
 

 

LEBANON ZONING BOARD OF ADJUSTMENT 
SEPTEMBER 3, 2026 - 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: 736 185 985# ). If you have trouble 
accessing this meeting, please email Nathan Reichert. 

2. Approval of Minutes 
  A. August 3, 2026 
3. Public Hearing Items 

  

A. EKSTRAND FAMILY TRUST 2025, 111 NH Route 4A (Tax Map 98, 
Lot 14), Zoned RL-2: The applicants request a Special Exception, 
pursuant to Sections 410.6 and 410.8 of the Zoning Ordinance, to allow 
+/- 150 sq ft expansion of existing parking area within the Riverbank 
Protection overlay district. ZB2026-14-SE 

  

B. PORTER FAMILY REV TRST, 53 Stevens Rd (Tax Map 52, Lot 16, 
Plot 100), Zoned RL-2: The applicants request two Variances from 
Section 313.3, pursuant to Section 801.2, of the Zoning Ordinance to 
allow an agricultural greenhouse to be located +/- 12 ft from the right-
side property line where 35 ft is required and +/- 28 ft from the front 
property line where 40 ft is required . ZB2026-17-VAR 

4. Staff Comments 
5. Adjournment 
 
The order of agenda items is subject to change.  
  
Meetings are open for in-person and remote attendance. Members of the public who 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 disrupt virtual or phone connection(s), the meeting will 
continue without remote access capabilities. 
Any person with a disability who wishes to attend this public meeting and needs additional accommodation, please 
contact the ADA coordinator at City Hall by calling 603-448-4220 at least 72 hours in advance so that the City can 
make any necessary arrangements. 
  
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, August 3, 2026 

7:00 PM 
 
MEMBERS PRESENT:  Chair Jeremy Katz, Vice Chair Dave Newlove, Rupert Burtan, Paul 

McDonough, Michael Morris  
  
MEMBERS ABSENT: None 
 
STAFF PRESENT:  Nathan Reichert – Zoning Administrator 
  
_________________________________________________________________________ 
 
1.   CALL TO ORDER  1 
 2 
Chair Katz called the meeting to order at 7:00 PM.  3 
 4 
Mr. Reichert gave the Right to Know, NH RS 91A public announcement. 5 
 6 
2.  APPROVAL OF MINUTES   7 
 8 

A. July 6, 2026 9 
 10 
Mr. Newlove MOVED to approve the July 6, 2026, minutes as presented in the August 3, 2026, packet.  11 
   12 
Seconded by Mr. Burtan. 13 
 14 
*The Vote on the Motion was Unanimous, (3-0-2), with Mr. McDonough and Mr. Morris 15 
abstaining due to their absence from the meeting.   16 
 17 
3.   PUBLIC HEARING ITEMS 18 
 19 
The order of the agenda was changed.   20 
 21 

A. Lionel & Petra Lewis, 39 Westview Ln (Tax Map 30, Lot 38), Zoned RL-2: The applicants 22 
request a Special Exception from Section 313.3, Pursuant to Sections 201.9 and 801.2, of the 23 
Zoning Ordinance to allow a solar array to be located +/- 10 ft from the right-side property line 24 
where 35 ft is required. ZB2026-15-SE 25 

 26 
Mr. Newlove disclosed that he is a neighbor and feels he can be fair and impartial.  No one had any 27 
objections his adjudicating the hearing. 28 
 29 
Lionel Lewis, resident at 39 Westview Ln, appeared on behalf of the application. They would like to put 30 
in a solar array and to position it optimally, it needs to be located 10 feet from the property line.  Placing 31 
it anywhere else on the property would require vast deforestation and changing the slope of the land.  32 
With this special exception they would also need to run a ditch 180 feet from the array to the battery in 33 
the garage.  Where they live is remote and backup power is beneficial in this area.    34 
 35 
Chair Katz opened the Public Hearing.   36 
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Alec Adams, abutter of the Lewis family, appeared.  He has no problem with placing the array where 1 
requested.  There is space between the array and his home.   2 
 3 
Hearing no one else, the Public Hearing was closed.   4 
 5 
Mr. McDonough MOVED on August 3, 2026, at a duly-noticed meeting of the Lebanon Zoning Board 6 
of Adjustment, there appeared Lionel Lewis regarding 39 Westview Ln (Tax Map 30, Lot 38), Zoned 7 
RL-2: The applicants request a Special Exception from Section 313.3, Pursuant to Sections 201.9 and 8 
801.3, of the Zoning Ordinance to allow a solar array to be located +/- 10 ft from the right-side 9 
property line where 35 ft is required. 10 
 11 
I. FINDINGS OF FACT 12 
 13 
Based on testimony given, application materials presented, and supporting documents submitted, the 14 
Lebanon Zoning Board of Adjustment makes the following findings of fact: 15 
 16 

1. The petitioner appeared before the Board and provided background for his application and 17 
answered all questions posed to him. 18 

  19 
2. In addition, an abutter Alec Adams who is the direct abutter who resides at 47 Westview Lane in 20 

