
 

 

LEBANON ZONING BOARD OF ADJUSTMENT 
NOVEMBER 18, 2024 - 7:00 PM 

COUNCIL CHAMBERS, CITY HALL OR  
REMOTE VIA VIRTUAL PLATFORM  

LEBANONNH.GOV/LIVE 

 
 

1. Call to Order 
  

  
A. To participate in this meeting, please join live via Microsoft Teams or call 

1-929-229-5356 (access code: 647 132 031#). If you have trouble 
accessing this meeting, please email nathan.reichert@lebanonnh.gov. 

2. Approval of Minutes 
  A. October 7, 2024 
3. Public Hearing Items 

  

A. Casey & Catharine Boardman, 0 Farnum Hill Rd (Tax map 134, Lot 
4), zoned RL-2: The applicants request a Variance from Section 313.3, 
pursuant to Section 801.2 of the Zoning Ordinance, to allow the 
demolition of an existing barn and construction of a 1-family dwelling 
with attached 4-car garage +/- 28 ft from the rear property line where 30 
ft is required. The proposed new building will be built utilizing the existing 
front setback of the barn. ZB2024-21-VAR 

  

B. William & Deborah Rafter, 12 Union St, (Tax map 92, Lot 194), 
zoned R-2: The applicants request 4 Variances from Section 309.3, 
pursuant to Section 801.2 of the Zoning Ordinance, to allow the 
construction of 1) a 160 sq ft shed +/- 5 ft from the right-side property 
line where 15 ft is required, 2) a 180 sq ft shed +/- 6 ft from the left-side 
property line where 15 ft is required, 3) both sheds will be located +/- 5 ft 
from the rear property line where 20 ft is required, 4) to allow 25.2% 
building coverage on the lot where 25% is the maximum.   ZB2024-22-
VAR 

  

C. Lisa Dupont, 53 Cottage Cir (Tax Map 87, Lot 121), zoned R-3: The 
applicant requests a Special Exception from Section 610.H, pursuant to 
Section 801.3 of the Zoning Ordinance, to locate an additional entrance 
door that will serve an ADU at the front of the building where only side or 
rear entrance doors are allowed.  ZB2024-23-SE 

  

D. Cicotte Holdings, LLC, 51 Evans Dr (Tax Map 78, Lot 40), zoned RO-
1: An appeal of the Zoning Official’s Notice of Violation and 
Administrative Decision pursuant to section §801.1 Administrative 
Appeals, that the property is not in the flood zone, that the parking area 
is grandfathered, and deadlines demanded by the City are 
unreasonable. ZB2023-11-AAD - Continued from the October 7, 2024 
meeting per applicant request. 

4. Other Business 
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Lebanon Zoning Board of Adjustment Agenda 
November 18, 2024                  

 

  A. Proposed Zoning Amendments Review 
5. Staff Comments 
6. Adjournment 
 
The order of agenda items is subject to change.  
  
Meetings are open for in-person and remote attendance. Members of the public that wish to attend remotely may do 
so by going to LebanonNH.gov/Live where you will find instructions on how to enter the meeting. Members of the 
public will be able to participate and ask questions through the City’s virtual platform or by phone. Please note: 
Should technical difficulties occur during the meeting that disrupts virtual or phone connection(s), the meeting will 
continue without remote access capabilities. 
  
If you have any questions or would like to view the files for the application identified above, please contact the 
Planning & Development Department by sending an e-mail to planning@lebanonnh.gov, or by calling 603-448-1457, 
or by visiting the Planning and Development Office located in City Hall during regular work hours, Monday through 
Thursday, 7AM to 5PM. The application materials will also be posted to the City's website 
at LebanonNH.gov/Agendas. 
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  DRAFT 
LEBANON ZONING BOARD OF ADJUSTMENT 

COUNCIL CHAMBERS, CITY HALL OR  
REMOTE VIA VIRTUAL PLATFORM  

LEBANONNH.GOV/LIVE 
MONDAY, October 7, 2024 

7:00 PM 
 
MEMBERS PRESENT:  Chair William Koppenheffer, Vice Chair Jeremy Katz, Paul McDonough, 

Jennifer Barkley, Michael Morris (alternate) 
 
MEMBERS ABSENT: Dave Newlove 
 
STAFF PRESENT:  Nathan Reichert – Zoning Administrator 
______________________________________________________________________________ 
 
1.   CALL TO ORDER  1 
 2 
Chair Koppenheffer called the meeting to order at 7:00 PM.   3 
 4 
Mr. Reichert gave the Right to Know, RS 91A public announcement.      5 
 6 
Mr. Morris was given voting privileges for this meeting.  7 
 8 
2.  APPROVAL OF MINUTES   9 
 10 

A. June 3, 2024 11 
 12 
Vice Chair Katz MOVED to approve the June 3, 2024, Minutes as presented in the October 7, 2024, 13 
packet. 14 
   15 
Seconded by Mr. McDonough.  16 
 17 
*The Vote on the Motion was (4-0-1). 18 
Ms. Barkley abstained. 19 
 20 

B. September 3, 2024  21 
 22 
Vice Chair Katz MOVED to approve the September 3, 2024, Minutes as presented in the October 7, 23 
2024,  packet.   24 
   25 
Seconded by Mr. McDonough.  26 
 27 
*The Vote on the Motion was (3-0-2). 28 
Chair Koppenheffer and Ms. Barkley abstained. 29 
 30 
3.   PUBLIC HEARING ITEMS 31 
 32 

A. Mark Franklin, 18 Cottage Circle (Tax map 87, lot 134), zoned R3: The applicant requests a 33 
Variance from Section 310.3, pursuant to Section 801.3 of the Zoning Ordinance, to allow the 34 
construction of a garage +/- 5 ft from the right-side property line where 15 ft is required. ZB2024-35 
19-VAR 36 
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Mark and Laurie Franklin appeared on behalf of the application.  When they purchased the house 1 
there appeared to be plenty of room for a garage.  When they surveyed the line, they discovered 2 
the property line was not in the middle of the wild bush area.  They need access to their vehicles 3 
without the danger of ice in winter.  The neighbors are satisfied that the new garage would not 4 
encroach on their property, and it would look fine from the road.  It is not a reasonable area for 5 
building on the neighbor’s property in the future.   6 
 7 
The garage would be at the end of the property.  There is no other place on the property to build 8 
the garage.  They currently park in the area where the garage would be built. 9 
 10 
Chair Koppenheffer Opened the Public Hearing and hearing no one, the Public Hearing 11 
was closed.   12 
 13 
The Board did not deliberate further.  14 
 15 
Vice Chair Katz MOVED on October 7th, 2024, at a duly-noticed meeting of the Lebanon 16 
Zoning Board of Adjustment, there appeared Mark and Laurie Franklin regarding 18 Cottage 17 
Circle (Tax Map 87, Lot 134). The applicant requests a Variance from Section 310.3, pursuant 18 
to Section 801.3 of the Zoning Ordinance, to allow the construction of a garage +/- 5 ft from 19 
the right-side property line where 15 ft is required. 20 
 21 
I. FINDINGS OF FACT 22 
 23 
Based on testimony given, application materials presented, and supporting documents submitted, 24 
the Lebanon Zoning Board of Adjustment makes the following findings of fact: 25 
 26 

1. The property is improved with a single-family home constructed in 1990. At 17,424 sq. ft., the lot 27 
is conforming to the 10,000 sq. ft. minimum lot size required for Class 1 lots in the R-3 District.  28 
 29 

2. The applicant proposes to construct a garage and breezeway addition to the existing single-family 30 
dwelling to be located +/- 5 feet from the right-side lot line where 15-feet is required. 31 

 32 
3. The applicant has submitted testimony addressing the section §801.2 Variance criteria in an 33 

application received by the Planning and Development Department on August 21st, 2024. 34 
 35 
 36 

4. To obtain the requested Variance from section §310.3, the applicant must demonstrate 37 
compliance with each of the five variance criteria as set forth in Section 801.2 and NH RSA 38 
674:33, I(b).  39 

 40 
5. Nobody from the public testified either for or against the relief. 41 

 42 
II. CONCLUSIONS OF LAW 43 
 44 
As a result of the above findings of fact and based on testimony given, application materials 45 
presented, and supporting documents submitted, the Board concludes the following with respect 46 
to the Variance criteria set forth in section §801.2 of the Zoning Ordinance  47 
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 1 

1. The variance will not be contrary to the public interest.  2 
 3 

2. The spirit of the ordinance is observed.  4 
 5 

3. Substantial justice is done.  6 
 7 

4. The values of surrounding properties are not diminished.  8 
 9 

5. Literal enforcement of the provisions of the ordinance would result in an unnecessary 10 
hardship. Owing to [the following] special conditions of the property that distinguish it 11 
from other properties in the area. 12 
i. There is no other logical place to put the garage except where it has been suggested, 13 

due to the location of the residential structure, the existence of a woodland buffer, 14 
existing water and other obstacle locations. 15 

 16 
6. There is not a fair and substantial relationship between the general public purposes of the 17 

ordinance provision and the specific application of that provision to the property. 18 
 19 

7. The proposed use is a reasonable one.  20 
 21 
III. DECISION 22 
 23 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 7th day of 24 
October, 2024, hereby GRANTS the Variance from Section 3010.3, pursuant to Section 801.2 25 
of the Zoning Ordinance to construct  a garage +/- 5 ft from the right-side property line where 15 26 
ft is required., as set forth above and per testimony, plans, and materials submitted, and per the 27 
following conditions:  28 
  29 

