
APPLICATION OF ROAD TO THE WEST, LLC 

140 West Road, Portsmouth 

Map 252, Lot 2 

 

APPLICANT’S NARRATIVE 

 

 

I. THE PROPERTY: 

 

 

 The applicant, Road to the West, LLC, owns the property located at 140 West 

Road, former home to the Blitz trampoline park.  The applicant proposes to adapt the 

existing structure on the site in its present configuration and convert it into a private, 

membership-only, indoor recreation facility featuring, among other things, golf and sport 

simulators, racing simulators, axe throwing, billiards, arcade games, a gym area and a 

lounge area.  In addition, the applicant is proposing to create 3,071 square feet of office 

space.  The applicant proposes operating the facility on a reservation system for members 

which will enable it to manage and coordinate crowds.  No significant external changes 

to the building are proposed and the mass and scale of the structure and its relation to the 

surrounding environment will not change.   

 

The property is in the Industrial zone.  The existing building was constructed in 

1989 according to City tax records.  It has been used over the years as general warehouse 

use in commercial condominium ownership, however, the units have been in common 

ownership for several years.  A special exception to operate Blitz as a health club was 

obtained by the prior owner in 2013.   

 

A majority of the proposed office space will be independent of the club.  

Approximately 1,056 square feet of office space will be accessory to the club.  In any 

event, the office space is a permitted use and requires no relief.  The indoor recreational 

uses are not permitted in the Industrial zone.  Therefore, a variance from Section 

10.440.4.30 is required. 

 

The property has 102 parking spaces as shown on the existing site plan.  The 

width of the travel lane is non-conforming, being 20 feet wide where 24 feet is required.  

10.1114.21.     

 

The parking layout for this project proposes a total of 124 spaces1.  The 

maneuvering aisles will be increased to a conforming 24 feet in width.   Thirty-five of the 

spaces are entirely within 50 feet of the property’s frontage on West Road and 48 are 

partially within this area.  This requires a variance from 10.1113.41 to permit parking set 

back 2 feet from the front lot line where 50 feet is required.  The existing parking 

 
1 This project is subject to Site Review and the proposed parking count may be modified as this project 

goes through that process.  If necessary, part of the site review process may include a request for a 

Conditional Use Permit relating to required parking. 



configuration already violates this requirement, as, at its closest point, the parking lot is 

6.5 feet from the West Road front line. 

 

  

II. THE VARIANCES: 

 

 

 The Applicant believes all criteria necessary to grant the requested variances are 

met. 

 

 Granting the requested variances will not be contrary to the spirit and intent 

of the ordinance nor will it be contrary to the public interest.   The “public interest” 

and “spirit and intent” requirements are considered together pursuant to Malachy Glen 

Associates v. Chichester, 152 NH 102 (2007).  The test for whether or not granting a 

variance would be contrary to the public interest or contrary to the spirit and intent of the 

ordinance is whether or not the variance being granted would substantially alter the 

characteristics of the neighborhood or threaten the health, safety and welfare of the 

public.   

 

 The essential characteristics of the neighborhood would not be altered by this 

project.  There is a varied mixture of municipal, commercial and public utility 

development in the immediate vicinity, including retail, light industrial, self-storage and 

the DPW transfer station.  An indoor skating rink was approved by this board for 170 

West Road in 2018, but never built.  The dormant trampoline park use at this location is 

similar in character to what is proposed here.  The expected peak hours of operation for a 

private social club – late afternoons and evenings and weekends – will not unduly 

conflict with the surrounding business enterprises.  The existing parking lot already 

encroaches significantly upon the front yard setback and the relief requested does not 

represent a major deviation from the existing conditions, and will facilitate the 

establishment of safe, compliant maneuvering aisles.  The project must proceed through 

full site review, so the interests of the public will be adequately protected. 

 

 Were the variances to be granted, there would be no change in the essential 

characteristics of the neighborhood, nor would any public health, safety or welfare of the 

public be threatened.   

  

 Substantial justice would be done by granting the variance.  Whether or not 

substantial justice will be done by granting a variance requires the Board to conduct a 

balancing test.  If the hardship upon the owner/applicant outweighs any benefit to the 

general public in denying the variance, then substantial justice would be done by granting 

it.  It is substantially just to allow a property owner the reasonable use of his or her 

property.  The proposed change in use will not require any significant exterior 

modifications to the existing structure beyond appropriate and permitted signage.  The 

indoor recreation use proposed is consistent and compatible with other uses in the 

vicinity and is similar to the prior, approved use at this location.  The additional minor 



encroachment of parking into the front yard setback will likely be completely unnoticed 

by the public and will permit safe and complaint maneuvering aisles on the site.    

 

In this case, there is no benefit to the public in denying the variances that is not 

outweighed by the hardship upon the owner. 

 

Values of surrounding properties will not be diminished.  The mass and scale 

of the existing building will not be altered.  The site is fully developed and has been for 

many years and there will be no significant change in the existing built environment. 

 

 There are special conditions associated with the property which prevent the 

proper enjoyment of the property under the strict terms of the zoning ordinance 

and thus constitute unnecessary hardship.      The property is uniquely situated at a 90 

degree bend in West Road, which provides it with an abnormal amount of frontage 

subject to the 50 foot parking setback and no side yards at all.  The applicant seeks to 

take advantage of the existing building that has been on the site for over thirty years and 

adaptively re-purpose it from health club use to a very similar use.   The existing built 

environment is a special condition of this property. 

 

 The use is a reasonable use.  There is a variety of commercial and municipal 

uses in the area and the property’s former health club use did not impose any 

unreasonable burden on its surroundings.  There is no reason to believe that the proposed   

use will do so.  This is a reasonable re-use of the existing built environment. 

 

  There is no fair and substantial relationship between the purpose of the 

ordinance as it is applied to this particular property.    There is no fair and substantial 

relationship between prohibition of indoor recreation use in the Industrial zone and its 

application to this property given its very recent use as a trampoline park, which 

generously meets the definition of a health club under our ordinance.   The parking 

setback relief is de minimus and is necessary to accommodate safe and conforming travel 

aisles.   

 

 Accordingly, the proposed use requested here would not in any way frustrate the 

purposes of the ordinance. 

 

II.  Conclusion. 

 

 For the foregoing reasons, the applicant respectfully requests the Board grant the 

variance as requested and advertised. 

      

      Respectfully submitted, 

 

 

 

Dated:   April 27, 2022  By: John K. Bosen 

      John K. Bosen, Esquire 



City of Portsmouth, NH April 18, 2022

Property Information
Property ID 0252-0002-1305
Location 140 WEST RD #1305
Owner 30 NORTH FRONT STREET LLC

MAP FOR REFERENCE ONLY
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