject’s proposed development will have a road 
extending into the center portion of the parcel and another difference is that each residential 
unit will have a two-car garage.  The longer entry drive will bring vehicles into the center 
portion of the parcel which will likely slightly increase vehicle noise.  The fact that each 
residential unit has a two-car garage will likely decrease the noise from opening and closing 
of car doors as they will largely be contained in garage areas as opposed to the current 
situation of many vehicles being parked outside.  These differences will likely be off-setting.  
There will obviously be additional noise from the use and maintenance of the four single-
family residences.  However, these noises are no different than what is currently heard from 
the abutting and surrounding residences.  The typical buyer of a property located in close 
proximity to the subject property would be aware of this potential.  Considering all of these 
factors, it is reasonable to conclude that the proposed four-unit single-family development of 
the subject property will be configured in such a manner that there would not be an increase 
in non-residential noises that would be over and above that of any other permitted uses in the 
“SRA” and “SRB” zones.      
 
View: 

 

At the present time, the subject’s combined mixed-use (commercial garage, apartments and 
exterior parking areas) development is very visible from the road traffic and the abutting 
residences located along Sagamore Avenue.  It is visible in the distance with a heavy wooded 
screen from the Tidewatch Condominium access road and from the front areas of several 
townhouse-style condominium units in the development.  From the front and central portions 
of the subject property, the two abutting older single-family residences area visible along 
with the three residences located across Sagamore Avenue to the north, east and west.  To 
the south, the access road for the Tidewatch Condominium development is visible in the 
distance with a heavy wooded screen.   
 
The existing mixed-use development of the subject property is an average condition 
development that some would consider to be an eyesore for the mostly above average to 
good condition residential neighborhood of the subject property.  There is no screening of 
these mixed-use buildings and the supporting drive and parking areas from Sagamore 
Avenue.  The proposed four-unit residential development will have a single paved drive 
located in the eastern portion of the parcel.  The front building will be setback further from 
Sagamore Avenue than the existing mixed-use building and it will be surrounded by grassed 
and landscaped areas.  A second single-family residence will be located approximately 25’ to 
the rear of the front residence.  The proposed subject property will greatly enhance the views 
from the neighboring single-family residences located along Sagamore Avenue.  The 
subject’s two rear detached single-family residences will be located in the central portion of 
the parcel which is currently undeveloped woods.  These two detached residences will be 
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visible from the rear yard areas of the two abutting single-family residences and they will be 
visible in the distance from the front parking and building areas of several townhouse-style 
condominium units located in the Tidewatch Condominium development.  The front portion 
of the development that abuts 607 Sagamore Avenue will contain a new 6’ vinyl fence and 
new screening that will include Giant Arborvitae and Greenspire Littleleaf Linden trees.  The 
western and southern developed areas that face the Tidewatch condominium access road will 
have additional screening that will include Canadian Hemlock, Eastern White Pine, Norway 
Spruce, Chanticleer Callery Pear, Sweetgum and Cherry trees.  This fencing along with the 
proposed enhanced screening has been designed to provide additional screening from 
neighboring properties.  Additionally, the rear portion of the property will remain 
undeveloped leaving the natural wooded screen in place.  The views of several nearby 
residential properties will change but not to the extent that any negative impact will result.  It 
could be argued that the views of the neighboring properties will be enhanced by replacing 
the older average condition mixed-use development and asphalt drive and parking lot with 
new construction freestanding single-family residences that will be in very good condition 
with retail values that will exceed that of all the neighboring properties.    
 
Use: 

 
The subject property is proposed for use as a four-unit freestanding single-family 
development.  In the surrounding neighborhood, the Sagamore Avenue area is developed 
with a variety of residential uses (single-family, residential condominiums and apartments) 
and several scattered commercial and mixed-use developments.  The interior streets located 
off of Sagamore Avenue are largely developed with residential uses.  The proposed single-
family development of the subject property will be in-line with that of the surrounding uses.   
In the Variance application, it is pointed out that the abutting Tidewatch Condominium 
development to the south and west is also located in the SRA zone.  This townhouse-style 
condominium development contains 116 units located on 53.59 acres of land.  This translates 
into a density of 2.16-units per acre.  Sagamore Court Condominiums to the north of the 
subject property on Sagamore Avenue is a 144-unit development on 15.01-acres (9.59-
units/acre).  The subject’s proposed 4 units will be located on a 1.947-acre parcel (2.05-
units/acre).  Considering the density of these abutting and nearby residential condominium 
developments, the subject’s proposed density is reasonably in-line with the existing density 
in the immediate area.  It can reasonably be concluded that the proposed use of the subject 
property as a four-unit freestanding single-family development is a use that will be 
compatible with the surrounding neighborhood. 
 