1. The applicant shall obtain a building permit.  30 
   31 

2. The project shall be completed substantially as proposed in the submitted documents.  32 
 33 
Seconded by Mr. McDonough. 34 
 35 
*The Vote on the Motion was (5-0). 36 
 37 

B. Brooks-Jackson Rev. Family Trust, 71 Water Street (Tax map 106, lot 97), zoned R2: The 38 
applicant requests a Variance from Section 309.3, pursuant to Section 801.2 of the Zoning 39 
Ordinance, to allow the construction of an exterior staircase to be built +/- 7.5 ft from the side 40 
property line where 15 ft is required. ZB2024-20-VAR 41 

 42 
David Brooks appeared on behalf of the application.  When they purchased the house in 2004 43 
there was an unfinished space above the kitchen and entryway.  They have since finished that 44 
space and have recently rented that area to traveling nurses.  They are proposing an exterior 45 
staircase for that second-floor area.  The lot is less than half the size of the minimum lot size for 46 
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that zone.  There is no conforming location where the staircase can be built.  There are many 1 
similar staircases in his neighborhood.   2 
 3 
Currently the house and the space share access through the same lower door.  The extra finished 4 
area is never going to have a complete kitchen.  It will never have a stove, or an oven and renters 5 
may continue to have access to the shared kitchen.  He believes the stairway is a secondary 6 
means of egress and would be an added convenience.  In the interior there is a single staircase up 7 
to the area that splits to the extra finished area and to the owners’ bedrooms.   8 
 9 
Chair Koppenheffer Opened the Public Hearing and hearing no one, the Public Hearing 10 
was closed.  11 
 12 
The Board did not deliberate further.  13 
  14 
Mr. McDonough MOVED on October 7th 2024, at a duly-noticed meeting of the Lebanon Zoning 15 
Board of Adjustment, there appeared David Brooks regarding 71 Water Street (Tax Map 106, Lot 97). 16 
The Applicants request a Variance from Section 309.3, pursuant to Section 801.2 of the Zoning 17 
Ordinance to allow the construction of an exterior staircase to be built +/- 7.5 ft from the side property 18 
line where 15 ft is required. 19 
 20 
I. FINDINGS OF FACT 21 
 22 
Based on testimony given, application materials presented, and supporting documents submitted, the 23 
Lebanon Zoning Board of Adjustment makes the following findings of fact: 24 
 25 

1. The property is improved with a single-family home constructed in 1900. At 4,791 sq. ft., the lot 26 
is non-conforming to the 10,000 sq. ft. minimum lot size required for Class 1 lots in the R-2 27 
District.  28 
 29 

2. The applicants propose constructing an exterior staircase that will be used to access living space 30 
within the 2nd story of the existing one-family dwelling. The staircase will be +/- 7.5 feet from the 31 
side property line shared with 51 Spring Street (map/lot 106-98) where 15 feet is required. 32 

 33 
3. The applicants have submitted testimony addressing the section §801.2 Variance criteria in an 34 

application received by the Planning and Development Department on September 9th, 2024. 35 
 36 

4. To obtain the requested Variance from section §309.3, the applicants must demonstrate 37 
compliance with each of the five variance criteria as set forth in Section 801.2 and NH RSA 38 
674:33, I(b).  39 

 40 
5. No one spoke in favor of or against the testimony or provided testimony indicating they were 41 

against it.  Also, there was no testimony regarding the reduction of property values in the 42 
neighborhood. 43 

 44 
II. CONCLUSIONS OF LAW 45 
 46 
As a result of the above findings of fact and based on testimony given, application materials presented, 47 
and supporting documents submitted, the Board concludes the following with respect to the Variance 48 
criteria set forth in section §801.2 of the Zoning Ordinance:   49 
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 1 

1. The variance will not be contrary to the public interest.  2 
 3 
2. The spirit of the ordinance is observed.  4 
 5 
3. Substantial justice is done.  6 
 7 
4. The values of surrounding properties are not diminished.  8 
 9 
5. Literal enforcement of the provisions of the ordinance would result in an unnecessary hardship. 10 

Owing to [the following] special conditions of the property that distinguish it from other 11 
properties in the area. 12 

 13 
i. The exterior access staircase can only be put in the location identified in the application.  14 

 15 
6. There is not a fair and substantial relationship between the general public purposes of the 16 

ordinance provision and the specific application of that provision to the property. 17 
 18 

7. The proposed use is a reasonable one.  19 
 20 
III. DECISION 21 
 22 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 7th day of October, 23 
2024, hereby GRANTS the Variance from Section 309.3, pursuant to Section 801.2 of the Zoning 24 
Ordinance to construct an exterior staircase +/- 7.5 ft from a side lot line where 15-feet is required, as set 25 
forth above and per testimony, plans, and materials submitted, and per the following conditions:  26 
  27 

1. The applicant shall obtain a building permit.  28 
 29 
Seconded by Vice Chair Katz.   30 
 31 
*The Vote on the Motion was (5-0). 32 
 33 
To preserve notice the Cicotte hearing needs to be opened tonight.  The applicant’s attorney is 34 
requesting to continue the hearing to the next Board meeting.  The City is acting under a court 35 
order to put this hearing on the agenda of the next meeting.  The appeal has been remanded back 36 
to the Board for further action.  All of the proceedings and certified documents from previous 37 
hearings have been provided to the Board in the packet. The applicants will be staring over with 38 
this hearing.  The Board is asking for additional direction from the City’s attorney regarding the 39 
Board’s next steps.  Staff will be drafting a memo based on the appeals of the applicant.   40 
 41 
If Attorney Decker is available, it could be useful for the Board to seek his advice during the 42 
hearing.  That could speed things up in the process.  The Board will make a final determination 43 
about how the attorney will be involved when all the briefs have been filed and are available to 44 
the Board.  The Attorney would sit with the Board.  In this situation, the Zoning Administrator is 45 
a party to the case and is being appealed.  He will be going without legal counsel.  46 
 47 

C. Cicotte Holdings, LLC, 51 Evans Dr (Tax Map 78, Lot 40), zoned RO-1: An appeal of the 48 
Zoning Official’s Notice of Violation and Administrative Decision pursuant to section §801.1 49 
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Administrative Appeals, that the property is not in the flood zone, that the parking area is 1 
grandfathered, and deadlines demanded by the City are unreasonable. ZB2023-11-AAD - 2 
Continued to the November 18, 2024 meeting per applicant request 3 

 4 
In accordance with the applicant’s request, Vice Chair Katz MOVED to continue this hearing 5 
until November 18, 2024.   6 
 7 
Seconded by Mr. McDonough. 8 
 9 
*The Vote on the Motion was (5-0). 10 
 11 
4. STAFF COMMENTS  12 
 13 
The members discussed the new format of the monthly packet provided for the Board meetings.  Staff 14 
are open to any recommendations that make the packet easier for the members to use.     15 
 16 
5. OTHER BUSINESS 17 
 18 

A. November meeting date reminder 19 
 20 
Due to election day and holiday, the next meeting will be held on November 18 at the usual 21 
time and location. 22 
 23 

B. XYZ Dairy Building Code Board of Appeals legal update 24 
 25 
At this time the Board does not have any additional role in the case.  26 
 27 
6. ADJOURNMENT  28 
 29 
Vice Chair Katz MOVED to adjourn the meeting at 7:37 PM. 30 
Seconded by Mr. McDonough.     31 
 32 
*The Vote on the Motion was (5-0). 33 
 34 
Respectfully submitted, 35 
Linda Billings, Recording Secretary 36 
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  CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
VARIANCE 

STAFF NARRATIVE 
Casey & Catharine Boardman – 0 Farnum Hill Road 

 

 
To:  Zoning Board of Adjustment 

Prepared By: Nathan Reichert, Director of Planning & Development and Zoning Administrator  

Date:  November 18, 2024 – Regular Meeting 

Application Number: ZB2024-21-VAR 
 
 
HEARING NOTICE: 
Casey & Catharine Boardman, 0 Farnum Hill Rd (Tax map 134, Lot 4), zoned RL-2: The applicants request 
a Variance from Section 313.3, pursuant to Section 801.2 of the Zoning Ordinance, to allow the demolition 
of an existing barn and construction of a 1-family dwelling with attached 4-car garage +/- 28 ft from the 
rear property line where 30 ft is required. The proposed new building will be built utilizing the existing front 
setback of the barn. ZB2024-21-VAR 
 
SITE DESCRIPTION / BACKGROUND: 
The subject property is improved with a 2,520 sq ft timber frame barn with attached 168 sq ft cinderblock 
milk shed and a 1,316 sq ft horse barn, per the City Assessor’s records, and is non-conforming to the RL—
2 zoning district, class 3 lot minimum size requirement of 3 acres with 0.7 acres and is not within any 
overlay district. There has been no previous ZBA action since 1995. 
 
PROPOSAL: 
The applicants propose to dismantle the 1,316 sq ft horse barn and relocate it to 20 Farnum Hill Rd, which 
they also own, and demolish the cinderblock milk shed. The timber frame barn will remain on the lot. They 
propose to build a new 928 sq ft 1-family dwelling with attached 1,376 sq ft 4-car garage where the horse 
barn is currently located. The new structure will be located +/- 28 ft from the rear property line shared with 
0 Slayton Hill Road (map/lot 134-3) and +/- 20 ft from the edge of the roadway at the front; the same 
distance as the current barn.  
 