Lebanon appeared and had no objection to the application by Mr. Lewis.  21 
 22 

3. In addition, this is an application to put in solar panels for reasons which are obvious which is to 23 
provide a source of electricity to his residence.  Ordinarily there would be a 35-foot requirement 24 
from the right-side property line, but he has 10 feet because that is the most desirable for the 25 
proposition.  And that any other location on his property would require disturbance of land and 26 
trees and would not make economic sense.   27 
 28 

4. In addition, no neighbor, other than Mr. Adams appeared and spoke against or in favor of it other 29 
than the support of Mr. Adams.  30 
 31 

II. CONCLUSIONS OF LAW 32 
 33 
As a result of the above findings of fact and based on testimony given, application materials presented, 34 
and supporting documents submitted, the Board concludes the following with respect to the Special 35 
Exception criteria set forth in sections §201.9 and 801.3 of the Zoning Ordinance  36 

 37 
1. The Special Exception is specifically authorized by Sections §201.9 and 801.3 of the Zoning 38 

Ordinance.  39 
 40 

2. The following criteria of Sections §201.9 and 803.1 have been met:  41 
 42 

a. The reasonable use of abutting properties shall not be adversely affected by the proposed 43 
expansion. 44 
 45 

b. The proposed expansion shall not render the lot size proportionately less adequate, i.e. any 46 
aspect of the building or structure that is currently nonconforming cannot be made more 47 
nonconforming in the absence of a variance. 48 
 49 
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3. There are no existing violations of the Zoning Ordinance on the property that the granting of the 1 
Special Exception would not remedy.  2 

 3 
4. The character of the area will not be adversely affected.  4 

 5 
5. No hazard or nuisance will be created.  6 

 7 
6. The capacity of existing or planned community facilities and services (including streets and 8 

highways) will not be adversely impacted.  9 
 10 

7. The granting of the Special Exception will not result in undue municipal expense.  11 
 12 

8. The proposed Special Exception will be developed in a manner compatible with the spirit and intent 13 
of the ordinance.  14 
 15 

9. The general welfare of the City will be protected.  16 
 17 
III. DECISION 18 
 19 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 3rd day of August, 20 
2026, hereby GRANTS the Special Exception pursuant to Section §801.3, to allow a solar array to be 21 
located +/- 10 ft from the right-side property line where 35 ft is required, as set forth above and per 22 
testimony, plans, and materials submitted, and per the following conditions:  23 
    24 

1. The Applicant shall apply for all necessary permits.   25 
 26 
Seconded by Mr. Morris. 27 
 28 
*The Vote on the Motion was (5-0). 29 
 30 

B. Nathaniel & Valerie Plummer, 48 Dorothy Perley Rd (Tax Map 80, Lot 3), Zoned RL-1 31 
& RL-3: The applicants request a Special Exception from Section 314.2, pursuant to Section 32 
801.3, of the Zoning Ordinance to allow a new one-family dwelling to be located within the 33 
RL-3 Zoning District. ZB2026-16-SE 34 

 35 
Mr. Newlove is a friend of the applicants.  He believes he can be impartial.  The applicants are acceptable 36 
to his adjudicating the hearing.  37 
 38 
Nathaniel Plummer and Valerie Plummer appeared on behalf of the application.  RL-3 requires a special 39 
exception to build a house, necessitating this application.   40 
 41 
The applicants have been living in their home since 2013 and are requesting to build an ADU and to 42 
ultimately tear down the existing house.  The house was built in 1980.  They like the location, and the 43 
house did work when they moved in, but it needs much updating and renovating.  Now the home lacks 44 
what they need because their family has grown.  They tried to make plans to modify the house, as far back 45 
as 2018.  Since then, the cost to modify the house was almost as much as taking the existing house down 46 
and building a new home.  47 
 48 
Staff was asked if technically the use of single family is an approved use because a second house would 49 
be on the property simultaneously for a time.  When the existing house was built, a special exception was 50 
not required to build in that area.  They are asking to be approved to build a specific house, with a specific 51 
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plan, in a specific location.  It is believed if a demolition permit is applied for at the same time the 1 
building permit is applied for, then a temporary certificate of occupancy could be allowed.  Then prior to 2 
the final certificate of occupancy is issued they would need to tear down the house.    3 
 4 
The Board asked if existing utilities would be used.  They would need to get a new septic system, and 5 
they would use the existing well.  The ADU would be larger than the existing house.  They hoped to 6 
finish the house within a year of financing the house.  The current house is 1400 feet, and the new house 7 
would be about 3200 feet.     8 
 9 
Chair Katz opened the Public Hearing and hearing no one the Public Hearing was closed.   10 
 11 
Mr. McDonough MOVED on August 3, 2026, at a duly-noticed meeting of the Lebanon Zoning Board of 12 
Adjustment, there appeared Nathaniel Plummer along with his wife Valerie Plummer regarding 48 Dorothy 13 
Perley Rd (Tax Map 80, Lot 3), Zoned RL-1 & RL-3: The applicants request a Special Exception from Section 14 
314.2, pursuant to Section 801.3, of the Zoning Ordinance to allow a new one-family dwelling to be located 15 
within the RL-3 Zoning District. 16 
 17 
I. FINDINGS OF FACT 18 
 19 
Based on testimony given, application materials presented, and supporting documents submitted, the 20 
Lebanon Zoning Board of Adjustment makes the following findings of fact: 21 
 22 