5. Specific Standards – Variances:   

 
The owners are requesting a Variance from the following – Portsmouth Zoning Ordinance – 
10.513 - Permitting one freestanding dwelling per lot, where four freestanding single-family 
units are proposed) and Portsmouth Zoning Ordinance – Table of Dimensional Standards – 
permitting one dwelling unit per acre, where four dwelling units on a 1.947-acre parcel is 
proposed (2.05 dwelling units per acre).  As Rosann Maurice-Lentz was unavailable for 
comment, I spoke with Scott Scott, Tax Assessor II for the City of Portsmouth.  I wanted to 
get his opinion on the subject’s proposed freestanding single-family development and that of 
several other recently proposed or recently constructed multi-unit residential developments 
located in the Sagamore Avenue area.  He stated that he is very familiar with the Sagamore 
Avenue area.  He indicated that the fact that the subject’s units are freestanding units, and not 
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multi-unit buildings, makes them more attractive overall.  Additionally, he stated that he 
doesn’t “think that this development would bring down the surrounding values and it would 
more likely bring them up”.  I have attempted to gather market sales data from the 
Portsmouth area that would speak to the change in permitted units where freestanding single-
family homes were permitted and possible value changes.  In the greater Portsmouth area, 
there is no exactly similar property from which to extract paired-sales. Therefore, only 
general observations can be made based on my experience in the marketplace.  Over the past 
several years in the greater Sagamore Avenue area of Portsmouth, several new multi-unit 
residential developments have been constructed or are currently proposed.  In general, the 
addition of these new residential  developments has resulted in upgrading the overall 
condition of the neighborhood and therefore enhancing the overall desirability of the area.   
 
It is my opinion that granting the requested variance for the subject property to be improved 
with a four-unit freestanding single-family development would not result in the diminution 
in value of the abutting property values in the immediate vicinity of the subject property and 
the proposed subject property would not change the characteristics of the neighborhood.  In 
fact, the addition of the proposed subject property will add several attractive and modern 
single-family residences to the neighborhood that very well could enhance the value of the 
surrounding properties as it will add a new residential units to a location that is currently 
under improved for the area. 
 

Respectively submitted,  
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Street Scene - Front of the Subject Property  
Looking Southeast on Sagamore Avenue - (5/22) 

 

 
 

Street Scene - Front of the Subject Property  
Looking Southeast on Sagamore Avenue - (5/22) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Street Scene - Rear of the Subject Property  
Looking Southeast on Tidewatch Condominium Access Road - (2/22) 

 

 
 

 Street Scene - Rear of the Subject Property  
Looking Northwest on Tidewatch Condominium Access Road - (5/22) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Subject Property – Front of the Property  
Looking Southwest from across Sagamore Avenue – (5/22)  

 

 
 

Subject Property – Front of the Property and the Front Mixed-use Building  
Looking Southeast from High Street – (5/22)  
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Subject Property – Rear of the Front Mixed-use Building  
Looking East from Rear Paved Area – (5/22)  

 

 
 

Subject Property – Front of the Rear Garage Building   
Looking Southwest from Paved Drive Area – (5/22)  
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Subject Property – Rear of the Rear Garage Building   
Looking Northeast from Rear Wooded Area – (5/22)  

 

 
 

View of the Rear of the Subject Property from Tidewatch Condominium Access Road 
Looking Northeast - (5/22) 
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PHOTOGRAPHS OF THE SUBJECT/SURROUNDING PROPERTIES 
 

 
 

View of the Rear of the Subject Property from Tidewatch Condominium Access Road 
Looking East - (5/22) 

 

 
 