ZONING ORDINANCE REQUIREMENTS - VARIANCE: 
To obtain the requested Variance from Section §313.3, the applicant must demonstrate compliance with 
each of the five Variance Criteria as set forth in Section §801.2 of the Zoning Ordinance and NH RSA 
674:33, I(b). The five criteria are state in the bold text below, followed by general staff commentary on the 
meaning and intent of each. 
 

1. Will the variance be contrary to the public interest? According to the Board of Adjustment in 
NH, 2012 Edition, for a variance to be contrary to the public interest, it must unduly and to a marked 
degree violate the basic zoning objectives of the zoning ordinance. To determine this, does the 
variance alter the essential character of the neighborhood or threaten the health, safety, or general 
welfare of the public? 

 
2. Will the spirit of the ordinance be observed? According to the Board of Adjustment in NH, 2012 

Edition, in deciding whether or not a variance will violate the spirit and intent of the ordinance, the 
Board must determine the legal purpose the ordinance serves and the reason it was enacted. The 
effect of the variance should be evaluated in light of the goals of the Ordinance, which might begin 
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 STAFF NARRATIVE  
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 _______________________________ 
 

 
 

or end with a review of the master plan upon which the ordinance is based. 
3. Is substantial justice done? According to the Board of Adjustment in NH, 2012 Edition, Board 

members must determine each case individually. They suggest that perhaps 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. 

 
4. Are values of surrounding properties diminished? According to the Board of Adjustment in NH, 

2012 Edition, if there is conflicting evidence (dueling experts) then it is the Board’s job to sift through 
such testimony and other evidence to make a finding as to whether there will be a decrease in 
property values. Board members may also draw upon their own knowledge of the area in reaching 
a decision on this standard. It is the applicant’s burden to convince the Board that it is more likely 
than not that the project will not decrease values. 

 
5. Would literal enforcement of the provisions of the ordinance result in an unnecessary 

hardship?  
 

a) Special Conditions: According to the Board of Adjustment in NH, 2012 Edition, Zoning 
imposes some hardship on all property owners by setting lot dimensions, allowable uses 
and other restrictions. Typically, the restrictions on one parcel are balanced by similar 
restrictions on other parcels in the same zone. When the hardship so imposed is shared 
equally by all property owners, no grounds for a variance exist. Only when some 
characteristic of the particular land in question makes it different from others can 
unnecessary hardship be claimed. Even within the same community, different results may 
be reached with just slightly different fact patterns. 

 
b) Fair and Substantial Relationship: Part of this standard includes whether or not a fair and 

substantial relationship exists between the general public purpose of the ordinance 
provisions and the specific application of that provision to the property. Is the restriction on 
the property necessary in order to give full effect to the purpose of the ordinance, or can 
relief be granted to this property without frustrating the purpose of the ordinance? Once the 
purpose of the provision has been established, the property owner needs to establish that, 
because of the special conditions of the property, application of the ordinance provision to 
their property would not advance the purposes of the ordinance provision in any “fair and 
substantial” way. 

 
c) Reasonable Use: Is the proposed use a reasonable one? All applicants believe their 

proposed use is a reasonable one. The applicant must establish that, in light of the special 
conditions of the property, as identified above, the proposed use is a reasonable one. 

 
STAFF COMMENTS: 
The applicant owns tax map/lot 134-4, which is the subject of this application, and tax map/lot 134-5 
which is directly across Farnum Hill Road. It appears that this is actually a single tract of land that many 
years ago was incorrectly given separate tax map/lot numbers by the City’s Assessing Dept. As such, a 
front property line, as it relates to Farnum Hill Road, does not exist. It is unclear to Planning staff where 
exactly the City’s roadway right-of-way is located.  
 
Given the concerns with the deed and the separate property cards staff has worked with the applicant to 
bring forward an application for an ADU at this time. Future steps will need to be taken to resolve the 
underlying concerns with the Deed and separate Assessor Card / Property tax bills describing the 
property. As this property and the road, formally a part of the “Kings Highway” that has a proscriptive 
easement rather than a deed simple form of ownership, likely pre-dates Statehood and Nationhood 
resolving the complex title and lot line concerns will take various steps. A Planning Board application for 
a subdivision of the property will need to be made based upon a survey and lot lay out being performed 
by a Land Surveyor.  

Page 10 of 108



 STAFF NARRATIVE  
Page 3 of 3 

 _______________________________ 
 

 
 

It is within the Zoning Board’s prevue to require that the land subdivision and lot lines be defined prior to 
considering a variance application. Traditionally land surveys are not a pre-requisite of consideration by 
the Zoning Board. Given this tradition by the Zoning Board, the Board may wish to consider the requiring 
a survey or not as a need for their deliberations in this case.  
 
The Board may also wish to consider a condition of approval that a Land survey and Planning Board 
subdivision approval is required.  
 
Staff is comfortable with moving forward with the application as an ADU application at this time affording 
the Applicant time to resolve the contradiction between the Assessor’s Records and the underlying deed. 
The examination of the underlying deeds in this neighborhood needs to be completed by a Professional 
Land Surveyor (PLS) and applicable Legal Counsel in creating a deed that reflects the actual ownership 
of the land. The Assessor and the Zoning Official briefly reviewed the deeds and found contradictions 
within the deeds. As such an unclear title needs to be rectified.  
 
Should the applicant need additional relief after a clarification of title is made the Zoning Board would be 
able to grant an Equitable Waiver for the “Front Yard Setback” of the possible ADU. At this time, that 
relief is not necessary as the lot appears to be under one deed and therefore there is not “front yard” 
adjacent to the road.   
 
The Board may wish to add a condition that prior to application for a building permit the Applicant obtain 
an E911 address from Mark Goodwin the City’s E911 coordinator.   
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CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
VARIANCE 

Draft Motion 
Casey & Catharine Boardman – 0 Farnum Hill Road 

______________________________________________________________________________ 
DRAFT MOTION for: 

Agenda Item 3.A 
Case ZB2024-21-VAR 
Request for Variance from Section §313.3 

 
Motion made by: __________________________ 
 
On November 18th 2024, at a duly-noticed meeting of the Lebanon Zoning Board of Adjustment, 
there appeared __________________________ regarding 0 Farnum Hill Road (Tax Map 134, 
Lot 4). The Applicants request a Variance from Section 313.3, pursuant to Section 801.2 of the 
Zoning Ordinance to allow the demolition of an existing barn and construction of a 1-family 
dwelling with attached 4-car garage +/- 28 ft from the rear property line where 30 ft is required. 
The proposed new building will be built utilizing the existing front setback of the barn. 
 
I. FINDINGS OF FACT 

Based on testimony given, application materials presented, and supporting documents submitted, 
the Lebanon Zoning Board of Adjustment makes the following findings of fact: 
 

1. The property is improved with a 2,520 sq ft timber frame barn with attached 168 sq ft 
cinderblock milk shed and a 1,316 sq ft  horse barn, per the City Assessor’s records, and 
is non-conforming to the RL—2 zoning district, class 3 lot minimum size requirement of 3 
acres with 0.7 acres. 
 

2. The applicants propose to dismantle the 1,316 sq ft horse barn and relocate it to 20 
Farnum Hill Rd, which they also own, and demolish the cinderblock milk shed. The timber 
frame barn will remain on the lot. They propose to build a new 928 sq ft 1-family dwelling 
with attached 1,376 sq ft 4-car garage where the horse barn is currently located. The new 
structure will be located +/- 28 ft from the rear property line shared with 0 Slayton Hill Road 
(map/lot 134-3) and +/- 20 ft from the edge of the roadway at the front, the same distance 
as the current barn.  

 
3. The applicants have submitted testimony addressing the section §801.2 Variance criteria 

in an application received by the Planning and Development Department on September 
18th, 2024. 
 

4. To obtain the requested Variance from section §313.3, the applicants must demonstrate 
compliance with each of the five variance criteria as set forth in Section 801.2 and NH 
RSA 674:33, I(b).  

 

5. ______________________________________________________________________

______________________________________________________________________ 
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6. ______________________________________________________________________

______________________________________________________________________ 

 
 
II. CONCLUSIONS OF LAW 

As a result of the above findings of fact and based on testimony given, application materials 
presented, and supporting documents submitted, the Board concludes the following with respect 
to the Variance criteria set forth in section §801.2 of the Zoning Ordinance:   
 

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

___________________________________________________________________________ 

___________________________________________________________________________ 

 

2. The spirit of the ordinance is / is not observed.  

___________________________________________________________________________ 

___________________________________________________________________________ 

 

3. Substantial justice is / is not done.  

___________________________________________________________________________ 

___________________________________________________________________________ 

 

4. The values of surrounding properties are not / are diminished.  
 

___________________________________________________________________________ 

___________________________________________________________________________ 

 

5. Literal enforcement of the provisions of the ordinance would / would not result in an 
unnecessary hardship. Owing to [the following] special conditions of the property that 
distinguish it from other properties in the area. 

___________________________________________________________________________ 
 

___________________________________________________________________________ 
 
 

6. There is not / is a fair and substantial relationship between the general public purposes 
of the ordinance provision and the specific application of that provision to the property. 
 

