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BY:  VIEWPOINT & HAND DELIVERY 

November 19, 2025
City of Portsmouth 

Attn: Stefanie Casella, Planner 

Zoning Board of Adjustment 

1 Junkins Avenue 

Portsmouth, NH  03801 

RE: Variance Application of Chase Home for Children of Portsmouth, N.H. 

696 Middle Road, Tax Map 232, Lot 45 

Dear Stefanie, 

Please find a copy of the following materials relative to the above referenced variance 

application filed through Viewpoint for property located at 698 Middle Road, Portsmouth (the 

“Property”):  

1) Landowner Letter of Authorization

2) Narrative to Variance Application with Exhibits

3) Existing and Proposed Conditions Plan Set

4) Floor Plans and Elevations

5) Photographs of the Property

A copy of the above application materials is being delivered to the Planning Department.  

Should you have any questions or concerns regarding the enclosed application materials, do not 

hesitate to contact me at your convenience.   

Sincerely, 

Derek R. Durbin, Esq. 

Derek Durbin
Cross-Out
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CITY OF PORTSMOUTH 

VARIANCE APPLICATION NARRATIVE 

 

Chase Home for Children in Portsmouth, N.H. 

(Owner/Applicant) 

 

698 Middle Road 

Portsmouth, NH 03801 

Tax Map 232, Lot 45 

 

 

INTRODUCTION / BACKGROUND 

 

The Property 

 

 The Chase Home for Children in Portsmouth, N.H (aka “Chase Home”) is a non-profit 

corporation founded in 1877 that owns the property at 698 Middle Road in Portsmouth (the 

“Property”).  The Property is a 26.43 acre improved parcel of land situated within the Single 

Residence B (“SRB”) Zoning District. Most of the Property consists of wetlands and is 

encumbered by Portsmouth’s 100’ wetland buffer.  Exhibit A.  In fact, approximately 23% is 

encumbered by wetland and 45% is encumbered by the 100’ wetland buffer.  The only developable 

area of the Property, which is where the existing improvements are, is at the front northwest corner 

of the Property along Middle Road.   

 

 The Property contains a 6,461 square foot, L-shaped, two-story brick building with a 

colonial revival design that houses the Chase Home (the “Chase Home Building”).  There is also 

a one-story detached garage adjacent to the Chase Home Building.  The Chase Home Building 

was constructed in 1916 and has served as the home for the Chase Home organization since 1917.   

The Chase Home provides a myriad of services to at-risk youth and their families, as more 

specifically discussed below.  The existing use of the Property, as a residential care facility, is 

non-conforming to SRB Zoning.  It predates the adoption of SRB Zoning in Portsmouth.   

 

            Existing Use of Property 

 

The Chase Home has a long, rich history of providing trauma-informed residential and 

community-based support services to at-risk youth and their families.  Through its comprehensive 

programs, it aims to foster a nurturing environment that promotes healing, growth, and 

independence for youth in need.  The Chase Home has four (4) general programs through which 

it provides its services, as outlined and explained below: 

 

1. Residential Treatment  

2. Home-Based Treatment 

3. Community Diversion 

4. Independent Living 
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Residential Treatment Services Program  

 

The Residential Treatment Program provides intensive therapeutic support and care for 

youth (ages 11-18) referred through the Department of Children Youth and Families (the “DCYF”) 

system to those who have suffered early adversity and trauma and are unable to have their needs 

safely met at home. The goal of the program is to help youth (and their families) develop healthy 

coping skills and healing relationships to ensure successful transition back to the youth’s 

community and family-based setting as soon as possible. 

 

Home-Based Treatment Program 

 

The Home-Based Program services youth up to 18 years of age and their families.  The 

program provides customized behavioral management and therapeutic services to youth and their 

families in crisis.  These services are available in the community and inside the homes where youth 

live with their families. The program is designed to prevent placement in the Residential Treatment 

Services Program or in the alternative, to assist youth in their transition back from the Residential 

Treatment Services Program to a community and family-based setting. 

 

 Seacoast Community Diversion Program 

 

The Seacoast Community Diversion Program uses restorative justice-based principles to 

divert youth from the traditional juvenile justice system.  The program provides therapeutic 

diversion, motivational interviewing, and substance abuse counseling to youth who have 

committed minor criminal offenses and offers support for their families.  Successful completion 

of the 12-week restorative justice program results in the expungement of criminal offense(s), 

preventing youth from entering the juvenile justice system. 

 

Independent Living Program 

 

The Chase Home’s Independent Living Program provides at-risk youth ages 18-21 with 

supportive services designed to equip them with the skills and resources necessary to transition 

into independent living within the community.  These young adults reside in their own independent 

living space (“apartment”) within the Chase Home Building and receive essential life skills 

training focused on building independence, self-confidence and resilience. 

 

 

The Chase Home Building serves as the primary residential address for many of the youth 

receiving services from the organization.  Most of the youth reside in the building for eight (8) 

months to two (2) years.  However, there are instances where youth may stay for less or greater 

time based on their circumstances and the services they are receiving.  For example, the youth in 

the Independent Living Program are typically in residence for a period of 2-4 years, as they prepare 

to transition into living on their own in the community.   
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Each youth in the building has their own bedroom.  Within the Chase Home Building, there 

are eighteen (18) bedrooms within two (2) separate male and female youth dormitories.  There are 

also four (4) independent living spaces on the second floor of the Chase Home Building that 

function as apartments for youth that are transitioning to living on their own in the community and 

receiving essential life skills training.  In addition to the bedrooms and independent living spaces, 

there are shared common spaces within the Chase Home Building that are open to all residents to 

use.  The Chase Home Building also contains office space for the staff, recreational space 

(basketball court and gym), a kitchen and dining area, telehealth and diversion rooms, and a family 

area for the residents to use.  