1. Nathaniel & Valerie Plummer have petitioned to build a new house on their lot at 48 Dorothy 23 
Perley Rd. They have lived in that lot in an existing home since 2013.  They now have three sons, 24 
ages 6 to 15, and need more room in their home and it makes sense to build a new home rather 25 
than try to rehab the current existence.   26 
 27 

2. In light of the very tight housing market in the City of Lebanon the best option for the Plummer 28 
family is to build new and tear down old, which they are applying to do that. At this time, they 29 
are planning to do that and there has been a discussion to have the certificate of occupancy 30 
applied for and granted at the same time as a certificate to tear down the old house and there 31 
would be an adjustment to allow the family to move into the new house from the old house either 32 
conditionally or if they change their minds for an ADU then that can be addressed back with the 33 
Board.  34 

 35 
II. CONCLUSIONS OF LAW 36 
 37 
As a result of the above findings of fact and based on testimony given, application materials presented, 38 
and supporting documents submitted, the Board concludes the following with respect to the Special 39 
Exception criteria set forth in section §801.3 of the Zoning Ordinance  40 

 41 
1. The Special Exception is specifically authorized by Section §801.3 of the Zoning Ordinance.  42 

 43 
2. The following criteria of Section 803.1 have been met:  44 

 45 
a. The reasonable use of abutting properties shall not be adversely affected by the proposed 46 

expansion. 47 
 48 
Nobody appeared from the Public in favor or against this petition and application.   49 
 50 
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b. The proposed expansion shall not render the lot size proportionately less adequate, i.e. any 1 
aspect of the building or structure that is currently nonconforming cannot be made more 2 
nonconforming in the absence of a variance. 3 

 4 
3. There are no existing violations of the Zoning Ordinance on the property that the granting of the 5 

Special Exception would not remedy.  6 
 7 

4. The character of the area will not be adversely affected.  8 
 9 

5. No hazard or nuisance will be created.  10 
 11 

6. The capacity of existing or planned community facilities and services (including streets and 12 
highways) will not be adversely impacted.  13 

 14 
7. The granting of the Special Exception will not result in undue municipal expense.  15 

 16 
8. The proposed Special Exception will be developed in a manner compatible with the spirit and intent 17 

of the ordinance.  18 
 19 

9. The general welfare of the City will be protected.  20 
 21 
III. DECISION 22 
 23 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 3rd day of August 2026, 24 
hereby GRANTS the Special Exception pursuant to Section §801.3, to allow a new one-family dwelling 25 
to be located within the RL-3 Zoning District, as set forth above and per testimony, plans, and materials 26 
submitted, and per the following conditions:  27 
    28 

1. The Applicant shall obtain a building permit and shall comply with all applicable local, state, and 29 
federal regulations to ensure the project is compliant with pertinent codes. 30 
 31 

2. A certificate of occupancy shall be applied for at the same time as a petition to tear the older 32 
building down.    33 

 34 
Seconded by Mr. Morris. 35 
 36 
*The Vote on the Motion was (5-0). 37 
 38 
The Board had a quick discussion regarding the revised 2026 schedule and comments with are 39 
noted below in the Staff Comments section.   40 
 41 
Mr. Katz recused himself from the next hearing.   42 
 43 

C. Execusuite, LLC, 22 School St (Tax Map 92, Lot 2), Zoned R-O: The applicant requests a 44 
Special Exception from Section 311.2, pursuant to Sections 601 and 801.3 of the Zoning 45 
Ordinance, to convert the existing mixed-use building to a 12-unit multi-family dwelling. 46 
ZB2026-11-SE  Continued from 7/6/2026 meeting 47 