___________________________________________________________________________ 
 

___________________________________________________________________________ 
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7. The proposed use is / is not a reasonable one.  
___________________________________________________________________________ 

 
___________________________________________________________________________ 

 
III. DECISION 
 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 18th day of 
November, 2024, hereby GRANTS / DENIES the Variance from Section 313.3, pursuant to 
Section 801.2 of the Zoning Ordinance to demolish an existing barn and construction of a 1-family 
dwelling with attached 4-car garage +/- 28 ft from the rear property line where 30 ft is required. 
The proposed new building will be built utilizing the existing front setback of the barn as set forth 
above and per testimony, plans, and materials submitted, and per the following conditions:  
  

1. The applicant shall obtain a building permit.  
   

2. ______________________________________________________________________

______________________________________________________________________ 

3. ______________________________________________________________________

______________________________________________________________________ 

 

Motion seconded by: ________________________ 

 

Vote: ____________________________________ 
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  CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
VARIANCE 

STAFF NARRATIVE 
William & Deborah Rafter – 12 Union Street 

 

 
To:  Zoning Board of Adjustment 

Prepared By: Nathan Reichert, Director of Planning & Development and Zoning Administrator  

Date:  November 18, 2024 – Regular Meeting 

Application Number: ZB2024-22-VAR 
 
 
HEARING NOTICE: 
William & Deborah Rafter, 12 Union St, (Tax map 92, Lot 194), zoned R-2: The applicants request 4 
Variances from Section 309.3, pursuant to Section 801.2 of the Zoning Ordinance, to allow the construction 
of 1) a 160 sq ft shed +/- 5 ft from the right-side property line where 15 ft is required, 2) a 180 sq ft shed 
+/- 6 ft from the left-side property line where 15 ft is required, 3) both sheds will be located +/- 5 ft from the 
rear property line where 20 ft is required, 4) to allow 25.2% building coverage on the lot where 25% is the 
maximum.   ZB2024-22-VAR 
 
SITE DESCRIPTION / BACKGROUND: 
The subject property is improved with a dimensionally non-conforming one-family dwelling constructed in 
1860, per the City Assessor’s records, and is non-conforming to the R2 zoning district, Class 1 lot minimum 
size requirement of 10,000 sq ft with +/- 7,405 sq ft and is not within any overlay district. In 1998 a Special 
Exception was granted to expand non-conforming portions of the dwelling and in 2019 a Variance was 
granted to build a carport +/- 9 ft from the side lot line shared with 8 Union Street.  
 
PROPOSAL: 
The applicant proposes to construct two new sheds in the backyard; a 160 sq ft shed for use as a hobby 
shop space that will be placed +/- 5 ft from the right-side property line shared with 14 Union St. and a 180 
sq ft shed for use as a storage, project, and hang-out space that will be placed +/- 6 ft from the left-side 
property line shared with 8 Union St. Both sheds will be placed +/- 5 ft from the rear property line shared 
with 37 Elm St. The addition of the 2 proposed sheds will increase the building coverage on the lot to 
25.2%; 0.2% beyond the maximum allowed. 
 
ZONING ORDINANCE REQUIREMENTS - VARIANCE: 
To obtain the requested Variance from Section §309.3, the applicant must demonstrate compliance with 
each of the five Variance Criteria as set forth in Section §801.2 of the Zoning Ordinance and NH RSA 
674:33, I(b). The five criteria are state in the bold text below, followed by general staff commentary on the 
meaning and intent of each. 
 

1. Will the variance be contrary to the public interest? According to the Board of Adjustment in 
NH, 2012 Edition, for a variance to be contrary to the public interest, it must unduly and to a marked 
degree violate the basic zoning objectives of the zoning ordinance. To determine this, does the 
variance alter the essential character of the neighborhood or threaten the health, safety, or general 
welfare of the public? 

 
2. Will the spirit of the ordinance be observed? According to the Board of Adjustment in NH, 2012 

Edition, in deciding whether or not a variance will violate the spirit and intent of the ordinance, the 
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 _______________________________ 
 

 
 

Board must determine the legal purpose the ordinance serves and the reason it was enacted. The 
effect of the variance should be evaluated in light of the goals of the Ordinance, which might begin 
or end with a review of the master plan upon which the ordinance is based. 

3. Is substantial justice done? According to the Board of Adjustment in NH, 2012 Edition, Board 
members must determine each case individually. They suggest that perhaps 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. 

 
4. Are values of surrounding properties diminished? According to the Board of Adjustment in NH, 

2012 Edition, if there is conflicting evidence (dueling experts) then it is the Board’s job to sift through 
such testimony and other evidence to make a finding as to whether there will be a decrease in 
property values. Board members may also draw upon their own knowledge of the area in reaching 
a decision on this standard. It is the applicant’s burden to convince the Board that it is more likely 
than not that the project will not decrease values. 

 
5. Would literal enforcement of the provisions of the ordinance result in an unnecessary 

hardship?  
 

a) Special Conditions: According to the Board of Adjustment in NH, 2012 Edition, Zoning 
imposes some hardship on all property owners by setting lot dimensions, allowable uses 
and other restrictions. Typically, the restrictions on one parcel are balanced by similar 
restrictions on other parcels in the same zone. When the hardship so imposed is shared 
equally by all property owners, no grounds for a variance exist. Only when some 
characteristic of the particular land in question makes it different from others can 
unnecessary hardship be claimed. Even within the same community, different results may 
be reached with just slightly different fact patterns. 

 
b) Fair and Substantial Relationship: Part of this standard includes whether or not a fair and 

substantial relationship exists between the general public purpose of the ordinance 
provisions and the specific application of that provision to the property. Is the restriction on 
the property necessary in order to give full effect to the purpose of the ordinance, or can 
relief be granted to this property without frustrating the purpose of the ordinance? Once the 
purpose of the provision has been established, the property owner needs to establish that, 
because of the special conditions of the property, application of the ordinance provision to 
their property would not advance the purposes of the ordinance provision in any “fair and 
substantial” way. 

 
c) Reasonable Use: Is the proposed use a reasonable one? All applicants believe their 

proposed use is a reasonable one. The applicant must establish that, in light of the special 
conditions of the property, as identified above, the proposed use is a reasonable one. 

 
STAFF COMMENTS: 
The applicant states there were 2 existing sheds totaling 218.5 sq ft; both appear to have been placed on 
the property without receiving a permit. The applicant subsequently states that both sheds have been 
recently demolished; also, without receiving a permit. The Planning Dept. cannot confirm the exact size or 
placement of the sheds, other than the property record card’s statement that a 96 sq ft shed exists on the 
property. 
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CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
VARIANCE 

Draft Motion 
William & Deborah Rafter – 12 Union Street 

______________________________________________________________________________ 
DRAFT MOTION for: 

Agenda Item 3.B 
Case ZB2024-22-VAR 
Request for 4 Variances from Section §309.3 

 
Motion made by: __________________________ 
 
On November 18th 2024, at a duly-noticed meeting of the Lebanon Zoning Board of Adjustment, 
there appeared __________________________ regarding 12 Union Street (Tax Map 92, Lot 
194). The Applicants request a Variance from Section 309.3, pursuant to Section 801.2 of the 
Zoning Ordinance to allow the construction of 1) a 160 sq ft shed +/- 5 ft from the right-side 
property line where 15 ft is required, 2) a 180 sq ft shed +/- 6 ft from the left-side property line 
where 15 ft is required, 3) both sheds will be located +/- 5 ft from the rear property line where 20 
ft is required, 4) to allow 25.2% building coverage on the lot where 25% is the maximum. 
 
I. FINDINGS OF FACT 

Based on testimony given, application materials presented, and supporting documents submitted, 
the Lebanon Zoning Board of Adjustment makes the following findings of fact: 
 

1. The property is improved with a dimensionally non-conforming one-family dwelling 
constructed in 1860, per the City Assessor’s records, and is non-conforming to the R2 
zoning district, Class 1 lot minimum size requirement of 10,000 sq ft with +/- 7,405 sq ft. 
 

2. A Special Exception was granted in 1998 to expand non-conforming portions of the 
dwelling. 

 
3. A Variance was granted in 2019 to build a carport +/- 9 ft from the side lot line shared with 

8 Union Street. 
 

4. The applicants propose to construct two new sheds in the backyard; a 160 sq ft shed for 
use as a hobby shop space that will be placed +/- 5 ft from the right-side property line 
shared with 14 Union St. and a 180 sq ft shed for use as a storage, project, and hang-out 
space that will be placed +/- 6 ft from the left-side property line shared with 8 Union St. 
Both sheds will be placed +/- 5 ft from the rear property line shared with 37 Elm St. The 
addition of the 2 proposed sheds will increase the building coverage on the lot to 25.2%; 
0.2% beyond the maximum allowed.  
 

5. The property currently has 24% building coverage, the addition of the 2 proposed shed 
would increase building coverage to +/- 25.2%. 

 
6. The applicants have submitted testimony addressing the section §801.2 Variance criteria 

in an application received by the Planning and Development Department on October 2nd, 
2024. 
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7. To obtain the requested Variances from section §309.3, the applicants must demonstrate 

compliance with each of the five variance criteria as set forth in Section 801.2 and NH 
RSA 674:33, I(b).  

 

8. ______________________________________________________________________

______________________________________________________________________ 

 

9. ______________________________________________________________________

______________________________________________________________________ 

 
 
II. CONCLUSIONS OF LAW 

As a result of the above findings of fact and based on testimony given, application materials 
presented, and supporting documents submitted, the Board concludes the following with respect 
to the Variance criteria set forth in section §801.2 of the Zoning Ordinance:   
 

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

___________________________________________________________________________ 

___________________________________________________________________________ 

 

2. The spirit of the ordinance is / is not observed.  

___________________________________________________________________________ 

___________________________________________________________________________ 

 

3. Substantial justice is / is not done.  

___________________________________________________________________________ 

___________________________________________________________________________ 

 

4. The values of surrounding properties are not / are diminished.  
 

___________________________________________________________________________ 

___________________________________________________________________________ 

 

5. Literal enforcement of the provisions of the ordinance would / would not result in an 
unnecessary hardship. Owing to [the following] special conditions of the property that 
distinguish it from other properties in the area. 