 

All youth residing in the Chase Home receive services in some form, which may include 

the following:  

 

● Therapeutic support and clinical care 

● Administration of daily medication 

● Provision of daily meals (there is a kitchen manager onsite) 

● Recreation (there is a basketball court and weight room in the building 

● Education and Teaching of Daily Life Skills 

In addition to the youth residents, there are approximately thirty (34) full-time and part-

time staff that work within the Chase Home Building.  The Chase Home Building is open and 

staffed 24/7. 

 

 Existing Chase Home Building  
 

The Chase Home Building has served its intended purpose and then some since 1917 and 

suffers from a significant degree of physical and functional obsolescence.  The building is tired 

and needs a “head to toe” renovation to be brought up to current building code and to provide ADA 

accessibility, which may not be feasible due to the costs associated with such an undertaking.  In 

the alternative, the building will need to be demolished, which is the more likely outcome.  The 

building passes inspection every year at the State and Local level, but the organization is constantly 

taking a band-aid approach to repair or fit-up the building so that it can continue to provide its 

services without interruption.  For example, the utilities and piping in the building are anticipated 

and require constant maintenance and repair.   

 

There are also many aspects of the building that make it challenging for the organization 

to successfully carry out its programs and services.  There is not sufficient space for private therapy 

and telehealth sessions and for families and children to meet privately.   The rooms they have that 

are dedicated for this purpose are also disjointed and on different floors.  The walls are also “thin” 

and lack any type of soundproofing, which is needed for the therapy and telehealth sessions that 

occur within the existing building.  The existing building also lacks sufficient staff training, office 

and meeting space. Many of the staff offices have been repurposed from bedrooms and the third 

floor of the building was once the “children’s infirmary” and is now offices for the management 

team.  The dormitories and bedrooms were built several decades ago and have an institutional look 

and feeling to them (i.e. metal doors, long dark hallways, etc.), reminiscent of a hospital.  The 

bedrooms are isolated from staff offices, which presents safety concerns.  There is only one (1) 
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shared dorm bathroom in each of the dormitories. Therefore, only one resident can use the 

bathroom at a time.   

 

Proposed New Building 

 

Unfortunately, even if a renovation of the existing Chase Home Building is economically 

feasible, it would require the vulnerable youth residents to be displaced and would create a major 

disruption in their lives and in the continuity of services being offered to them.  Accordingly, the 

Chase Home is proposing the construction of a new, two (2) story building on the Property while 

continuing to provide the same living arrangements and services it does now in the existing 

building without interruption. Once the new building is constructed, the youth residents will move 

over to the new building and begin receiving services there.   

 

The floor plan for the proposed building calls for fourteen (14) individual bedrooms, two 

(2) studio units and two (2) independent, (2-bedroom) living units (20 total beds).  The proposed 

building will be larger than the existing building to accommodate the actual living and 

programming-related space that is needed for the Chase Home to successfully carry out its 

programs and services.  There will be dedicated diversion rooms, a family area, recreational areas, 

telehealth rooms, staff office and meeting space, laundry rooms, and larger independent living 

spaces with their own bathrooms.  The building will also be ADA compliant, which the existing 

building is not.   

 

Future Expansion of Existing Use 

  

Following construction of the new building, the Chase Home intends to evaluate whether 

the existing building can be rehabilitated or should be demolished.  If the building is demolished, 

the Chase Home would like to construct a new building in approximately the same location as the 

existing building of an equivalent or lesser size.  Regardless of whether the existing building is 

rehabilitated or demolished and rebuilt, the Chase Home’s intention is to provide services that are 

mission-aligned and are consistent with the programming provided for in the existing building.  

This would allow the organization to provide services to more at-risk youth and families in the 

community.  As it stands now, the need for services in the community exceeds what the Chase 

Home can provide.  

 

Because the Chase Home will be relocating and expanding the existing non-conforming 

residential care facility use on the Property, variances are required from Sections 10.331 and 

10.334 of the Portsmouth Zoning Ordinance (the “Zoning Ordinance”).   
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SUMMARY OF ZONING RELIEF 

 

 The Applicant seeks the following variances from the Zoning Ordinance as determined 

by the City of Portsmouth: 

 

1) Variance from Section 10.334 to allow the residential care facility use to be extended to 

another part of the remainder of the land. 

 

2) Variance from Section 10.440 to allow for the construction of a new residential care 

facility structure.  

 

VARIANCE CRITERIA 

 

Granting the variances will not be contrary to the spirit and intent of the Zoning 

Ordinance or the public interest.  

 

 In the case of Chester Rod & Gun Club, Inc. v. Town of Chester, the Court noted that since 

the provisions of all ordinances represent a declaration of public interest, any variance will, in 

some measure, be contrary to the ordinance, but to be contrary to the public interest or injurious to 

public rights of others, "the variance must 'unduly, and in a marked degree' conflict with the 

ordinance such that it violates the ordinance's 'basic zoning objectives.”  “Id.  The Court observed 

that “[t]here are two methods of ascertaining whether granting a variance would violate an 

ordinance’s basic zoning objectives: (1) examining whether granting the variance would alter the 

essential character of the neighborhood or, in the alternative; and (2) examining whether granting 

the variance would threaten the public health, safety, or welfare.”  Id. 

 

 The Property is one of the largest parcels of land in Portsmouth and is uniquely situated 

Because of its unique size and location, it is surrounded by a mixture of uses, including single-

family residential, multi-family, condominium, commercial and municipal uses.  The Property 

abuts three (3) different zoning districts: Gateway 1 (“G-1”, Municipal (“M”), and Garden 

Apartment / Mobile Home Park (“GA/MH”).  Exhibit B.   