 48 
The applicants have a right to continue this hearing until such time as there are 5 members on the Board 49 
who can hear the application.  They will need 3 votes for the Special Exception to be granted.   50 
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 1 
This application has had a long trip to come forth.  An architect has worked to help make the application 2 
complete.  There are still a few questions that Staff would like answered, but it is a solid application.  3 
 4 
Jim Wasser, the principal architect, appeared on behalf of the application.  Mr. Newlove summarized 5 
there are two main things in the application.  One is to convert the existing mixed-use building to a 6 
twelve-unit multi family dwelling and the discussion regarding the garage that is attached to the property.  7 
The second is about architectural determination.   8 
 9 
The building was built by the Lebanon School District, and the current owners purchased the building in 10 
2011.  For a time, there was a Montessori School in the building until around 2018 or 2019.  The building 11 
has a basement and two stories.  Around 2014 the owners asked to put in two apartments, and the second 12 
floor was converted to 2 apartments.  They would like to add 4 apartments to the basement, 4 apartments 13 
to the main floor and 2 more apartments to the second floor.  They would do little to the outside of the 14 
building but would replace windows in the basement that were previously sealed off with concrete.   15 
 16 
The original windows that were used when the building was constructed no longer exist.  The windows 17 
were there in 2008 but were replaced with double hung windows and the ceilings were dropped before the 18 
current owners bought the building.  They would upgrade the site with parking on the side and in front of 19 
the building, although they are reducing the number of parking spaces from 20 to 18 spaces.  The entire 20 
sight would be landscaped.  The property is bound by a cemetery and a church.  The building meets all 21 
the requirements for density, building height, and setbacks.  Bike and EV parking would also be provided.  22 
There would be 18 spaces for cars where 12 are required.   23 
 24 
The garage was there before the building was bought by the current owners.  It would become a 25 
maintenance building and possibly some storage for residents.  It is not planned to be used for cars but 26 
would have maintenance equipment for this building only.  It is important to ensure that no hazardous 27 
chemicals would be stored on the premises. There would be no living quarters in the garage.  They plan to 28 
mainly make studio units.  This traditionally accommodates 1 or 2 people.   29 
 30 
The members discussed whether the outside of the building needs to be restored to its original exterior 31 
architectural appearance.  The existing double hung windows were in the building when the current 32 
owners purchased it. There is also a dropped ceiling in the building that was dropped before the current 33 
owners purchased the building.  The dropped ceiling would prohibit putting back the large, arch styled 34 
windows that were in the building originally.    35 
 36 
The Board discussed what it would take to restore the building to how it was originally built.  Staff 37 
reviewed the current code regarding architecture.  There are 38 windows in the building.  Replacing them 38 
with arched windows would be expensive, around $20,000 per window.  Also, the ceilings that were 39 
dropped when the double hung windows were installed would have to be brought back up to the height of 40 
the large arched windows.  It is doubtful if the building would still meet the standards to put this building 41 
on the historical registry as the interior of the building has been compromised in many ways.  The Board 42 
has the discretion to require that the original arched windows are brought back, but the applicants are 43 
asking to keep the windows as they currently exist, how they were when they purchased the building. 44 
 45 
Historically the church next door used some of the parking spaces under an agreement with the previous 46 
pastor and owners.  It was thought that parking signs need to be posted that states the parking lot is for 47 
tenants only, so there is not a conflict in the future. And it is hoped that the owners would work with the 48 
church pastor to make arrangements for parking if needed, such as holidays.   49 
 50 
Vice Chair Newlove Opened the public hearing and hearing no one closed the public hearing.   51 
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 1 
The Board discussed the window replacements and the need for inspections regarding the garage.  The 2 
owner will be present at the Planning Board meeting if this special exception is granted.     3 
 4 
Mr. McDonough MOVED on August 3, 2026, at a duly-noticed meeting of the Lebanon Zoning Board 5 
of Adjustment, there appeared James Wasser, the architect for the applicant regarding 22 School St 6 
(Tax Map 92, Lot 2), Zoned R-O: The applicant requests a Special Exception from Section 311.2, 7 
pursuant to Sections 601 and 801.3 of the Zoning Ordinance, to convert the existing mixed-use 8 
building to a 12-unit multi-family dwelling 9 
 10 
I. FINDINGS OF FACT 11 
 12 
Based on testimony given, application materials presented, and supporting documents submitted, the 13 
Lebanon Zoning Board of Adjustment makes the following findings of fact: 14 

 15 
1. The building and the property at 22 School Street now owned by Execusuite LLC was purchased 16 

on or about 2011 and has had apartment units since 2014 and they are now applying to change the 17 
use of the building to allow for 12 multi-family units in that building.  18 

 19 
2. No one spoke in favor or against the application from the neighborhood or from anywhere in the 20 

City. 21 
 22 

3. The application is for those 12 units requested in the petition.  23 
 24 
II. CONCLUSIONS OF LAW 25 
 26 
As a result of the above findings of fact and based on testimony given, application materials presented, and 27 
supporting documents submitted, the Board concludes the following with respect to: 28 
 29 
Special Design Standards criteria ser forth in §601 of the Zoning Ordinance: 30 
 31 
601.1 Architecture.  32 
Remodeling for conversions shall not alter the appearance of the exterior of the structure in a manner that 33 
is not compatible with the architectural character of the existing building; of abutting properties; or of the 34 
neighborhood. New construction shall be compatible with the architectural character or the abutting 35 
properties and neighborhoods.  36 
 37 
For the purpose of this subsection only, the term "compatible" shall mean having architectural style or 38 
design; scale; exterior finish and treatment; site work; and landscaping consistent with that which exists in 39 
the neighborhood, on abutting properties and on the structure being remodeled, as applicable. 40 
 41 
601.2 Parking & Access.  42 
Adequate off-street parking shall be provided on the lot, unless off-premises parking is approved pursuant 43 
to Section 607.4. Such parking shall not occupy the front yard except within parking areas existent as of 44 
the 2013 amendment to this section.  45 
 46 
In addition, regarding parking, the Board recommends that the owner reach out to the minister at the United 47 
Methodist Church to codify the parking relationship during holidays and during elections 48 
 49 
601.3 Coverage.  50 
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Impermeable coverage plus unpaved parking and driveway areas shall not exceed 65 percent of the lot area.  1 
 2 
601.4 Density.  3 
The conversion or new construction of multi-family shall comply with the zoning district requirement for 4 
"Additional Area Per Dwelling Unit After Two." 5 
 6 
601.5 Additions to Existing Buildings.  7 
Such remodeling may include expansion of the building by special exception provided that: 8 
 9 

