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TOWN OF WARNER 
P.O. Box 265, 5 East Main Street 

Warner, New Hampshire 03278-0059 

Land Use Office: (603)456-2298 ex. 7 

Email: landuse@warnernh.gov 

 

Planning Board Meeting 
AGENDA 

Monday, September 8th, 2025  

Town Hall Lower Meeting Room     
7:00 PM 

 
Join Zoom Meeting: https://us02web.zoom.us/j/87061407427  Meeting ID: 870 6140 7427 Passcode: 1234 

 

I. OPEN MEETING / Pledge of Allegiance 

II. ROLL CALL 

III. PUBLIC COMMENT 

IV. NEW BUSINESS 

A. Conceptual Consultation 
Applicant: Natural Playgrounds Shop, LLC 
Owner: Persechino Family Trust 
Address: Map 03, Lot 040, Warner Rd 
District: C-1 
Proposed Use: Woodworking/Manufacturing Wholesale 
Details: Wants to discuss if proposed operation will require any sort of special 
exception. 

B. Minor Subdivision 
Applicant: John Puc 
Owner: John Puc 
Agent: S & H Land Services, LLC 
Address: Map 37, Lot 006, 131 Waterloo Street 
District: R-2 
Proposed Use: Single-family, residential 
Details: Applicant seeks to subdivide the subject property, creating two additional 
building lots with frontage on Waterloo Street and the Warner River. No new road is 
proposed.  

 

V. UNFINISHED BUSINESS 

A. Site Plan Amendment Proposal from 07-21-2025 

B. Bonds Conversation from 07-21-2025 

C. Input for the Central NH Regional Plan 

1. What are the key local issues to address in the plan? 

2. What are the most important planning, housing, transportation, natural 
resource, and land use issues for the Town? 
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VI. REVIEW MINUTES: July 21, August 18th 

VII.  COMMUNICATIONS 

VIII. REPORTS 
 Chair's Report- Chair, Karen Coyne 

Select Board – Michael Smith 
Regional Planning Commission – Barbara Marty, Ben Frost 
Economic Development Advisory Committee – James Sherman 
Agricultural Commission - James Gaffney 
Regional Transportation Advisory Committee – Tim Blagden 
HOP II Update – Bob Holmes 

IX. PUBLIC COMMENT 
X. ADJOURN - Note: Planning Board meetings will end no later than 10:00 P.M. Items remaining on 

the agenda will be heard at the next scheduled monthly meeting. 
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Upon Recording Return to:

Joseph M. & Gail M. Persechino

888 Kearsarge Avenue

Hopkinton, NH 03229

1823

25

WARRANTY DEED

KNOW ALL BY THESE PRESENTS that we, JOSEPH PERSECHINO and

GAIL PERSECHINO, husband and wife, of Hopkinton, County of Merrimack and State

of New Hampshire, for no consideration paid, grant to JOSEPH M. PERSECHINO and

GAIL M. PERSECHINO, Trustees of THE PERSECHINO FAMILY TRUST, under

instrument dated December 18, 2024 (a revocable trust), with a mailing address of
888 Kearsarge Avenue, Hopkinton, New Hampshire 03229, with Warranty Covenants:

Tract I:

A certain tract or parcel of land, with any buildings or improvements thereon,
situated in the Town of Warner, Merrimack County, State of New Hampshire, being shown

as Lot 40 on a plan entitled "Commercial Subdivision of Tax Map 3 Lot 39 Warner Road,
Warner, NH, Merrimack County", prepared by J. E. Belanger Land Surveying PLLC
recorded in the Merrimack County Registry of Deeds as Plan No. 17832, to which
reference is made for a more particular description.

Tract II:

Also, a tract or parcel of land, with any buildings or improvements thereon, in said
Warner, County of Merrimack and State of New Hampshire on the Warner River at land

now or formally of Horace J. Nudd and bounded westerly by land now or formally of
Simeon Sanborn and land now or formally of Theodore S. Davis; northerly by land now or

formally of Charles Currier and easterly by the said Warner River.