 

The area where the proposed building will be situated is directly abutted by single-family 

homes to the west and east.  However, it will also be directly abutted to the north by the Riverbrook 

Condominium complex, which contains over seventy (70) garden style apartment units, and 

represents a higher intensity use than what is proposed.  The remainder of the Property outside of 

the developable upland is surrounded by a combination of residential, commercial and municipal 

uses.   

The abutting single-family homes to the east and west are situated a considerable distance 

from where the new building is proposed.  At its closest point, the proposed building will be 

situated approximately 60’-65’ from the property lines of the two nearest abutting properties to the 

east.  However, it will be situated much further from the homes on both of these properties, which 

are also buffered by a relatively dense treeline and vegetation.  The Chase Home intends to leave 

the trees and other vegetation outside of the construction envelope intact and add some 

supplemental landscaping for additional buffering and screening of the proposed building.    
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Prior to filing the foregoing Variance Application with the Board, the Chase Home invited 

all abutting property owners to meet with it.  It held separate meetings in April and September to 

receive feedback and met with several individually before, between and after these meetings.  It 

not only considered the input it received from the neighbors that met with it over the course of 

several months, but it made significant substantive changes to its plans from what was originally 

proposed.  It modified the design, orientation, and location of the proposed building in response to 

the feedback it got.  By way of example, the proposed building was originally 34’ at its closest 

point to the nearest abutting property lines to the east.  It moved the proposed building 26’-31’ 

further away from these properties and angled it so that the bulk of the proposed building is more 

than 100’ away.    It also moved and reduced the parking areas proposed along the easterly and 

westerly property boundaries in response to input it received.  Fast, tall growing trees were also 

added along the easterly boundary in response to concerns from one of the abutting property 

owners to the east.   

 

The Chase Home has made a thoughtful and conscious effort with the design, location and 

orientation of the building and related features to minimize impacts to surrounding properties.  

While some level of impact can be expected with any construction of this type, the proposed 

building will ultimately preserve the light, air, and space of the abutting properties, as well as the 

general character of the area.   

 

The proposed expansion of the residential care facility use of the Property will not alter 

the essential character of the “neighborhood” or surrounding area, which cannot be defined by one 

particular use.  The Chase Home has existed in harmony with the surrounding area since 1917, 

long before Portsmouth adopted its first Zoning Ordinance and the abutting properties on Sylvester 

Street and several other abutting properties were developed.  It intends to continue this existence 

and relationship with the surrounding area.   

 

Finally, the proposed expansion of use is not detrimental to public health, safety and 

welfare.  To the contrary, the Chase Home provides an important community service that fulfills 

a critical need that is beneficial to public health, safety and welfare.  In addition, the proposed 

building will provide a safer, more functional, trauma-informed environment for the Chase Home 

residents that is code compliant and ADA accessible, which the existing building does not provide.   

 

Substantial Justice will be done in granting the variances. 

 

To determine whether substantial justice is done, the Board must balance the equities 

between the rights of a private landowner and the public interest in deciding whether to grant or 

deny a variance request.  The “only guiding rule is that any loss to the individual that is not 

outweighed by a gain to the general public is an injustice.”  New Hampshire Office of State 

Planning, The Board of Adjustment in New Hampshire, A Handbook for Local Officials 

(1997); Malachy Glen Assocs., Inc. v. Town of Chichester, 155 N.H. 102 (2007). 

 

It would constitute a loss to the Chase Home if the variances were denied.  There is no 

feasible alternative area of the Property to locate the proposed building and parking areas.  A denial 

of the variances would mean that the Chase Home must either renovate the existing building or 

demolish and construct a new building of equivalent or lesser size in the same footprint.  Either 

about:blank
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scenario would displace the at-risk youth residents for a significant period of time and lead to an 

interruption of the services that the Chase Home provides.  Many of the at-risk youth are already 

coming from unstable home environments and need stability, continuity and consistency in their 

lives.  Even if the existing building could be renovated or re-constructed in the same footprint 

without displacing the youth residents, this does not cure the Chase Home’s need for additional 

space to successfully and responsibly carry out its programs and services and meet the needs of 

the community.  What is proposed is a reasonable solution to a very real problem that balances the 

interests of the public with the Chase Home’s immediate and future needs.  For these reasons, the 

loss to the Chase Home outweighs any gain to the public in denying the variances.  

 

Surrounding property values will not be diminished by granting the variances. 

 

  As stated above, the Property has been used as a residential care facility since 1917, long 

before zoning standards and districts were adopted in the City of Portsmouth.  That use has 

coexisted harmoniously with the surrounding residential and other uses since that time.  It is part 

of the fabric and character of the area.  It will not devalue surrounding properties to allow the 

relocation and/or expansion of this use on the Property in a manner that does not alter the character 

of the surrounding area or otherwise intrude upon the light, air, and space of abutting properties.  

The bulk of the proposed building will be a considerable distance from the homes on surrounding 

properties (over 100’) and will be buffered and screened by trees and other vegetation.  A 

conscious effort was made, based on input received from abutting property owners, to design, 

locate, orient and buffer the proposed building, parking and other improvements to have minimal 

impact upon their properties.  A residential subdivision or condominium use of the Property would 

have a far greater impact upon the surrounding properties than the construction of the proposed 

building, as the developable portion of the land could yield ten (10) or more separate lots or up to 

seventy-four (74) condominiums in a building up to 35’ high in a building that could be closer to 

the property lines.   

 

As set forth in a 68-page report prepared by licensed appraiser, Brian White, dated February 

25, 2026, “granting the requested variances for the subject property to be improved with a new, 

high-quality, two-story Residential Care Facility building as proposed 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 a new high-quality 

modern Children’s Home structure to the neighborhood that very well could enhance the 

surrounding properties and the community as it is a major upgrade from what currently exists” 

(emphasis added).  Exhibit C. 
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Literal enforcement of the provisions of the Ordinance would result in unnecessary 

hardship. 