A. The architectural compatibility requirements of Section 601.1 are complied with. 10 
 11 

B. Such addition shall not materially diminish the air and light available to abutting structures or 12 
materially reduce the openness of the neighborhood. 13 

 14 
Special Exception criteria set forth in §801.3 of the Zoning Ordinance:   15 
 16 

1. The Special Exception is specifically authorized by Section §801.3 of the Zoning Ordinance.  17 
 18 

2. The following criteria of Section §801.3 have been met:  19 
 20 

a. The reasonable use of abutting properties shall not be adversely affected by the proposed 21 
expansion. 22 
 23 

b. The proposed expansion shall not render the lot size proportionately less adequate, i.e. 24 
any aspect of the building or structure that is currently nonconforming cannot be made 25 
more nonconforming in the absence of a variance. 26 

 27 
3. There are no existing violations of the Zoning Ordinance on the property that the granting of the 28 

Special Exception would not remedy.   29 
 30 
There are currently zoning violations that will need to be remedied by the completion of this 31 
permitting process.   32 
 33 

4. The character of the area will not be adversely affected.  34 
 35 

5. No hazard or nuisance will be created.  36 
 37 

6. The capacity of existing or planned community facilities and services (including streets and 38 
highways) will not be adversely impacted.  39 
 40 

7. The granting of the Special Exception will not result in undue municipal expense.  41 
 42 

8. The proposed Special Exception will be developed in a manner compatible with the spirit and 43 
intent of the ordinance.  44 
 45 

9. The general welfare of the City will be protected.  46 
 47 
III. DECISION 48 
 49 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 3rd day of August 2026, 50 
hereby GRANTS the requested Special Exception to allow the conversion of an existing mixed-use 51 
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building to a 12-unit multi-family dwelling pursuant to Sections §601 and §801.3 of the Zoning 1 
Ordinance as set forth above and per testimony, plans, and materials submitted, and per the following 2 
conditions:   3 
 4 

1. The applicant shall obtain a building permit, pay impact fees as required and shall comply with 5 
all applicable local, state, and federal regulations to ensure the project is compliant with pertinent 6 
codes. The Applicant shall obtain a Certificate of Occupancy for all units from the Building 7 
Official.   8 
 9 

2. The existing garage shall be used only as an accessory to the multi-family dwelling primary use. 10 
It shall be used only for the ordinary storage of non-toxic chemicals or materials and/or 11 
maintenance items related to the approved residential use of the 22 School Street property. 12 
Exterior storage of materials or equipment and the operation of a Contractors’ Yard is not 13 
permitted at 22 School Street. 14 
 15 

3. At the determination of the Zoning Official, any material alteration, amendment or change to the 16 
attached approved use, site and floor plans may only be approved by the Zoning Board.  17 
 18 

4. The board discussed the need to require architectural change to the windows whether or not they 19 
should be arched top or not and has decided that for financial reasons and because the previous 20 
owner was the SAU for Lebanon that the Board is not requiring that the arched toped windows  21 
be restored. 22 
 23 

5. Petitioner will put up signage in the neighborhood regarding parking on that property to notify 24 
neighbors where parking is allowed and not allowed. 25 
 26 

6. The Zoning Official and Building Official shall jointly inspect the entire property including the 27 
garage prior to issuance of a final CO and any time after that at the discretion of the Planning 28 
Board or Zoning Board.   29 

 30 
Seconded by Mr. Morris. 31 
 32 
*The Vote on the Motion was (5-0). 33 
 34 
4.  STAFF COMMENT 35 
 36 

A. Revised 2026 Meeting Schedule  37 
 38 
The September meeting needs to be changed.  It is acceptable to move it to the Thursday before Labor 39 
Day weekend, September 3, 2026.   40 
 41 
The November meeting needs to be changed to November 10, 2026 due to the election.  42 
 43 
Mr. Katz MOVED that the September through December meetings be established as listed on the 44 
proposed schedule that is in the packet, which substantially means that September will be held on 45 
September 3 and November on November 10.   46 
 47 
Seconded by Mr. Burtan. 48 
 49 
*The Vote on the Motion was (5-0). 50 
 51 
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Staff informed everyone that an AI transcript is being run for the current meeting.   1 
 2 
Staff reminded everyone that August 20 will be ethics training.  It can be attended in person or online.   3 
 4 
5. ADJOURNMENT  5 
 6 
Mr. Burtan MOVED to adjourn the meeting at 8:30PM. 7 
 8 
Seconded by Mr. Morris.  9 
 10 
*The Vote on the Motion was (5-0). 11 
 12 
Respectfully submitted, 13 
Linda Billings, Recording Secretary 14 
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  CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
STAFF MEMORANDUM 
Ekstrand Family Trust 

111 NH Route 4A 
 

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

Tiffany Adams Zoning Executive Assistant   
Date:  September 3, 2026 – Regular Meeting 
Application Number: ZB2026-14-SE 
 
 
HEARING NOTICE: 
EKSTRAND FAMILY TRUST 2025, 111 NH Route 4A (Tax Map 98, Lot 14), Zoned RL-2: The applicants 
request a Special Exception, pursuant to Sections 410.6 and  410.8 of the Zoning Ordinance, to allow +/- 
150 sq ft expansion of existing parking area within the Riverbank Protection overlay district. ZB2026-14-
SE 
 
SITE DESCRIPTION / BACKGROUND: 
The subject property is improved with a dimensionally non-conforming one-family dwelling constructed in 
2003, per the City Assessor’s records, and is non-conforming to the RL-2 zoning district, Class 1 lot, 
minimum size requirement of 1 acre  with +/- 0.15 acres, and is within the Riverbank Protection and NH 
Shoreland Protection area overlay districts. Thers is no previous ZBA action. 
 