___________________________________________________________________________ 
 

___________________________________________________________________________ 
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6. There is not / is a fair and substantial relationship between the general public purposes 
of the ordinance provision and the specific application of that provision to the property. 
 

___________________________________________________________________________ 
 

___________________________________________________________________________ 
 
 

7. The proposed use is / is not a reasonable one.  
___________________________________________________________________________ 

 
___________________________________________________________________________ 

 
III. DECISION 
 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 18th day of 
November, 2024, hereby GRANTS / DENIES the Variance from Section 309.3, pursuant to 
Section 801.2 of the Zoning Ordinance to construct 1) a 160 sq ft shed +/- 5 ft from the right-side 
property line where 15 ft is required, 2) a 180 sq ft shed +/- 6 ft from the left-side property line 
where 15 ft is required, 3) both sheds will be located +/- 5 ft from the rear property line where 20 
ft is required, 4) to allow 25.2% building coverage on the lot where 25% is the maximum, as set 
forth above and per testimony, plans, and materials submitted, and per the following conditions:  
  

1. The applicant shall obtain a building permit.  
   

2. ______________________________________________________________________

______________________________________________________________________ 

3. ______________________________________________________________________

______________________________________________________________________ 

 

Motion seconded by: ________________________ 

 

Vote: ____________________________________ 
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  CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
SPECIAL EXCEPTION 
STAFF NARRATIVE 

Lisa Dupont– 53 Cottage Circle 
 

 
To:  Zoning Board of Adjustment 

Prepared By: Nathan Reichert, Director of Planning & Development and Zoning Administrator  

Date:  November 18, 2024 – Regular Meeting 

Application Number: ZB2024-23-SE 
 
 
HEARING NOTICE: 
Lisa Dupont, 53 Cottage Cir (Tax Map 87, Lot 121), zoned R-3: The applicant requests a Special Exception 
from Section 610.H, pursuant to Section 801.3 of the Zoning Ordinance, to locate an additional entrance 
door that will serve an ADU at the front of the building where only side or rear entrance doors are allowed.  
ZB2024-23-SE 
 
SITE DESCRIPTION / BACKGROUND: 
The subject property is improved with a dimensionally conforming one-family dwelling constructed in 1997, 
per the City Assessor’s records, and is conforming to the R3 zoning district, Class 1 lot minimum size 
requirement of 10,000 sq ft with +/- 21,344 sq ft and is not within any overlay district. There has been no 
previous ZBA action since 1995.  
 
PROPOSAL: 
The applicant proposes to construct a new 24 ft x 30 ft (720 sq ft) 2-car garage with an ADU above, at the 
left side of the existing home. The ADU entrance will be located at the front of the building in order to 
accommodate an interior stairway and access to the garage from within both the ADU and primary dwelling.  
 
ZONING ORDINANCE REQUIREMENTS – SECTION 610 ADUs: 
Accessory dwelling units are intended as an option for homeowners to offer separate and independent 
living space for their extended families, or to offer small dwelling units as rentals to offset the expense of 
maintaining the dwelling.  
 
An accessory dwelling unit shall comply with the following criteria: 
 
H: Any necessary additional entrances or exits to the principal building, to serve the ADU, shall be located 
to the side or rear of the building. All new or altered structures, intended to be used as an ADU, must be 
located behind the front building line of the existing principal building except by special exception if the 
Zoning Board finds that the placement of the ADU on the lot will not adversely affect the character of the 
neighborhood; traffic on roads and highways; safety of pedestrians, and will not create a hazard or 
nuisance to abutting property owners. 
 
ZONING ORDINANCE REQUIREMENTS – SPECIAL EXCEPTION: 
To hear and decide special exceptions to the terms of this Ordinance upon matters which the Board is 
required to pass under this Ordinance. In passing upon any application for a special exception, the Board 
shall make each of the following findings: 
 
1. That the special exception is specifically authorized by a provision of this Ordinance.  
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 _______________________________ 
 

 
 

 
2. That all special conditions required of the special exception have been met.  
 
3. That there are no existing violations of this Ordinance on the property that the granting of this special 
exception would not remedy.  
 
4. That the character of the area shall not be adversely affected.  
 
5. That no hazard or nuisance will be created.  
 
6. That the capacity of existing or planned community facilities and services (including streets and 
highways) will not be adversely impacted.  
 
7. That granting the special exception will not result in undue municipal expense.  
 
8. That the proposed special exception will be developed in a manner compatible with the spirit and intent 
of the Ordinance.  
 
9. That the general welfare of the City will be protected.  
 
STAFF COMMENTS: 
The orientation of the existing home coupled with the sloping nature of the lot make it nearly impossible to 
orient the ADU’s principal entrance in a location other than as the applicant has proposed. It is likely that 
if the applicant were adding only a garage that the door would be placed in the same location as it’s 
proposed placement is logical when the existing entrance(s) to the home are considered.  
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q̂gxlinyzìl_jgb_{|ae}~��s��oe}~��s�v���	"������&������������
���"� %������
��� $�������� ����������../ �*9�./OO- 
�� 
��L29 L:*727)9 
�� �G0[ GOO0�07([ ��� �� � � �!� 
��
Page 76 of 108



���������	
����
 	��	����� ���	����	
����
 	����������������� 	���� ���
����������� ������������������ � !�"�#!�������� � !�"�#�����	$��	����� %�"������	��� %�%&'(	)�(�*��� 	)$	)�+� 	 ,-.-/0
,1/0	23-23-	450- 6�6�7-389:;<:5/ =%�	��)		>5/- 
?@-:.AB59A550 
CDE<	,1/0	D;;9 %�41<-.59F

,1/0	,:/-	G1EH1<:5/I:J-	KD89-3L �MNOP95/<1.-7-;<AD33-33-0	G1EH- QONRS��D;;91:3-0	G1EH- QONRS�� ,-.-/0

TU<91	P-1<H9-3 TU<91	P-1<H9-3%�	����	*��	�����	��������,1/0
VH<BH:E0:/.3 VH<BH:E0:/.3%�	����	*��	=��&���(��
�G1EH1<:5/	W:3<59F D;;91:31EG1EH1<:5/	X-19 YZ;95[-Z-/<3 ,1/0 \5<1ES�S? Q6OSRS�� QONRS�� QS]̂RN��S�SS Q6OSRS�� QONRS�� QS]̂RN��S�S6 Q6̂ R̂O�� Q̂?RC�� QS?�RN��D33-33Z-/<G1EH1<:5/	X-19 YZ;95[-Z-/<3 ,1/0 \5<1E

Page 77 of 108



����������	
	���
���������������	��
������������	���
���
������
���� �� ����� � ����� ��!"�������� �� ����� � ����� ��!"�������� ��""� �� �"��#�� ��������

Page 78 of 108



Cottage 3

04/03/2021 Page 79 of 108



Cottage 2

04/03/2021 Page 80 of 108



Cottage 3

04/03/2021 Page 81 of 108



11/15/24, 12:03 PM 52 Cottage Cir - Google Maps

https://www.google.com/maps/@43.6425328,-72.3004112,3a,75y,120.43h,75.87t/data=!3m7!1e1!3m5!1sMqPRoCwGZBj3f6gv2Uemlg!2e0!6shttps:%2F%2Fstreetviewpixels-pa.googleapis.com%2Fv1%… 2/3Page 82 of 108



 
 

 

  

CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

 
 

ZONING BOARD OF ADJUSTMENT 
SPECIAL EXCEPTION 

Draft Motion 
Lisa Dupont - 53 Cottage Circle  

______________________________________________________________________________ 
 
DRAFT MOTION for: 

Agenda Item: 3.C 
Case:  ZB2024-23-SE 
Request for Special Exception per Section §801.3  
 
Motion made by: _______________________  

 
On November 18th 2024, at a duly-noticed meeting of the Lebanon Zoning Board of Adjustment, 
there appeared ____________________ regarding 53 Cottage Circle (Tax Map 87, Lot 121). The 
Applicant requests a Special Exception per Section §801.3 of the Zoning Ordinance to  locate an 
additional entrance door that will serve an ADU at the front of the building where only side or rear 
entrance doors are allowed. 
 
I. FINDINGS OF FACT 
 
Based on testimony given, application materials presented, and supporting documents submitted, 
the Lebanon Zoning Board of Adjustment makes the following findings of fact: 
 

1. The subject property is improved with a one-family dwelling constructed in 1997. The lot 
contains a dimensionally conforming primary residence. 
 

2. As described in the application by the applicant, the applicant proposes to add a garage 
and construct an ADU. The addition will be oriented in such a way that the proposed 
principal entrance to the ADU must be located at the front of the building. 

 
3. Any necessary additional entrances or exits to the principal building, to serve the ADU, 

shall be located to the side or rear of the building Pursuant to section §610.H of the Zoning 
Ordinance.  

 
4. In order to grant a Special Exception for the proposed additional front-side entrance, the 

Board must determine that the placement of the ADU on the lot will not adversely affect 
the character of the neighborhood; traffic on roads and highways; safety of pedestrians, 
and will not create a hazard or nuisance to abutting property owners, as set forth in Section 
§610.H of the Zoning Ordinance.  
 
 

5. The applicant has submitted testimony addressing Section §801.3 criteria in an application 
received by the Planning and Development Department on October 11, 2024. 