The Property has special conditions that distinguish it from surrounding properties.  First 

and foremost, the existing non-conforming use of the Property as a residential care facility has 

existed on the Property since 1917.  The use predates the Portsmouth Zoning Ordinance and the 

development of several abutting and surrounding properties.  The Property is one of the largest 

parcels of land in Portsmouth, but much of it remains undeveloped and undisturbed due to the fact 

that wetlands and the 100’ wetland buffer encumber a significant portion of the land, rendering 

much of it unbuildable.  The only remaining developable area of the Property is the area where 

the new building is proposed.   The Property is also uniquely situated, being abutted by three (3) 

different zoning districts and a mixture of residential, commercial, municipal uses.  There is not 

one particular use that defines the surrounding area.  As a result of these special conditions, there 

is no fair and substantial relationship between the general purposes of the Ordinance provisions 

and their strict application to the Property.   

The proposed expansion of use is also reasonable for all the reasons outlined above.  It is 

a reasonable relocation and expansion of a lawfully existing non-conforming use of the Property 

that preserves the character of the area and does not unreasonably intrude upon surrounding 

properties.   

CONCLUSION 

In conclusion, the Chase Home believes that it has met the criteria for granting the 

variances being requested.  It thanks the Board for its time and careful consideration and review 

of its application. 

Respectfully submitted, 

The Chase Home for Children of 

Portsmouth, N.H. 

Derek R. Durbin, Esq. 

144 Washington Street 

Portsmouth, NH 03801 

derek@durbinlawoffices.com 
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2. The Proposed Development:
The subject property is proposed for development with a new two-story residential care
facility.  To make space for this building, an existing wooded front area of the northern
upland area will be cleared and improved with the new building.  The mostly rectangular
shaped building will contain 31,534 square feet of space located on the two levels of the
building.  The building will have a building height of 32’ 1” where a maximum building
height of 35’ is permitted.  The first-floor area will contain 17,708 square feet and the
second-floor will contain `13,825 square feet of space.  Each of the two levels of the building
will have a combination of common space, lobby areas, mechanical space, office space,
living areas, bedrooms, lavatories, stairways and an elevator.  There will be three roof deck
areas located off of the second-floor area of the building.  The northern deck will be a boy’s
deck that will face Middle Road while the southern deck will be a girl’s deck that will face
the existing building of the development.  The rear deck will be a staff deck that faces toward
Sylvester Street.   The existing driveway will largely remain in place with upgrades made
along with the addition of two parking lot areas.  The parking lots will contain 34 parking
spaces.  There will be extensive sidewalk areas installed on the property.  These sidewalk
areas will run along the driveway providing pedestrian access to Middle Road.  There will be
sidewalks that connect the two parking lots areas with the new building along with two rear
sidewalks that will access two rear passways for the building.  To the front of the building,
there will be an 8’ wide front walkway along with a front covered entrance.  The three-car
garage will be demolished and a new 502-square-foot storage shed will be constructed in its
place.  The subject’s existing building, along with the site improvements around it, will
remain in place.  A row of green arborvitae trees will be installed to the rear of the new
building in order to provide a natural screen from the neighboring properties located along
Sylvester Street.

3. Neighborhood & Abutting Properties:
The subject property is located in the Singe Residence B District (SRB).  The purpose of this
District is “to provide areas for single-family dwellings at low to medium densities
(approximately 1 to 3 dwellings per acre), and appropriate accessory uses.  The permitted
uses in this zone include: Single-family dwellings, Municipally operated park and related
activities, Family day care facility, Non-commercial boat landings, boat docks, boathouses
and associated marine uses, Building mounted satellite dish receiver 42 inches or less,
Ground mounted satellite dish receiver 42 inches or less, Farms not including the keeping of
farm animals, Construction trailers, Temporary structures (up to 30 days), Manufactured
housing (up to 180 days), Accessory uses, Home Occupations, Indoor storage of motor
vehicles or boats as an accessory use, Outdoor storage of registered vehicles, Outdoor
storage of boats owned by the residents, Outdoor storage of lobster traps, lobster buoys and
associated rope.  Several other uses are permitted by Special Exception including: Assisted
living homes, Residential care facility (5 or fewer residents), Religious uses, Historic
preservation buildings, Cemetery, Religious, sectarian or private non-profit recreational uses,
Group day care facilities, Fishing boat landings, Essential to service public or private
transformer station, Building mounted satellite dish receiver more than 42 inches, Ground
mounted satellite dish receiver more than 42 inches, Whip antenna not more than 30’ in
height, Keeping of farm animals, Temporary structures (up to 90 days), Manufactured
housing (more than 180 days), and Home occupations,

This area of Portsmouth contains a variety of zoning districts including Garden
apartments/Mobile Home Parks (GA/MH), Gateway Corridor (G1), Municipal (M) and
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Facility will be a larger 31,534 square foot, two-story Residential Care Facility building with 
two new supporting parking lots.  The use of the subject’s proposed building will be exactly 
the same as the use of the existing building.  The building will operate as a Residential Care 
Facility with Level 1 and Level 2 levels of care similar to the existing building.  The building 
will contain housing for approximately 20 individuals along with living areas, lavatories, 
office areas and mechanical space.  The exterior areas will be somewhat similar to what is in 
place for the existing building with drop-off and parking areas along with sidewalk and 
landscaped areas on the exterior of the building.  The new Residential Care Facility use will 
be consistent with what typically is found in similar residential communities located 
throughout New Hampshire.  The proposed expanded use of the subject property is one that 
has been in place for over 100 years.  It isn’t one that should be of any concern to the 
neighboring single-family properties as these residences have been located in the 
neighborhood surrounding the subject’s Residential Care Facility for decades.    
 