PROPOSAL: 
The applicants propose to enlarge the existing parking area, located at the front of the property, by +/- 150 
sq ft. The existing retaining wall and pavement will be removed. A new, larger, retaining wall will be built, 
filled with stone, and topped with pavers to allow for increased permeability.  
 
ZONING ORDINANCE REQUIREMENTS: 
 
Section 410 Riverbank Protection District 
 
410.6 Special Exceptions for Driveways, Roadways, Parking Areas: 
Upon application to the Board of Adjustment, a special exception may be requested to permit driveways, 
roadways, parking areas and other access ways; pipelines, powerlines and other transmission lines within 
the Riverbank Protection District, provided that all of the following conditions are found to exist, in lieu of 
the findings required by Section 801.3: 
 
A. The use for which the exception is sought, after consideration of all alternatives and taking into 
consideration the particular characteristics, setting and environment of the property, cannot be carried out 
on a portion or portions of the lot which are outside the Riverbank Protection District without a special 
exception under this section; 
 
B. The design and construction of the proposed use is consistent with the purpose and intent of Section 
410.1, A. through I. of this Ordinance, and with all applicable State of New Hampshire regulations including 
applicable best management practices as referenced in Appendix A of this Ordinance, and adequate 
conservation measures are taken to mitigate the detrimental effects of the proposed use upon the river or 
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stream, its banks, and adjacent vegetated buffers. 
 
C. The proposed construction and design shall include provisions for restoration of the site as closely as 
possible to its original grade and conditions; and 
 
D. The proposed use will not create a hazard to individual or public health, safety and welfare due to the 
impact upon the Riverbank Protection District. 
 
410.8.B Applications to Board of Adjustment: 
Interested Parties: The Lebanon Conservation Commission is hereby determined to be an interested party 
to any Board of Adjustment proceeding under this section. Upon receipt of an application, the Board of 
Adjustment shall immediately forward a copy of the complete application to the Conservation Commission. 
The Conservation Commission shall receive notice of all proceedings of the Board of Adjustment, and the 
Board of Adjustment shall give due weight to all evidence submitted to it by the Conservation Commission. 
 
At the August 25, 2026 Conservation Commission meeting Andrew Fuance  MOVED that 
Conservation Commission endorses the proposed application for a special exception permit, 
noting the exemplary techniques utilized for this project, to include the treatment of 
stormwater, as well as management of both native plantings and invasive species treatments.   
 
Vice Chair Bruce James seconded the motion. 
*The MOTION was approved unanimously via a roll call vote.  
 
 
STAFF COMMENTS: 
 
Staff view the application as complete and recommend acceptance of jurisdiction. 
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CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
SPECIAL EXCEPTION 

DRAFT MOTION 
Ekstrand Family Trust – 111 NH Route 4A 

______________________________________________________________________ 
DRAFT MOTION for: 

Agenda Item 3.B 
Case ZB2026-14-SE 
Request for Special Exception per Sections §410.6 and 410.8 
 

Motion made by: __________________________ 
 
On September 3, 2026, at a duly-noticed meeting of the Lebanon Zoning Board of Adjustment, 
there appeared __________________________ regarding 111 NH Route 4A (Tax Map 98, Lot 
14), Zoned RL-2: The applicants request a Special Exception, pursuant to Sections 410.6 and  
410.8 of the Zoning Ordinance, to allow +/- 150 sq ft expansion of existing parking area within the 
Riverbank Protection overlay district. ZB2026-14-SE. 
 
 
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. ______________________________________________________________________

______________________________________________________________________ 

 

2. ______________________________________________________________________

______________________________________________________________________ 

 

3. ______________________________________________________________________

______________________________________________________________________ 

 
4. ______________________________________________________________________

______________________________________________________________________ 

 

5. ______________________________________________________________________

_____________________________________________________________________ 

 
6. ______________________________________________________________________

______________________________________________________________________ 
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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 sections §201.9 and 801.3 of the Zoning Ordinance  
 

 
1. The Special Exception is specifically authorized by Sections §410.6 of the Zoning 

Ordinance.  
 

2. The following criteria of Sections §410.6 have been / have not been  met:  
 

a. The use for which the exception is sought, after consideration of all alternatives 
and taking into consideration the particular characteristics, setting and 
environment of the property, cannot be carried out on a portion or portions of the 
lot which are outside the Riverbank Protection District without a special exception 
under this section. 
 

_____________________________________________________________ 
 

b. The design and construction of the proposed use is consistent with the purpose 
and intent of Section 410.1, A. through I. of this Ordinance, and with all applicable 
State of New Hampshire regulations including applicable best management 
practices as referenced in Appendix A of this Ordinance, and adequate 
conservation measures are taken to mitigate the detrimental effects of the 
proposed use upon the river or stream, its banks, and adjacent vegetated buffers. 
 