 
6. There are no known existing zoning violations on the property.  
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7. ______________________________________________________________________

______________________________________________________________________ 

 
8. ______________________________________________________________________

______________________________________________________________________ 

 
II. CONCLUSIONS OF LAW 
 
As a result of the above findings of fact and based on testimony given, application materials 
presented, and supporting documents submitted, the Board concludes the following with respect 
to the Special Exception criteria set forth in §610.H and §801.3 of the Zoning Ordinance:   
 

1. The Special Exception is specifically authorized by Section §610.H and Section §801.3 of 
the Zoning Ordinance.  
 

2. The following criteria of Section §803.1 have been / have not been  met:  
 

a. The reasonable use of abutting properties shall not be adversely affected by the 
proposed expansion. 
_____________________________________________________________ 

 
_____________________________________________________________ 
 

b. The proposed expansion shall not render the lot size proportionately less 
adequate, i.e. any aspect of the building or structure that is currently 
nonconforming cannot be made more nonconforming in the absence of a variance. 
_____________________________________________________________ 

 
_____________________________________________________________ 
 

3. There are no / are existing violations of the Zoning Ordinance on the property that the 
granting of the Special Exception would not remedy.  
_____________________________________________________________ 

 
4. The character of the area will not / will be adversely affected.  

 
_____________________________________________________________ 

 

5. No / A hazard or nuisance will be created.  

 
_____________________________________________________________ 

 

6. The capacity of existing or planned community facilities and services (including streets 
and highways) will not / will be adversely impacted.  

 
_____________________________________________________________ 

7. The granting of the Special Exception will not / will result in undue municipal expense.  
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_____________________________________________________________ 

 

8. The proposed Special Exception will / will not be developed in a manner compatible with 
the spirit and intent of the ordinance.  

 
_____________________________________________________________ 

 

9. The general welfare of the City will / will not be protected.  
 

_____________________________________________________________ 
 
III. DECISION 
 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 18th day of 
November, 2024, hereby GRANTS / DENIES the requested Special Exception pursuant to 
Section §610.H and §801.3 of the Zoning Ordinance to permit to an additional entrance door that 
will serve an ADU at the front of the building where only side or rear entrance doors are allowed 
at 53 Cottage Circle, as set forth above and per testimony, plans, and materials submitted, and 
per the following conditions:   
 

1. The applicant shall obtain a building permit, and shall comply with all applicable local, 
state, and federal regulations in the construction of the proposed addition.   
   
 

2. Prior to the issuance of a Building Permit, the Applicant shall obtain applicable City of 
Lebanon Sewer Use Permit and Water Service Permits from the Lebanon Department of 
Public Works.    

 

3. ______________________________________________________________________

______________________________________________________________________ 

 

4. ______________________________________________________________________

______________________________________________________________________ 

 

 

 

Motion seconded by: ________________________ 

 

Vote: ____________________________________ 
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 CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

 
MEMORANDUM 

 
 
TO:  Lebanon Zoning Board of Adjustment   
 
FROM: Planning and Development Department Staff 
 
RE: 2024-2025 Proposed Zoning Amendments  
 
DATE:  November 12, 2024 
 
 
Honorable Chair and ZBA Members, 
 
The Planning and Development Department has prepared draft amendments to the Zoning 
Ordinance for consideration by the Zoning Board of Adjustment.  
 
It is staff’s practice to present a set of proposed zoning amendments to the ZBA each fall for 
review and consideration. Presenting in the fall allows the amendments to move through the 
required review process in time for placement on the ballot the following March, when necessary.  
 
The current set of proposed amendments are summarized below and are highlighted in the 
attached redlined excerpt of the Zoning Ordinance. The new or revised text is blue and underlined.  
The text to be deleted is shown as red with a strike-out.  
 
The draft amendments will be sent to the City’s legal counsel and land use boards for further 
review. Once the review process is complete, the amendments will be scheduled for a public 
hearing before the City Council in early January 2025. Given the complexity of the amendments, 
the planning staff intends to schedule several public meetings throughout the fall dedicated to 
public education and engagement. Events will be held at the City Hall, DHMC, and Kilton Library.  
 
The amendments that are proposed this year originate from four sources:  

1. Zoning Amendments generated by the Pattern Zones Study.  
2. Staff proposed technical amendments. 

 
 
OVERVIEW OF AMENDMENTS 
 

A. Pattern Zones Study  
The Pattern Zones Study which utilized InvestNH Planning Grant funding was 
commissioned to analyze the possibility of architecturally designed, pre-approved, infill 
housing development within downtown West Lebanon and Lebanon. The Consultant 
reported recommendations to the City Council in September. The reporting meeting 
was conducted with the majority of the Planning Board members present. Following 
the City Council discussion, the Planning Board reviewed and discussed the 
recommendations of the Pattern Zones Study at two subsequent meetings. Based 
upon feedback generated at both the September City Council meeting and the 
Planning Board discussions, staff has provided a written draft for the Council’s 
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consideration. The over lay district map and text amendment can be found beginning 
on page 7 of this memo. 

 
 
The Pattern Zones Study includes three primary areas of focus:  

1. Creation of a Pattern Zones Overlay District to promote infill housing 
development within the study area.  

2. A Preapproved Architecturally Designed Pattern Book, consisting of 15-25 
house designs that can be accessed free of charge to those seeking to build a 
new house in the study area. The Pattern Book will be contracted for three 
years with Pattern Zones Co. and will be accessible online. The final stages of 
its approval are currently under development.  

3. A sensitivity analysis, provided at the City Council meeting in September, 
analyzed housing market trends, zoning codes and the current neighborhood 
configuration to match housing opportunity with regulatory structure. The 
Zoning recommendations are based upon the sensitivity analysis. 

 
 

B. Staff Technical Amendments      
 
1. Recovery Houses 

• Lebanon currently lacks a use code and definition for a recovery house. Staff 
is working with Lynn Goodwin – Lebanon Human Services Director, the New 
Hampshire Coalition of Recovery Houses, and Leigh Hays – Chief Building 
Official and Health Officer to cooperatively regulate the use. Creating the 
recovery house definition and use code will help protect the City and its 
neighborhoods and allow a much-needed service to be established under 
appropriate regulation.  

• The State Legislature along with the State Fire Marshal, NHCORR and NH 
Building Officials have established a process to define a recovery house within 
the State Fire and Building Codes. The same definition from state law is 
proposed to be used as the definition for the Lebanon Zoning Ordinance. By 
employing the state definition, we synchronize with the state permitting 
requirements. The applicable RSA is attached for reference.   

• There have been incidents of illicit non-accredited and unpermitted “sober 
house” or “recovery house” operations adversely impacting neighborhoods and 
putting people at risk. Cities that do not define a recovery house use have been 
the subject of litigation, with false claims about discrimination leading to 
damages. The City of Lebanon currently does not have a definition, nor a use 
code. Thus, the City is vulnerable to unfounded litigation and disrupted 
neighborhoods at the hands of unscrupulous operators preying on those in 
need of recovery and support.  
 

2. Medical Center Two (MC2) 
• It is proposed to create a Medical Center 2 (MC2) zoning district and 

corresponding map amendment including the following properties: 
o Tax Map 90 Lot 59 – 10 Alice Peck Day Drive 
o Tax Map 76 Lot 4 – 23 Alice Peck Day Drive 
o Tax Map 76 Lot 6 - 0 Young Street 
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o Tax Map 76 Lot 7 – 0 Hough Street  

• The campus of Alice Peck Day Memorial Hospital is currently zoned 
Residential-Three (R-3). The R-3 zoning district greatly limits the ability for the 
campus to maintain a thriving modern day medical campus with all the 
amenities and services needed to serve the Lebanon community.  

• Like the Medical Center (MC) zoning district that covers the DHMC 
neighborhood, it is recommended that the Medical Center 2 (MC2) zoning 
district be created, and the zoning map changed to rezone the APD campus. 
Establishing the proposed zoning district will allow for an orderly development 
of the campus that better serves the needs of the community.  

• Currently, a housing project on campus that will serve APD employees is being 
contemplated. Establishing the MC2 district will streamline APD’s permitting 
process as they potentially develop much needed housing on campus to serve 
their employees.  
 

3. Miscellaneous minor amendments: 
• Section 201 (“Yard Requirements”) – to allow stairs and stairwells in 

additional to architectural details to project up to 2 ft. into minimum required 
yards. See p. 1 of redline. 

• Section 212 (“Anti-Nuisance Standards”) – in connection with the 
development of a proposed nuisance ordinance to be proposed to the City 
Council at a later date, remove anti-nuisance standards from the Zoning 
Ordinance which, historically, have been challenging to enforce. See p. 1 of 
redline. 

• Section 213 (“Impact Fees”) – to clarify procedures for requesting a waiver 
of impact fees from the Planning Board. See p. 2 of redline. 

• Section 215 (“Location of Accessory Use”) - to (a) require applicants for a 
shared driveway to produce an easement with maintenance provisions and (b) 
allow off-site utility improvements by conditional use permit. See pp. 2-3 of 
redline. 

• Section 507 (“Density Bonuses”) - to allow density bonuses for multi-family 
developments in the R-1 and R-2 Districts that provide for workforce housing, 
are energy efficient, and/or incorporate renewable energy systems. See pp. 3-
4 of redline.  

• Section 509 (“Cottage Developments”) - to (a) clarify that building sites of 
no less than 1,500 sq. ft. shall be provided for both attached and detached 
cottages and (b) to provide a minimum parking requirement of 1.5 spaces per 
cottage. See pp.4-5 of redline.  