5.  Specific Standards: 
 

A.  Section 10.334 – Variance for the Expansion of a Nonconforming Use: 
The applicant is requesting a variance to expand the current nonconforming Residential Care 
Facility by constructing a new residential care building. 
 

B. Section 10.440 – Variance for a use that is not permitted in this District:  
The applicant is requesting a variance to construct a new Residential Care Facility in a zone 
that does not permit such use.   
 
Both of these requested Variances are related to constructing and expanding a Residential 
Care Facility in a residential District that does not permit such a use.  Residential Care 
Facilities are a larger category of building types that are typically made up of a variety of 
congregate care living facilities that include: nursing homes, assisted living facilities, 
supported care facilities, home for disabled individuals, group homes and children’s homes.  
These homes typically house several individuals in a group setting that receive various levels 
of care from full-time and part-time staff.  The newly constructed congregate care living 
facilities generally contain one, two or three levels and they are commonly designed to 
architecturally fit into the surrounding neighborhood.  What makes them different is the use 
within the building and the size of the building.  These larger residential buildings are 
specialized buildings that are required to assist individuals at different stages of life.  These 
residences are typically located in or near single-family and/or multi-family zoned areas.  
Because the two requested variances are both related to the use of the expanded property for 
a larger Residential Care Facility, this analysis will concentrate on the contention that 
locating a larger Residential Care Facility in an area of single-family homes will result in the 
diminution of value of the surrounding single-family residences. 
 
In order to determine if single-family residences experience a diminution of value because of 
their proximity to a larger Residential Care Facility, the appraiser first spoke with the 
Assessors for several Seacoast area municipalities to see if they have seen any sales data that 
supports such as assertion.  Assessors are the valuation professionals who have access to all 
of the sales data within a given city or town, and they are commonly seeking external factors 
in the marketplace that could be causing a lowering of values for a nearby property.  The 
appraiser has searched for comparable Residential Care Facility properties that had 
constructed a similar larger building in an area of residential development and found only a 
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few good comparables.  In the Residential Care marketplace, most of these developments are 
one-story buildings as stairs are discouraged and one-level living is generally preferred.  
However, there is one three and four-story Residential Care development (RiverWoods 
Durham) and two three-story Residential Care developments (Langdon Place & Silver 
Square) located in Dover that can be used as good comparisons for the proposed subject 
property.  RiverWoods Durham is a fairly new (Circa 2018) health center and Residential 
Care development that has three and four-story buildings located at 14 & 20 Stone Quarry 
Drive in Durham.  This 350,000 square foot development is located near the intersection of 
Route 4 and Route 108 in an area that is a mixture of light industrial, office and single-
family homes.  There are several single-family homes that have a good distant view of the 
RiverWoods Durham development.  According to Jim Rice, the former Durham Assessor, 
there has not been any diminution of value of any of the surrounding properties because of 
their view of these three and four-story buildings.  Mr. Rice also stated that there have not 
been any tax abatements filed by any of the neighboring property owners claiming a loss in 
value because of their proximity to this large development.  In Dover, the Langdon Place of 
Dover development, a 107,000 square foot Residential Care Facility, was constructed in 
1997.  This facility is located in an area that is otherwise dominated by single-family 
residences. The Residence at Silver Square is a 68,000 square foot Residential Care Facility 
that was constructed in 2017.  This facility is located in a mixed-use area with commercial 
development located to the front of the property with several residential properties located to 
the side and rear of the property.  In both of these Dover cases, there are several single-
family homes that have obstructed views of these larger three-story Residential Care 
Facilities.  I spoke with Donna Langley, the Dover Assessor, to see if she has identified any 
diminution of value for the properties that surround these larger developments.  In both 
cases, she stated that she can’t identify any diminution of value and that there have not been 
any tax abatement requests filed by any of the owners of the surrounding properties because 
of their obstructed views of these three-story Residential Care Facility buildings.   
 
The appraiser has also contacted the Assessors for several municipalities that have similar 
Children’s Homes located in New Hampshire.  In addition to the subject property, there are 
similar facilities located in Dover, Manchester and Nashua.  The appraiser contacted the 
Portsmouth Assessor’s Office to see if they have identified any diminution in the value of the  
residential properties that are near the Chase Home.  Charles Reese, Commercial Assessor 
for Portsmouth responded to my inquiry.  He used their Vision software to see if there are 
any economic adjustments made for proximity to a facility such as the subjects (nursing 
homes, retirement facilities, or such) and he found none.  He also stated that there have not 
been any abatement applications over the past five years in Portsmouth from properties that 
are immediately adjacent to the subject property.  I spoke with Donna Langley, the Dover 
Assessor, about the Dover Children’s Home on 207 Locust Street in Dover.  This facility is 
located in an area that is surrounded by a combination of single-family homes, multi-family 
properties and a newly constructed residential townhouse condominium development.  Ms. 
Langley indicated that she has not identified any diminution in the values of the surrounding 
properties because of their proximity near the Dover Children’s Home.  Additionally, she 
stated that none of the nearby property owners have filed for abatements claiming that their 
property values have been negatively impacted because of the Dover Children’s Home.  The 
appraiser also spoke with Bob Gagne, the City of Nashua Assessor, about the Nashua 
Children’s Home at 125 Amherst Street and Charles Kurfehs, the Commercial Assessor for 
the City of Manchester, about the Webster House Children’s Home at 135 Webster Street to 
see if they have identified any diminution in the values of the properties that surround these 
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two Children’s Home developments.  Both of these developments are located in mixed-use 
areas that have a combination of single-family, duplex and multi-family properties 
surrounding the home.  Mr. Kurfehs stated that he has not seen any diminution in the value 
of the properties that surround the Webster House in Manchester.  Mr. Gagne stated that he 
examined the 13 abutters to the Nashua Children’s Home and found that none of them had a 
neighboring influence adjustment made because of their proximity to the home.  
Additionally, Mr. Gagne stated that none of these abuttors has ever filed a complaint of 
negative neighboring influence.  The appraiser has also conducted a search for market data 
that would support the assertion that there has been a diminution of value experienced by any 
of the properties located near these Residential Care Facilities or Children’s Home 
developments and found none.   
 
