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Project	Narrative	
Conditional	Land	Use	Application-	Garden	Cottage	
06/21/2021	
	
Submitted	by:	Todd	&	Kaarin	Milne,	Property	owners	(10/17/2011–present)	
315	Wibird	St.,	Portsmouth	NH	03801	
Abutting	streets:	Willard,	Hawthorne,	Union,	South	
	
	
Accessory	Building	History	
When	we	purchased	this	property,	the	accessory	building	was	listed	on	the	tax	card	as	a	studio.	
It	included	a	narrow	one-car	garage,	semi-enclosed	screen	porch,	and	a	second	floor	finished	
studio.	A	previous	owner,	a	contractor,	had	upgraded	the	building	for	use	as	a	home	office.	It	
was	wired	for	electricity,	utilizing	a	gas	furnace	with	a	forced	hot	air	heating	system.	Entry	to	
the	studio	was	through	exterior	stairs	on	the	back	of	the	building.	
	
In	2017,	we	renovated	the	building	to	meet	the	needs	of	our	growing	family	of	five:	
•  Enclosed	the	stairs	to	make	year-round	use	more	appealing	
•  Moved	the	entrance	to	the	first	floor,	facing	our	home,	for	safety	
•  Added	a	bathroom	&	electric	water	heater	to	create	opportunity	for	self-contained	use	
•  Ran	water-lines	to	second	floor	for	an	art/utility	sink	(did	not	install)	
•  Installed	a	mini-split	heater	in	the	studio	for	efficiency,	electric	baseboard	in	hall,	and	
•  electric	heat	fan	in	the	bathroom	for	comfort	
•  Removed	the	furnace	&	ductwork	to	widen	and	increase	usability	of	the	garage	space	
•  Capped	the	natural	gas	line	at	the	front	of	the	building	for	safety	
•  Sheetrocked	the	garage	to	make	it	clean	&	in	keeping	with	the	rest	of	the	studio	
•  Added	fireproof,	spring-hinge	door	leading	to	garage	(now	yard	tool/bike	storage)	
•  Covered	the	right-exterior	siding	with	intumescent	paint	for	fire	safety	
	
Since	2011,	the	studio	has	been	used	flexibly	as:	a	family	room,	home	office,	art	studio	&	
maker-space,	virtual	learning	schoolhouse	for	our	three	kids	(ages	13,	12	&	12),	game	room,	and	
as	a	guest	powder	room	for	small	outdoor	gatherings	during	the	pandemic.	
	
We’d	like	to	preserve	and	increase	the	flexibility	of	the	studio’s	use	to	meet	our	family’s	
ever-changing	needs,	which	the	garden	cottage	designation	will	support.	
	
Two	examples	of	anticipated	use	are:	as	a	guest	room	for	family	visits	(dad	from	Alaska,	
siblings	from	New	Mexico	&	California)	or	as	a	guest-room/in-law	studio	for	my	mom	who	
lives	in	Newmarket.	My	stepdad	passed	away	last	summer	and	it	would	be	nice	for	her	to	stay	
with	us	during	winter	storms	and,	if	the	need	and/or	desire	arise,	to	live	in	that	space.	
	
At	this	time,	we	are	not	committing	to	specific	construction,	unless	any	are	deemed	
necessary	to	meet	conditional	use	permit	requirements	for	a	garden	cottage.	In	the	near	term,	
adding	a	futon,	microwave	and	coffee	pot	would	meet	our	guest	room	needs.	



Project	Narrative	(Continued)	
Conditional	Land	Use	Application-	Garden	Cottage	
06/21/2021	
	
	
Proposed	possible	uses	will	support	the	required	findings:	
•  The	principal	and	accessory	dwelling	units	will	remain	under	common	ownership.		
•  Our	family	occupies	the	primary	dwelling	and	plans	to	reside	here	for	the	long	term.	
•  Neither	the	principal	or	accessory	dwelling	will	be	used	for	prohibited	business	
•  purposes.	(i.e.	We	have	zero	interest	in	short-term	tourism	rental)	
•  The	change	in	use	will	not	result	in	excessive	noise,	traffic,	or	parking	congestion.	

o  The	designation	would	not	cause	an	increase	in	noise.	
o  The	designation	would	cause	no	increase	in	traffic.	
o  Five	9’x16’	off-street	parking	spaces	(including	garage)	plus	ample	on-street	parking	

exceed	every-day	&	snow	ban	parking	capacity	
o  The	new	use	will	not	impact	any	neighbors.	

o  The	left	side	is	25’	from	the	left	property	line,	parallel	to	the	neighboring	yard.	
o  The	back	is	43’	from	the	property	line,	facing	the	open	landscape	area	of	the	South/

Union	condos.	
o  The	right	side	of	the	building	abuts	a	neighbor’s	property	and	sits	6’	within	setback,	

with	no	windows	on	the	second	floor.	The	one	window	in	the	garage	(fixed	20”x26”)	
looks	at	the	fence.	Enclosing	the	stairs	eliminated	our	view	of	the	adjacent	property	
from	the	studio,	making	their	yard	more	private.	

•  No	exterior	changes	are	proposed.	
o  The	studio	sits	atop	the	driveway	on	the	right	property	line,	facing	our	house	
o  To	the	left	is	a	lawn	and	a	flower,	herb	and	vegetable	garden.	
o  To	the	rear	is	a	A	50’x43’	lawn	with	shrubs	and	plantings	around	the	edges	
o  Current	lot	coverage	is	1,694	sq’,	representing	23.2%	coverage	

•  The	building	currently	“complies	with	the	prescription	for	habitability	provided	in	RSA	
•  155	A:10	and	is	safe	for	use	as	a	single	occupancy	dwelling	as	is.”	(see	enclosed	
•  occupancy	affidavit	p.	8)	No	construction	is	currently	planned.	
•  As	allowed	under	Section	10.815.60,	the	Planning	Board	may	modify	a	specific	dimensional	

standard.	We	are	requesting	modification	to	the	maximum	allowed	square	footage,	to	be	
increased	to	904	sq’,	the	gross	living	area	of	the	studio	including	halls,	walls,	stairs	&	garage.	
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Property	Survey		
8/8/12	
	
(See	Parking	Spaces)	
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Street	View	
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Exterior	Photos	
315	Wibird	St.		

Studio	
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Interior	Photos	315	Wibird	St.	Studio	
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