_____________________________________________________________ 

 

c. The  proposed construction and design shall include provisions for restoration of 
the site as closely as possible to its original grade and conditions; and 
 

_____________________________________________________________ 

d. The proposed use will not create a hazard to individual or public health, safety and 
welfare due to the impact upon the Riverbank Protection District. 
 

_____________________________________________________________ 

 

 
III. DECISION 
 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 3rd day of 
September, 2026, hereby GRANTS / DENIES the Special Exception pursuant to Section §410.6, 
to allow +/- 150 sq ft expansion of existing parking area within the Riverbank Protection overlay 
district, as set forth above and per testimony, plans, and materials submitted, and per the following 
conditions:  
    

1. The Applicant shall apply for a building permit for a retaining wall greater than 4-feet and 

other improvements as required by the New Hampshire State Building Code.    
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2. ______________________________________________________________________

______________________________________________________________________ 
 

Motion seconded by: ________________________ 
 

Vote: ____________________________________ 
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The State of New Hampshire 

Department of Environmental Services 

 
Robert R. Scott, Commissioner 

 
 

 

 

www.des.nh.gov 
29 Hazen Drive • PO Box 95 • Concord, NH 03302-0095 

(603) 271-3503 • Fax: (603) 271-2867 • TDD Access: Relay NH 1-800-735-2964 

SHORELAND IMPACT PERMIT 2026-01348 

NOTE CONDITIONS 

PERMITTEE: LESLIE L/PAUL J EKSTRAND 
111 RTE 4A 
LEBANON NH 03766 

PROJECT LOCATION: 111 NH RTE 4A, LEBANON 
 Tax Map/Block/Lot(s): 98/no block/14  

WATERBODY:  MASCOMA LAKE 

APPROVAL DATE: JULY 20, 2026  EXPIRATION DATE: JULY 20, 2031 

Shoreland Permit Application 2026-01348 has been found to meet or exceed the requirements of RSA 483-B as required 
per RSA 483-B:6, II. The New Hampshire Department of Environmental Services (NHDES) hereby issues this Shoreland 
Impact Permit with conditions pursuant to RSA 483-B:6, II. 

PERMIT DESCRIPTION: 
Impact 1,357 square feet of protected shoreland in order to reconstruct and expand a parking area using permeable 
pavers. 

Impervious Surface Percentage Approved: 16.08% 

Natural Woodland Area Required per RSA 483-B:9,V, (b): 0sf 

THE FOLLOWING PROJECT-SPECIFIC CONDITIONS HAVE BEEN APPLIED TO THE PERMIT PURSUANT TO ENV-WQ 
1406.15(c): 
1.  All work shall be in accordance with revised plans by Leslie Ekstrand dated June 23, 2026 and received by the New 

Hampshire Department of Environmental Services (NHDES) on June 26, 2026 pursuant to Env-Wq 1406.15(f). 
2.  Within three days of final grading or temporary suspension of work in an area that is in or adjacent to wetlands or 

surface waters, all exposed soil areas shall be stabilized by seeding and mulching during the growing season, or if not 
within the growing season, by mulching with tack or netting and pinning on slopes steeper than 3:1 as required 
pursuant to RSA 483-B:9, V(d) Erosion and Siltation, (1). 

3.  All pervious technologies used shall be installed and maintained to effectively absorb and infiltrate stormwater as 
required per RSA 483-B:6, II and Rule Env-Wq 1406.15(c) in order to ensure compliance with RSA 483-B:9, V(g). 

4.  This permit shall not preclude NHDES from taking any enforcement or revocation action as authorized pursuant to 
483-B:5, I, if NHDES later determines that any of the structures depicted as "existing" on the plans submitted by the 
applicant were not previously permitted or grandfathered. 

THE FOLLOWING STANDARD PROJECT CONDITIONS SHALL BE MET PURSUANT TO ENV-WQ 1406.20: 
1. Erosion and siltation control measures shall be installed prior to the start of work, be maintained throughout the 

project, and remain in place until all disturbed surfaces are stabilized. 
2. Erosion and siltation controls shall be appropriate to the size and nature of the project and to the physical 

characteristics of the site, including slope, soil type, vegetative cover, and proximity to wetlands or surface waters. 
3. No person undertaking any activity in the protected shoreland shall cause or contribute to, or allow the activity to 

cause or contribute to, any violations of the surface water quality standards established in Env-Wq 1700, and the 
requirements in Env-Wq 1404.01(a) and(b). 
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4. Any fill used shall be clean sand, gravel, rock, or other suitable material. 
5. For any project where mechanized equipment will be used, orange construction fence shall be installed prior to the 

start of work at the limits of the temporary impact area as shown on the approved plans; be maintained throughout 
the project; and remain in place until all mechanized equipment has been removed from the site. 