In order to opine on this requested relief a certain amount of common sense must be applied 
as there are no exactly comparable comparisons in the marketplace.  Therefore, more of a 
global prospective must be applied to the subject’s proposed relief.  It is noted that the 
existing Chase Home for Children has not caused any identifiable diminution in the value of 
the surrounding residential properties over the years.  There is no data showing that there is a 
diminution in the value of surrounding properties because of their proximity to other 
Children’s Homes or Residential Care Facilities in the surrounding communities.    Based on 
this information, and the appraiser’s own comparable sale searches, it appears that there is no 
market data that identifies a diminution of value for the properties that surround a larger 
Children’s Home development located in New Hampshire. 
 
The views of the subject property from the abutting and surrounding properties will change 
but not to the extent that the general character of the area will dramatically change any more 
than if the front upland area of the subject property were to be developed with permitted uses 
(single-family and family day care) which could have two or three-story buildings just 20’ 
from the property sideline.  Any knowledgeable buyer of one of the nearby properties would 
understand that the front upland woodland area of the subject property is likely an interim 
use, given the demand for all types of developable land in the Portsmouth area, which will 
eventually be developed.  While these property owners have enjoyed their neighboring 
woodland view for many years, it would be inevitable that this front upland area would be 
developed at some point in time.    
 
The appraiser has examined the impact that the proposed two-story Residential Care Facility 
would have on neighboring properties based on a market analysis considering noise, view 
and use changes to the subject property and how that would impact the surrounding 
properties.  It is concluded that there would not be an increase in the noise level from the 
property that would negatively affect nearby properties.  The view that the next potential 
buyers of the neighboring properties will have will be of a high-quality modern building that 
will have minimal use of the yard areas located between the new building and the 
neighboring residences.  The use of the subject property will be similar to what is found in 
several other residential neighborhoods throughout the Seacoast area of New Hampshire.     
 
There could be some potential buyers of the surrounding single-family residences in the area 
that would prefer to not be in the area of a new Residential Care Facility development like 
the subject property and there will likely also be some potential buyers that would prefer to 
not be in the area of a single-family residence or family day care facility that locates a 
building within 20’ of the property sideline.  There will also likely be other potential buyers 
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of single-family homes in the area that would not be negatively impacted by being located 
near a new Residential Care Facility development the size of the proposed property and 
others may view it as a positive as the new development like the subject property as it will 
bring a new high-quality Children’s Home development to the neighborhood.  Values tend to 
be negatively impacted not when a few or some of the potential buyers in the marketplace 
view a property feature or property type as being a negative, but they tend to be negatively 
impacted when all or nearly all of the potential buyers in the marketplace view a property 
feature or a property type as being a negative.  There will likely be some individual potential 
buyers of nearby single-family homes in the area who do not view the location near the 
subject’s proposed Children’s Home development as being a positive, but based on the data 
gathered and my observations, these potential buyers will not be large enough to negatively 
impact the market value of the surrounding properties.    
 
It is my opinion that granting the requested variances for the subject property to be improved 
with a new, high-quality, two-story Residential Care Facility building as proposed 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 a new 
high-quality modern Children’s Home structure to the neighborhood that very well could 
enhance the surrounding properties and the community as it is a major upgrade from what 
currently exists.   
 

Respectively submitted,  
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SCOPE OF THE APPRAISAL  
 
The Scope of the Appraisal is defined as “the extent of the process of collecting and reporting data”. 
 
Appraisal Problem: 
The subject property is a 25-acre parcel of land located at 698 Middle Road in Portsmouth, New 
Hampshire (Map 232, Lot 45).  The proposed Residential Care Facility building will be located on 
an upland area located in the northern portion of the property located near Middle Road.  This area 
of the property is currently improved with an access driveway and woodland.  There is an older 
existing Residential Care Facility building located to the south of the proposed building location.  
This 14,000 +/- square foot building was constructed in 1917 as a Residential Care Facility for use 
by the Chase Home for Children of Portsmouth, New Hampshire.  The proposed Residential Care 
Facility will effectively replace the intended use of the existing building.  The areas surrounding the 
new building will contain drive, parking and landscaped areas along with two nearby parking lots.  
There are several single-family homes in the surrounding area of the proposed building that will 
have obstructed views of the new building and the support areas.   
 
This opinion letter will examine the marketplace to determine if there are any data or factors that 
indicate that if the requested variance is granted allowing for the construction of a new Residential 
Care Facility would result in a diminution in the values of the neighboring properties.  The analysis 
included examining market sales data along with surveying several assessors of Seacoast area cities 
and towns to obtain their findings from similar developments.    
 
Intended Use of the Appraisal: 
The intended use of this opinion letter is to assist in determining if there would be any diminution in  
the values of the properties that surround the proposed Residential Care Facility of the subject 
property. 
 
Intended User of the Appraisal: 
This appraisal report was prepared for the exclusive use of the client as part of a variance application 
with the City of Portsmouth.  This report is not intended for any other use.  Any use of this appraisal 
by any other person or entity, or any reliance or decisions based on this appraisal, is the sole risk of 
the third party.  White Appraisal accepts no responsibility for damages suffered by any third party as 
a result of reliance on decisions made, or actions taken based on this report. 
 