View of Typical Tidewatch Condominium Building  
Looking South from Access Road - (5/22) 
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PHOTOGRAPHS OF THE SUBJECT/SURROUNDING PROPERTIES 
 

 
 

View of Tidewatch Access Road from rear of Proposed Residences  
Looking South - (5/22) 

 

 
 

View of Tidewatch Access Road from rear of Proposed Residences  
Looking Southwest - (5/22) 
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PHOTOGRAPHS OF THE SURROUNDING PROPERTIES 
 

 
 

View of Abutting Residence at 607 Sagamore Road   
Looking Southwest from Front of the Subject Property - (5/22) 

 

 
 

View of Abutting Residence at 695 Sagamore Road   
Looking Southeast from Sagamore Road to the Front of the Subject Property - (5/22) 
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PHOTOGRAPHS OF THE SURROUNDING PROPERTIES 
 

 
 

View of Residence located across Sagamore Road - 594 Sagamore Road 
Looking North from Sagamore Road to the Front of the Subject Property - (5/22) 

 

 
 

View of Residence located across Sagamore Road - 650 Sagamore Road 
Looking Northeast from Sagamore Road to the Front of the Subject Property - (5/22) 
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PHOTOGRAPHS OF THE SURROUNDING PROPERTIES 
 

 
 

View of Residence located across Sagamore Road - 692 Sagamore Road 
Looking East from Sagamore Road to the Front of the Subject Property - (5/22) 
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WHITE APPRAISAL_____________  

REAL ESTATE APPRAISING & CONSULTING        Brian W. White, MAI, SRA 

 

CERTIFICATE 

 

I do hereby certify that, except as otherwise noted in this report: 
1. the statements of fact contained in this report are true and correct; 
2. the reported analyses, opinions and conclusions are limited only by the reported assumptions 

and limiting conditions and are my personal, unbiased professional analyses, opinions and 
conclusions; 

3. I have no present or prospective interest in the property which is the subject of this report 
and I have no personal interest or bias with respect to the parties involved; 

4. I have no bias with respect to the property that is the subject of this report or to the parties 
involved with this assignment; 

5. my engagement in this assignment was not contingent upon developing or reporting 
predetermined results; 

6. my compensation for completing this assignment is not contingent upon the development or 
reporting of a predetermined value or direction in value that favors the cause of the client, 
the amount of the value opinion, the attainment of a stipulated result, or the occurrence of a 
subsequent event directly related to the intended use of this appraisal; 

7. my analysis, opinions, and conclusions, were developed, and this report has been prepared in 
conformity with the Uniform Standards of Professional Appraisal Practice; 

8. Brian W. White, MAI, SRA a made a personal inspection of the property that is the subject 
of this report; 

9. no one has provided significant real property appraisal assistance to the persons signing this 
certification;  

10. I have prepared no services, as an appraiser or in any other capacity, regarding the property 
that is the subject of this report within the three-year period immediately preceding 
acceptance of this assignment; 

11. the reported analyses, opinions, and conclusions were developed, and this report has been 
prepared, in conformity with the Code of Professional Ethics & Standards of Professional 
Appraisal Practice of the Appraisal Institute; 

12. the use of this report is subject to the requirements of the Appraisal Institute relating to 
review by its duly authorized representatives; 

13. as of the date of this report, Brian W. White, MAI, SRA, has completed the continuing 
education program for Designated Members of the Appraisal Institute. 
 

Respectively submitted,  

     
 

130 VARNEY ROAD ▪ DOVER, NEW HAMPSHIRE 03820 ▪ BRIANWMAI@AOL.COM ▪ (603) 742-5925 
______________________________________________________________________________________________________________________________ 
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Qualifications of the Appraiser     Brian W. White, MAI, SRA 
 

Professional Designations:  

 Member, Appraisal Institute (MAI) – Awarded by the Appraisal Institute.  MAI #9104 
 Senior  Residential Appraiser (SRA)                
 
Employment: 

1989 to Present White Appraisal – Dover, NH 
   President – Senior Appraiser 
   Owner of White Appraisal, a commercial and residential 
   real estate appraisal firm. Complete appraisals on all 
   types of commercial and residential properties.  
   Consulting. 
 