ANY INDIVIDUAL CONDUCTING WORK UNDER THIS PERMIT IS ADVISED OF THE FOLLOWING: 
1. During construction, a copy of this permit should be posted on site in a prominent location visible to inspecting 

personnel. 
2. This permit does not convey a property right, nor authorize any injury to property of others, nor invasion of rights of 

others. 
3. Pursuant to Env-Wq 1406.21, transfer of this permit to a new owner requires notification to, and approval of, 

NHDES. 
4. This project has been screened for potential impact to known occurrences of protected species and exemplary 

natural communities in the immediate area. Since many areas have never been surveyed, or only cursory surveys 
have been performed, unidentified sensitive species or communities may be present. This permit does not absolve 
the permittee from due diligence in regard to state, local or federal laws regarding such communities or species. This 
permit does not authorize in any way the take of threatened or endangered species, as defined by RSA 212-A:2, or 
of any protected species or exemplary natural communities, as defined in RSA 217-A:3. 

 
APPROVED: 

 

 
ISABELLA M. BLOOD 
Shoreland Permitting, Shoreland Program 
Wetlands Bureau, Land Resources Management 
Water Division 
 

THIS PERMIT IS NOT VALID UNTIL SIGNED BY THE PARTIES BELOW (Env-Wq 1406.21(c)) 
 
 
    
PERMITTEE SIGNATURE (required) PRINCIPAL CONTRACTOR SIGNATURE (required, if any) 
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  CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
STAFF MEMORANDUM 
Porter Family Rev Trust 

53 Stevens Road 
 

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

                       & Tiffany Adams, Zoning Executive Assistant 

Date:   September 3, 2026 – Regular Meeting 
Application Number: ZB2026-17-VAR 
 
 
HEARING NOTICE: 
PORTER FAMILY REV TRUST, 53 Stevens Rd (Tax Map 52, Lot 16, Plot 100), Zoned RL-2: The 
applicants request two Variances from Section 313.3, pursuant to Section 801.2, of the Zoning Ordinance 
to allow an agricultural greenhouse to be located +/- 12 ft from the right-side property line where 35 ft is 
required and +/- 28 ft from the front property line where 40 ft is required. ZB2026-17-VAR 
 
SITE DESCRIPTION / BACKGROUND: 
The subject property is improved with a 1-family home constructed in 1987, per the City Assessor’s 
records, is conforming to the RL-2 zoning district, Class 3, minimum lot size requirement of 3 acres with 
+/- 3.02 acres and is partially within the Riverbank Protection and Wetland/Wetland buffer overlay districts.  
 
Previous ZBA action includes: 

- 2018 Special Exception to allow produce stand use 
- 2018 Variance to allow a greenhouse to be placed within the side yard setback 
- 2018 Variance to allow a chicken coop within the front yard setback 
- 2018 Variance to allow a produce stand within the front yard setback 

 
 
PROPOSAL: 
The applicant proposes to construct a 26ft X 48ft hoop-style greenhouse at the front-right side of the 
property shared with 0 Stevens Road (map 52, lot 16). The greenhouse will be used to support a growing 
local food production operation.  
 
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 stated 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 
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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:  
 
Staff see the application as complete and recommend accepting jurisdiction. 
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CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 

ZONING BOARD OF ADJUSTMENT 
DRAFT DECISION – ZB2026-17-VAR 
September 3, 2026 Regular Meeting 

Porter Family Rev Trust – 53 Stevens Road 
______________________________________________________________________ 
DRAFT MOTION for: 

Agenda Item 3.B 
Case ZB2026-17-VAR 
Request for Variance from Section §313.3 

Motion made by: __________________________ 
 
On September 3, 2026, at a duly-noticed meeting of the Lebanon Zoning Board of Adjustment, 
there appeared __________________________ regarding 53 Stevens Rd (Tax Map 52, Lot 16, 
Plot 100), Zoned RL-2: The applicants request two Variances from Section 313.3, pursuant to 
Section 801.2, of the Zoning Ordinance to allow an agricultural greenhouse to be located +/- 12 
ft from the right-side property line where 35 ft is required and +/- 28 ft from the front property line 
where 40 ft is required. 
 
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. ______________________________________________________________________

______________________________________________________________________ 

 

2. ______________________________________________________________________

______________________________________________________________________ 

 

3. ______________________________________________________________________

______________________________________________________________________ 

 
4. ______________________________________________________________________

______________________________________________________________________ 

 

5. ______________________________________________________________________

_____________________________________________________________________ 

 
6. ______________________________________________________________________

______________________________________________________________________ 
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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. 
 

___________________________________________________________________________ 
 

___________________________________________________________________________ 
 
 
 

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

 
___________________________________________________________________________ 
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III. DECISION 
 
Now therefore be it resolved, the Lebanon Zoning Board of Adjustment, on this 3rd day of 
September, 2026, hereby GRANTS / DENIES the Variance from Section §313.3, pursuant to 
Section §801.2 of the Zoning Ordinance to allow an agricultural greenhouse to be located +/- 12 
ft from the right-side property line where 35 ft is required and +/- 28 ft from the front property line 
where 40 ft is required, as set forth above and per testimony, plans, and materials submitted, and 
per the following conditions:  
    

1. The Applicant shall apply for a building permit.   

2. ______________________________________________________________________

______________________________________________________________________ 
 

Motion seconded by: ________________________ 
 

Vote: ____________________________________ 
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