Property Inspection: 
In this appraisal assignment the collection process began with obtaining data on the subject property.  
Initially, this was done by gathering recorded information on the subject property as follows: 
 

1. A copy of the current tax assessment card was obtained from the City of Portsmouth  
Assessor’s Office. 
 

2. Municipal data (zoning map and zoning regulations) was gathered which addresses the 
current zoning of the subject property. 

 
3. Copies of the current deed for the subject property was obtained from the registry along 

with copies of any pertinent older deeds, easements, or recorded site plans.  The 



 

10 | P a g e  
 

appraiser has been provided with several site and building plans along with a copy of the 
Variance Application.     

 
4. The exterior areas of the subject property were viewed by Brian W. White on February 2, 

2026.     
 
5. The description of the subject’s existing and proposed development is based on 

information from the Portsmouth Assessor’s Office, site plans prepared by Haley Ward 
and building plans prepared by Maugel Destefan Architects, and the appraiser’s physical 
inspection of the subject property. 

 
6. The appraiser has familiarized himself with the Variance Request that the Applicant is 

requesting in order to accommodate the proposed Residential Care Facility.   
 
Data Research: 
Market data utilized in this report has been collected to support the appraiser’s findings.   
Comparable sales have been identified by researching sales data published by various Multiple 
Listing Services, and the local municipality.  These transactions have been studied and all pertinent 
data confirmed by checking the recorded deeds and/or by contacting a party directly involved in the 
sales transaction.  Real Estate Brokers, property owners, and other individuals who are 
knowledgeable about the marketplace have been contacted in order to obtain additional comparable 
data regarding current asking prices, pending sales, or leases of similar properties.  The transactions 
deemed most meaningful to this opinion letter have been utilized.   

 
Analyses Undertaken: 
This appraisal utilized sales of properties located in the Seacoast area that may have been impacted 
by their proximity to the proposed Residential Care Facility.  Several local Seacoast area assessors 
were surveyed to obtain information on any similar studies that they may have conducted and to 
obtain their opinion of the matter.   
 
Reporting: 
The content of this opinion letter is prepared based on the requirements defined by Standard 2 of the 
Uniform Standards of Professional Appraisal Practice (2024-2025 USPAP), effective January 1, 
2026, through December 31, 2027.  The level of reporting is consistent with a Restricted Appraisal  
Report format.    
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WHITE APPRAISAL___________   

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

CERTIFICATION 
 

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 has 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 not performed any 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  

   University of Southern Maine 
             Bachelors of Science, Business Administration 
       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  
    1A-2  Basic Valuation Procedures  
    1B-A  Cap. Theory and Technique (A)  
    1B-B  Cap. Theory and Technique (B)  

2-3 Standards of Pro. Practice 
2-4 Exam #7 Industrial Valuation  

   Society of Real Estate Appraisers 
    101 Intro. To Appraising Real Property                         
       102 Applied Residential Property Valuation 
    201 Prin. Of Income Property Appraising 
     202 Applied Income Property Valuation 
    
Recent Appraisal Institute Classes: 
            Introduction to Appraising Green Buildings – 2011 
   USPAP Update- 2017 

USPAP Update- 2019 
Business Practices & Ethics- 2021 
USPAP 2022/2023 Update- 2021 
Marshall & Swift Valuation – Commercial Construction Costs – 2023 
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Recent Appraisal Institute Classes (Continued): 
USPAP 2024/2025 – 2024 
USPSP 2026/2027 - 2025 

Recent Seminars:  
       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 
      Current Residential & Commercial Valuation Concerns- 2022 
      Commercial Real Estate Markets in Turbulent Times- 2023 
      NH in a Time of Virus: Are We in Recovery? An Economist’s View- 2023 

                  Dealing with Atypical Properties or Assignment Conditions- 2023 
       15 Takeaways from Your Colleagues Legal Misfortunes- 2023 
       Basics of PV Solar Valuation - 2024 
       Valuation of Small Lodging Properties – 2024 
       US, NH & VT Economies – 2024 
       Market Outlook for NH Commercial Real Estate – 2024 
       Building Inspection – Valuation Resource for Appraisers – 2025 
       A New Perspective on the Valuation of Solar Developments in NH- 2025 
       Impact of Short-term Rentals on Real Property Valuation - 2025 
       Economic Outlook & Real Estate Trends - 2025 
 
Appointments: 
Board of Directors – New Hampshire Chapter of the Appraisal 
             Institute - 1991 to 1993; 2000 to 2010, 2015-2018 & 2020-2020-2023 
Vice President - New Hampshire Chapter of the Appraisal Institute – 2011-2012 & 2019  
President – New Hampshire Chapter of the Appraisal Institute – 2013 & 2014, 2024 & 2025 
 
Experience: 
 Review Chairperson – New Hampshire Chapter of the Appraisal 
    Institute – 1994 to 2010 
Licenses: 
 N.H. Certified General Appraiser #NHCG -52, Expires 4/30/2027 

Partial List of Clients: 
 Banks:     Attorneys:  Others: 
 Androscoggin Bank    John Colliander  City of Dover 
 Granite Bank                   Karyn Forbes  Town of Durham 
 First Seacoast 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   Tim Phoenix  Daniel Philbrick 

Key Bank    Ralph Woodman  Keith Frizzell 
Bangor Savings Bank    Derek Durbin  Chuck Cressy 
Provident Bank    Fred Forman  John Proulx 
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             PHOTOGRAPHS OF THE SUBJECT PROPERTY 

 

Street Scene - Front of the Subject Property  
Looking Northeast on Middle Road - (2/2026) 