1988 Finlay Appraisal Services – Portsmouth, NH 
  Senior Vice President/Chief Operations Officer 
  Oversaw the operation of four appraisal offices. Completed commercial 
  and residential appraisals on all types of properties. 

 
1985 Finlay Appraisal Services – Portsmouth, NH 
  and Appraisal Services Manager – South Portland, ME.  

Completed commercial and residential appraisals on all types of 
properties. 

 
Education: 

   Mitchell College  
    Associate of Arts, Liberal Studies, 1979 
 
   University of Southern Maine 
             Bachelors of Science, Business Admin., 1984 
       Bus  022     Real Estate Law 
       Bus  023     Real Estate Practice 
       Bus  025     Real Estate Valuation 
 
   American Institute of Real Estate Appraisers 
    1A-1  Real Estate Appraisal Principles, 1985 
    1A-2  Basic Valuation Procedures, 1985 
    1B-A  Cap. Theory and Technique (A), 1985 
    1B-B  Cap. Theory and Technique (B), 1985 

2-3 Standards of Pro. Practice, 1985 
Exam #7 Industrial Valuation, 1986 

 
   Society of Real Estate Appraisers 
      101 Intro. To Appraising Real Property, 1986                         
      102 Applied Residential Property Val., 1987 
      201 Prin. Of Income Property Appraising, 1985 
      202 Applied Income Property Valuation, 1985  
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Education (Continued): 
   USPAP Update- 2017 

USPAP Update- 2019 
Business Practices & Ethics- 2021 
USPAP 2022/2023 Update- 2021 

Recent Seminars:  
Current Use - 2018    
Real Estate Damages Overview - 2018 
Understanding and Using Public Data - 2018 
Appraising Energy Efficient Residential Properties – 2018 
Commercial Real Estate Roundtable – 2019 
Appraiser Essentials with CRS and Green Fields – 2019 
Land Development & Residential Building Costs – 2019 
Myths in Appraiser Liability – 2019 
Appraising in Uncertain Times – 2019 
Market Trends in NH Real Estate – 2020 
Appraising Commercial Properties during a Pandemic – 2020 
Defining the Appraisal Problem: Sleuthing for the Approaches to Value- 2021 

       Forest Valuation- 2021 
       Appraiser Essentials Paragon MLS- 2021  
       Residential Building Systems- 2021 
                  2021-2022 NH Market Insights- 2021 
       Implications for Appraisers of Conservation Easement Appraisals- 2022 

      NH’s Housing Market & Covid: What a Long, Strange Road It’s Been!- 2022 
Appointments: 

 Board of Directors – New Hampshire Chapter of the Appraisal 
             Institute - 1991 to 1993; 2000 to 2010 and 2015-2018 

Vice President - New Hampshire Chapter of the Appraisal Institute – 2011-2012 & 2019 
President – New Hampshire Chapter of the Appraisal Institute – 2013 & 2014 

Experience: 

 Review Chairperson – New Hampshire Chapter of the Appraisal 
    Institute – 1994 to 2010 
Licenses: 

 N.H. Certified General Appraiser #NHCG -52, Expires 4/30/2023 

Partial List of Clients: 
 Banks:     Attorneys:  Others: 
 Androscoggin Bank    John Colliander  City of Dover 
 Granite Bank                   Karyn Forbes  Town of Durham 
 Federal Savings Bank   Michael Donahue               University of New Hampshire 
 Sovereign Bank     Richard Krans  Wentworth-Douglass  
 Eastern Bank    Simone Massy  The Homemakers    
 Century Bank         Samuel Reid  Strafford Health Alliance 
 TD Bank    Daniel Schwartz  Goss International 
 Kennebunk Savings Bank   Robert Shaines  Chad Kageleiry 
 Northeast Federal Credit Union  William Shaheen  Gary Levy 
 Profile Bank     Steve Soloman  Stan Robbins 
 Peoples United Bank   Gerald Giles  Daniel Philbrick 

Key Bank    Ralph Woodman  Keith Frizzell 
Optima Bank and Trust   Gayle Braley  Chuck Cressy 
Provident Bank    Fred Forman  John Proulx 
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