• Section 604 (“Group Day Care Facilities”) & Appendix A (“Definitions”) - 
pursuant to the recently enacted HB 1567, clarify that family day care homes 
and family group day care homes are allowed as an accessory use to any 
primary residential use. See pp. 5 and 10 of the redline.  

• Section 607.1 (“Minimum Off-Street Parking Requirements”) - pursuant to 
the recently enacted HB 1400, permit Planning Board to authorize alternative 
parking solutions for residential uses. See p. 6 of the redline.  
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• Section 607.8 (“Electric Vehicles”) - to clarify that the minimum percentage 
of EVSE-installed, EV-ready, and EV-capable spaces for multi-family dwelling 
and non-residential uses. See p. 6 of the redline.  

• Section 608 (“Signs”) - to add new Section 608.4.A.7 permitting freestanding 
non-static signs (i.e. digital message boards) on certain streets within the GC 
District, and related changes to the illumination standards set forth in Section 
608.4.A.6 and the enforcement provisions set forth in Section 608.2. See pp. 
7-8 of the redline.    

• Section 610 (“Accessory Dwelling Unit (ADU)”) - to remove the requirement 
that an interior door is provided between the principal dwelling unit and an 
attached accessory dwelling unit (ADU). See p. 9 of the redline.  

• Section 801 (“Powers and Duties”) & Appendix A (“Definitions”) - 
pursuant to the recently enacted HB 1359, clarify who has standing to appeal 
an administrative decision to the Zoning Board of Adjustment, and who has 
standing to request a rehearing, and to clarify that the term “abutter” shall have 
the same meaning as provided by statute (i.e. NH RSA 672:3). See pp. 9-10 of 
the redline.    
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THE CITY OF LEBANON ZONING ORDINANCE 

[…] 

ARTICLE II GENERAL PROVISIONS 
 

[…] 

SECTION 201 YARD REQUIREMENTS. 
 

Except as otherwise provided herein, no building or structure other than accessory structures 
and buildings of 130 sq. ft. or less per Section 201.8 below shall occupy any part of any yard 
required by ARTICLE III, except that stairs, stairwells, and architectural details may extend not 
more than two (2) feet into any required yard. 
 
[…] 

SECTION 212 ANTI-NUISANCE STANDARDS(reserved). 
 

212.1 General. 
 

No use shall emit noise, odors, dust and smoke that is obnoxious, harmful or a nuisance 
to abutting properties or the neighborhood.  Noise, odors and dust emitted by farming 
uses, including the keeping of livestock and poultry, that were existent as of the date of 
enactment of this Ordinance are exempt from this provision. 
 
212.2 Noxious Gases. 

 
No use shall emit any noxious gases which endanger the health, comfort, safety or welfare 
of any person, or which may have a tendency to cause injury or damage property, 
business or vegetation. 

 
212.3 Vibration. 

 
No use shall cause, as a result of normal operations, a vibration which creates 
displacement of 0.002 of one inch. 

 
212.4 Vision Impairment. 

 
No use shall have lighting or signs which create glare which would impair or obstruct the 
vision of a driver of any motor vehicle. 

 
212.5 Fire, Explosion or Safety Hazard. 

 
No use shall be such so as to potentially cause a fire, explosion or safety hazard. 
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SECTION 213 IMPACT FEES. 
 
[…]  
 

213.8 Waivers. 
 
[…]  

 
B. The Planning Board may grant full or partial waivers of impact fees to an assessed 

property where the Board based on credible evidence presented by the applicant 
finds that one or more of the following criteria are met with respect to the particular 
public capital facilities for which impact fees are normally assessed:   
 
1. An assessed property may apply to the Planning Board for a full or partial 

waiver of impact fee assessments imposed by this Ordinance on the basis 
of other contributions toward public capital facilities. The amount of such a 
waiver shall not exceed the value of land, facilities construction, or other 
contributions for public capital facilities. The value of on-site and off-site 
improvements which are required by the Planning Board as a result of 
subdivision or site plan review, anfd which would have to be completed by 
the developer, regardless of the impact fee provisions, shall not be 
considered eligible for waiver under this Ordinance. The value of 
contributions or improvements shall be credited only toward facilities of like 
kind, and may not be credited to other categories of impact fee 
assessment. All costs incurred by the City for the review of a proposed 
waiver, including consultant and counsel fees, shall be paid by the 
applicant. 
 

2. The Planning Board may waive an impact fee, in whole or in part where, in 
the opinion of the Board, in consultation with the Board’s legal counsel, 
such fee would, due to interference with constitutionally-vested rights, pose 
an unnecessary hardship to the applicant and waiver would not be contrary 
to the spirit and intent of this Ordinance. 

 
A waiver request made pursuant to this subsection shall be considered at a public 
meeting of the Planning Board but shall not require a public hearing or notice to 
abutters. Notwithstanding the foregoing, notice of the Board’s consideration of the 
waiver request shall be posted in at least two (2) public places and shall be 
published in a newspaper of general circulation in Lebanon not less than ten (10) 
nor more than thirty (30) days before the date of the meeting at which the request 
will be considered.  

 
[…] 

SECTION 215 LOCATION OF ACCESSORY USE. 
 

215.1 General.  

An accessory use shall be permitted only upon the same lot where its respective primary 

use lawfully exists. In the case of lots in two or more zoning districts, an accessory use 
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shall be permitted only on that portion of the lot where its respective primary use is 

permitted. 

 
215.2 Exceptions.  

Notwithstanding Section 215.1:  
 

A. An accessory use shall be permitted only upon the same lot where its respective 
primary use lawfully exists, except that (i) a driveway may cross over an adjacent 
lot provided that the use the driveway serves is a permitted use on the lot over 
which the driveway crosses, provided the affected property owners jointly apply 
for a zoning permit. In the case of a driveway providing sole access to the lot, the 
zoning permit application shall include a copy of an easement securing the 
perpetual right to utilize the driveway and identifying maintenance responsibilities. 
and (ii) a  

 
B. A common driveway serving not more than two adjacent lots is also permissible 

provided that the use(s) the common driveway serves is (are) permitted use(s) on 
the lot(s) over which the common driveway crosses, and provided the affected 
property owners jointly apply for a zoning permit, the application for which shall 
include a copy of an easement securing the perpetual right to utilize the driveway 
and identifying maintenance responsibilities.  In the case of lots in two or more 
zoning districts, an accessory use shall be permitted only on that portion of the 
lot where its respective primary use is permitted.  

 
C.  Utility improvements including but not limited to stormwater management facilities 

located on an abutting lot may be approved by conditional use permit provided 
that, in addition to the findings required by Section 302.4.D, the Planning Board 
finds that (a) a lot line adjustment between the two properties is impractical and (b) 
such arrangements are either permanently deeded and recorded or conveyed by 
an irrevocable 99-year lease or some other legal instrument, acceptable to an 
attorney representing the City, and submitted with the Conditional Use Permit 
application for approval by the Planning Board.  

 
[…] 

ARTICLE V SUBDIVISIONS AND PLANNED DEVELOPMENTS 
 

[…] 

 

SECTION 507 DENSITY BONUSES FOR CERTAIN PLANNED 
DEVELOPMENT. 
 
PURD's, PRecs,  and manufactured housing parksPURDs, and multi-family developments in 
the R-1 District and R-2 District may receive an increased density bonus pursuant to Table 507.1 
and the provisions of this section. 
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507.1 Increased Density Bonuses. 

 
Maximum Amount of Bonus Available 

Type of 
Development 

 

For 
Use of 

Techniqu
e 

For 
Workforce 
Housing 

For 
Energy Efficient 

Design 

For 
Renewable 

Energy Systems 

PURD 
or PRec 

12% 10% 10% 10%  

Manufactured 
housing PURD  

 12% ---- 10% 10% 

Multi-family 
development in 
the R-1 and R-2 

---- 10% 10% 10% 

 
507.2 Criteria for Award of Bonus. 

 
The Planning Board may allow a gross density of development greater than allowed under 
Article III of this Ordinance for PURDs, PRecs, manufactured housing PURDs, or and 
multi-family developments in the R-1 District and R-2 DistrictPRec's up to a maximum 
bonus allowed by Table 507.1. The Planning Board may approve a density bonus for any 
one or more of the categories identified in Section 507.1. Density bonuses granted 
pursuant to this section shall be cumulative. The following guidelines shall be used in 
determining whether a bonus shall be awarded. 

 

[…] 

SECTION 509  COTTAGE DEVELOPMENTS. 
 
[…] 

 
509.6 Design Standards. The following design standards are intended to define design 

parameters to create a small community of cottages oriented around open space 
and to achieve compatibility with adjacent uses. 

 
A. Individual Cottage Spaces. For each detached cottage, theThe site plan approved 

by the Planning Board shall delineate a regularly-shaped building site for each 
detached cottage of no less than 1,500 sq. ft. Each such building site shall be 
usable and may not include wetlands and/or steep slopes.  

 
[…] 

 
F. Parking Location and Screening Requirements.  
 

1. 1.5 parking spaces shall be provided per cottage. The total number of 
parking spaces for the development shall be rounded up to the nearest 
whole.  
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2.  Parking areas and driveways shall comply with applicable minimum yard 
requirements for the underlying zone.  

 
23.  Parking areas shall be screened from public streets and adjacent 

residential uses by landscaping or architectural screening.  
 

34.  Parking areas shall be prohibited in the minimum required front yard.  
 
45.  Parking areas shall be separated from the common open space by 

landscaping or an architectural screen. 
 