 

Street Scene - Front of the Subject Property  
Looking Southwest on Middle Road - (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  

 

Subject Property – Front Driveway 
Looking South from Middle Road - (2/2026) 

 

 
 

Surrounding Properties - Front of Property 
Looking North on Middle Road - (2/2026) 
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            PHOTOGRAPHS OF THE SUBJECT PROPERTY 
 

 
 

Surrounding Properties - Front of Property 
Looking Northwest on Middle Road - (2/2026) 

 

 
 

Surrounding Properties - Front of Property 
Looking West on Middle Road - (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  

 

View of 710 Middle Road from Proposed Building Location of the Subject Property     
Looking West - (2/2026) 

 

 
 

View of 3 Sylvester Street from Proposed Building Location of the Subject Property     
Looking Northeast - (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  

 

View of 1 Sylvester Street from Proposed Building Location of the Subject Property     
Looking Northeast - (2/2026) 

 

View of Middle Road from Proposed Building Location of the Subject Property     
Looking Northwest - (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  

 

Subject Property – Location of Proposed Building   
Looking Southeast from Driveway - (2/2026) 

 

 
 

Subject Property – Location of Proposed Building   
Looking Northwest from Driveway Cul-de sac Area - (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  

 

Subject Property – Front of the Existing Building    
Looking Southeast from Driveway – (2/2026) 

 

 
 

Subject Property – Rear of the Existing Building    
Looking Southwest– (2/2026) 
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PHOTOGRAPHS OF THE SUBJECT PROPERTY  
 

 
 

Subject Property – Rear Garden, Greenhouse & Field Area     
Looking South– (2/2026) 

 

 
 

Subject Property – Three-bay Garage      
Looking East from Driveway Area – (2/2026) 
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THE CHASE HOME - CONCEPT FIRST FLOOR PLAN 11.04.2025
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1FIRST FLOOR PLAN

AREA SCHEDULE
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 1/8" = 1'-0"
2SECOND FLOOR(1)

AREA SCHEDULE

NAME AREA

SECOND FLOOR
CIRCULATION/COMMON
LOBBY 833 SF

FEMALE DORM AREA
LIVING 2158 SF

FEMALE DORM ROOMS
BED 194 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
LAUNDRY 182 SF
TELE-HEALTH 131 SF
BR 131 SF
BR 131 SF
BR 131 SF
BR 131 SF
MECH 131 SF
STORAGE 78 SF

MALE DORM AREA
LIVING 2158 SF

MALE DORM ROOMS
BED 195 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
BED 180 SF
LAUNDRY 182 SF
TELE-HEALTH 131 SF
BR 131 SF
BR 131 SF
BR 131 SF
BR 131 SF
MECH 131 SF
STORAGE 78 SF

STAFF AREA
MEETING 199 SF
BREAK ROOM 199 SF
BATHROOM 64 SF
BATHROOM 64 SF
OFFICE 137 SF
OFFICE 137 SF
OFFICE 137 SF
OFFICE 137 SF
OFFICE 182 SF
OFFICE 182 SF
STORAGE 66 SF
STORAGE 66 SF

STAFF CIRCULATION
HALLWAY 682 SF

VERTICAL CIRCULATION
STAIR 1 222 SF
STAIR 2 222 SF
ELV-2 59 SF
STR-3 212 SF

12757 SF

GROSS BUILDING AREA

LEVEL AREA

FIRST FLOOR 17708 SF
SECOND FLOOR 13825 SF

31534 SF

USE GROUP

USE
GROUP AREA

B 10988 SF
I-1 20545 SF

31534 SF
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 1/8" = 1'-0"
1ELEVATION A

 1/8" = 1'-0"
2ELEVATION B
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 1/8" = 1'-0"
1ELEVATION C

 1/8" = 1'-0"
2ELEVATION D
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Our front door entrance
gives foresight into the
120+ years of wear and

tear to the building 



Exposed piping that has
burst multiple times over the
past couple years, this room
has flooded and requires us
to fix the pipes each time

and replace furniture 

This is our family room, 
Seacoast Diversion office

Hallway and connecter from
those spaces to the laundry

room. 



Second floor independent
living kitchenette is too small

to be dignified and
functional. we would want to

expand the independent
living spaces to be studio

apartments. 

Currently the bathrooms on
the independent living floor

are extremely old and
outdated.

Additionally in storage
spaces on this floor, there is
significant water damage to

the ceilings. 



Our first floor kitchen is
extremely outdated with a

lot of utilized appliances and
features like this walk in

freezer and sink bays.

We currently only have a
skin and sanitizer, not a

working dishwasher. 

We would like to be able to
expand the kitchen to be a

learning kitchen so that
youth are able to work with
our kitchen manager, staff
and community culinary
leaders to learn kitchen

basics, healthy nutrition, and
explore culinary arts. 



A lot of the walls throughout
our building continue to
decay and get patched up

and painted over. This is an
example of where in our

building we have not made
those cosmetic changes. 



Ceilings throught the
building have water damage

and exposed piping. 

We have also had the
building treated in the

residential areas for asbestos
but still have it in other areas

of the building. 



The Chase Home spends tens of thousands of dollars annually
to fix our old boiler that heats the entire building. Nearly
every year it gives out and the youth have to shower at the

YMCA because we do not have hot water.

The heating system is so outdated, it only kicks on if it reaches
40 degrees and on autumn days where it is 40 at 5am and 75 at

1pm, we can not control the heat or turn it down. 



The top and middle floors are
there the youth’s dorms are. We
would like to be able to improve

safety by rebuilding to have
them on the second floor on

level ground. 

Bats, snakes and other pests
have been able to get in through

our basement foundation and
cracks near the back door under

the old fire escape. 
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