[…] 

 

I. Site Plan Review. Cottage developments shall demonstrate compliance with all 
applicable design requirements of the Site Plan Review Regulations. 
Consequently, applicants are required to apply for Site Plan Review 
contemporaneously with applying for a Conditional Use Permit. 

 
[…] 

ARTICLE VI ADDITIONAL STANDARDS FOR SPECIFIC USES 
 

[…] 

SECTION 604 GROUP DAY CARE FACILITIES. 
 

 
604.3 Family DayHome-Based Care Home.  

 
Home-based care (family day care home and family group day care home) The care 
in the home of six (6) or fewer children (inclusive of children under 6 years old who live in 
the home) is allowed as an accessory use to any primary residential usepermitted in any 
residential use district as long as all requirements for such programs adopted in rules of 
the New Hampshire Department of Health and Human Services (He-C 4002) are met, and 
no zoning permit is required, provided that persons living off the premises are not 
employed. If persons living off the premises are employed, such child care is a home 
business subject to the requirements of Section 600 (home business permits). 

 
The care in the home of more than six (6) children (inclusive of any children under 6 years 
old who live in the home) is a group day care facility under this Ordinance. 

 

[…] 
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SECTION 607 PARKING. 
 

607.1 Table of Minimum Off-Street Parking Requirements. 
 
[…] 

 
D. For residential uses as defined in RSA 676:16-a, I, an alternative parking solution 

as that term is defined in RSA 676:16-a, I, may be authorized by the Planning 
Board notwithstanding the requirements of the Table of Minimum Off-Street 
Parking Requirements pursuant to RSA 676:16-a (“On-Site Parking 
Requirements).  

 
[…] 

 
607.8   Electric Vehicles. 
 

[…] 

 
C. EV Infrastructure Requirements / Off-Street EV Parking Requirements. EVSE-

installed spaces, EV-ready spaces, and EV-capable spaces shall be provided 
as follows: 
 
1. One- and Two-Family Dwellings. All new one- and two-family dwellings 

shall provide at least one (1) EV-ready space per dwelling unit.  
 

2. Multi-Family Dwellings. Parking for multi-family dwellings and senior 
housing complexes shall include a minimum of 65% of EVSE-installed, 
EV-ready, and EV-capable spaces as follows:  
a. EVSE-installed spaces for a minimum of 5% of proposed off-street 

parking spaces. 
b. EV-ready spaces for a minimum of 20% of proposed off-street 

parking spaces.  
c. EV-capable spaces for a minimum of 6545% of proposed off-street 

parking spaces.  
 

3. Non-Residential Uses. Parking for uses requiring or proposing to provide 
30 or more off-street parking spaces shall include a minimum of 50% of 
EVSE-installed, EV-ready, and EV-capable spaces as follows:  
a. EVSE-installed spaces for a minimum of 2% of proposed off-street 

parking spaces, with a minimum of two EVSE-installed spaces.   
b. EV-ready spaces for a minimum of 10% of proposed off-street 

parking spaces.  
c. EV-capable spaces for a minimum of 5038% of proposed off-street 

parking spaces.  
 

[…] 
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SECTION 608 SIGNS. 
 

[…] 

608.2 General Provisions. 
 
[…] 

 
C. Enforcement. Any sign displayed or erected which is not authorized by this Section 

and/or is not in compliance with all applicable regulations set forth herein shall be 
removed, and shall be subject to all available enforcement options pursuant to NH 
RSA Chapter 676.   

 
In the course of investigating a brightness complaint, the Planning and 
Development Department may request a certification of the brightness (under 
measurement conditions) by an independent contractor. If the investigation and 
certification indicate that the sign exceeds the brightness levels specified in this 
chapter, the owner of the sign shall turn off the sign until the brightness of the sign 
is brought into compliance within twenty-four (24) hours of a request.  

 
[…] 

 
608.3 Prohibited Signs.  
 
The following are prohibited:  

 
[…] 

 
C. Non-static signs, except digital signs as may permitted according to Section 

608.2.H.3 and Section 608.4.A.7 (“Freestanding Non-Static Signs”).  
 

[…] 

 
608.4 Non-Residential Uses. 
 
A. Non-Residential Uses in Commercial and Industrial Districts. Signage for non-

residential uses in the commercial and industrial districts shall be subject to the 
following requirements: 
 

[…] 

 
6. Illumination. Signs may have either external illumination or internal 

illumination, subject to the following:   
 

[…] 

d. Maximum Luminance. Luminance An illuminated sign shall measure 
operate with no more than 0.3 fc above ambient light conditionsat the 
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property line.   
 

[…] 

 
7. Freestanding Non-Static Signs. A freestanding sign allowed per Section 

608.4.A.4 may incorporate a non-static sign subject to the following:  
 

a. Freestanding non-static signs are only allowed in the General 
Commercial (GC) on properties with frontage on the following streets:  

• Mechanic Street 

• Miracle Mile 

• Plainfield Road 

• South Main Street 
 
b. No more than one (1) display per hour shall be allowed.  
 
c. Displays shall contain static messages only.  
 
d.  Freestanding non-static signs shall be programmed to automatically 

freeze in a single display in the event of a malfunction or 
computer/system error.  

 
e. The Planning and Development Department shall be provided with an 

on-call contact person and phone number for each freestanding non-
static sign. The contact person must have the ability and authority to 
make immediate modifications to the displays and lighting levels should 
the need arise.  

 
f. A freestanding non-static sign shall be no larger than 50% of the sign 

area of the freestanding sign.  
 
g. No freestanding non-static sign may be located within one hundred 

(100) feet of a residential dwelling.  
 
h.  The sign shall operate with no more than 0.3 foot candles at the 

property line.  
 
i. If the freestanding non-static sign is located in the line of sight of a 

residential dwelling, such sign shall not operate at brightness levels of 
more than one-tenth (0.1) foot candles above ambient light levels (at 
measurement conditions) as measured to the nearest property line of 
the residential dwelling from the electronic sign.  

 
 
[…] 
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SECTION 610 ACCESSORY DWELLING UNIT (ADU). 
 

[…] 

 
An accessory dwelling unit shall comply with the following criteria: 
 
[…] 

 
E. If the ADU is located within or by an addition to the existing principal building, an 

interior door shall be provided between the ADU and the principal dwelling unit 
or between the ADU and one of the principal dwelling units if the principal building 
is a two-family dwelling. 

 
[…] 

ARTICLE VIII BOARD OF ADJUSTMENT 
[…] 

SECTION 801 POWERS AND DUTIES. 
 

The powers and duties of the Board shall be as prescribed by NH RSA 674:33, as amended. The 
powers and duties are: 
 

801.1 Administrative Appeals. 
 

As set forth in RSA 676:5, I, appeals to the Board concerning any matter within the Board's 
powers as set forth in RSA 674:33 may be made taken by the applicant, an abutter as 
defined by RSA 672:3, any person aggrieved or by any officer, department, board, or 
bureau of the municipality affected by any decision of the administrative officer.  In 
exercising this power, the Board may reverse or affirm, wholly or partly, or may modify the 
order, requirement, decision, or determination appealed from and may make such order 
or decision as ought to be made, and to that end shall have all powers of the officer from 
whom the appeal is taken. 

 
[…] 

 
802.5 Rehearings and Appeals. 

 
As provided by NH RSA 677:2, as amended, within 30 days after any order or decision of 
the Board, any party to the action or proceeding or any  abutter as defined by RSA 
672:3person directly affected by it may apply for a rehearing. 

 
[…] 
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APPENDIX A DEFINITIONS 
 

[…] 

 

ABUTTER: This term shall have the meaning as set forth in RSA 672:3, as amended. Abutter 
means the owner of record of a lot located in New Hampshire and which adjoins or is within two 
hundred (200) feet (including across the street or waterway) of the subject lot. In the case of an 
abutting lot being under a condominium or other collective form of ownership, the term 
"ABUTTER” means the officers of the collective or association, as defined in RSA 356-B: 3, XXIII. 
Additionally, the individual owners of condominium units which are located on a parcel within two 
hundred (200) feet of the subject lot shall be notified only by first class mail.any person whose 
property is located in New Hampshire and adjoins or is directly across the street or streams from 
the land under construction. 

 

[…] 

 

FAMILY DAY CARE HOME: This term shall have the meaning as set forth in RSA 170-E:2, IV(a), 
as amended 

 

FAMILY GROUP DAY CARE HOME: This term shall have the meaning as set forth in RSA 170-
E:2, IV(b), as amended 

 

[…] 
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	1. Call to Order
	A. To participate in this meeting, please join live v

	2. Approval of Minutes
	A. October 7, 2024
	2024-11-18_ZBA_Item 2A_10-7-24 Minutes


	3. Public Hearing Items
	A. Casey & Catharine Boardman, 0 Farnum Hill Rd (Tax 
	2024-11-18_ZBA_Item 3A_0 Farnum Hill Road

	B. William & Deborah Rafter, 12 Union St, (Tax map 92
	2024-11-18_ZBA_Item 3B_12 Union Street

	C. Lisa Dupont, 53 Cottage Cir (Tax Map 87, Lot 121),
	2024-11-18_ZBA_Item 3C_53 Cottage Circle

	D. Cicotte Holdings, LLC, 51 Evans Dr (Tax Map 78, Lo

	4. Other Business
	A. Proposed Zoning Amendments Review
	2024-11-18_ZBA_Item 4A_Zoning Amendments


	5. Staff Comments
	6. Adjournment