Tract III:

Also, a certain tract or parcel of land, with any buildings or improvements there on,

situated in the southeastern part of Warner, County of Merrimack and State of New
Hampshire, more particularly bounded and described as follows:

Commencing at the northeasterly corner of said tract at a stake and stones;
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Thence southerly by land now or formerly of G. Q. Dow to a stake and stones at

Tom Pond; so-called:

Thence westerly by said Tom Pond to a high-water mark and land now or formally
of Josiah C. Hardy

Thence northerly and easterly by said Hardy land to the bound begun at.

Tract I contains 5.06 acres, more or less.

Tract II contains four (4) acres more or less.

Tract III contains five (5) acres more or less.

Subject to any and all matters, including setbacks if any, as shown on Plan No.
17354, Plan No. 17710 and Plan No. 17832 recorded with the Merrimack County Registry

of Deeds.

Subject to Current Use recorded in the Merrimack County Registry of Deeds at
Book 1279, Page 648 and at Book 1299, Page 774.

Subject to utility easement to Public Service of New Hampshire recorded in the
Merrimack County Registry of Deeds at Book 651, Page 151.

Excepting and reserving the right, limited to a line as staked, to erect, operate and
maintain lines of wire for the transmission of electricity for light, power and other purposes,

including the necessary poles, metal structures and fixtures, and to do necessary cutting
and trimming of trees and brush upon land of Marga H. Buhrer in the Towns of Hopkinton

and Warner, with permission to enter upon said land for the above purposes, as conveyed
by said Marga H. Buher to Public Service of New Hampshire by deed dated November 16,
1948, recorded in said Registry of Deeds at Book 651, Page 151.

Excepting and reserving from all the above-described and conveyed Tracts such
rights-of-way, if any, that may exist in favor of third persons over any of the above-

described Tracts, and hereby granting and conveying to the said Grantees any rights that

said Grantor might have to cross the Concord and Claremont Railroad and any other lands

adjoining the Tracts herein conveyed.

Meaning and intending to describe and convey all and the same premises conveyed
by Warranty Deed of A & P Investments, LLC to Joseph Persechino and Gail

Persechino, as joint tenants with rights of survivorship, dated March 7, 2013 and recorded

in the Merrimack County Registry of Deeds at Book 3373, Page 0512.

The above-described premises are not homestead property.

This is a non-contractual transfer for estate planning purposes and is exempt from

transfer tax pursuant to RSA 78-B:2, XXII.
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Executed this 12th day of May, 2025.

Rruchins
Joseph Persechino

Aail M Persechins
Gail Persechino

STATE OF NEW HAMPSHIRE

COUNTY OF MERRIMACK, ss.

On the date last above written, before me, the undersigned officer, personally
appeared Joseph Persechino and Gail Persechino, known to me or satisfactorily proven

to be the persons whose names are subscribed to the foregoing instrument and

acknowledged that they executed the same for the purpose therein contained.

Grarli
Notary Public

LYNN W. GARLICK
NOTARY PUBLIC - State of New Hampshire

My Commisslon Expires

October 26 2026,



ADMINISTRATIVE INFORMATION OWNERSHIP Card No. of

Site Description

TRANSFER OF OWNERSHIP

Date

VALUATION RECORD
Assessment Year

Reason for Change

VALUATION

LAND DATA AND CALCULATIONS

Land Type

Rating
Soil ID
-or-

Actual
Frontage

Measured
Acreage
-or-

Effective
Frontage

Table

Effective
Depth

Prod. Factor
-or-

Depth Factor
-or-

Square Feet
Base
Rate

Adjusted
Rate

Extended
Value

Influence
Factor Value

Supplemental Cards
TOTAL LAND VALUE

03-040                       PERSECHINO, JOSEPH                            WARNER ROAD                                851
Tax ID 000504 Printed 08/26/2025 1 1

PARCEL NUMBER
03-040

Parent Parcel Number

Property Address
WARNER ROAD

Neighborhood
  6   COMM-EXIT 7, DEPOT RD,NORTH RD

Property Class
851   Vacant Commercial

TAXING DISTRICT INFORMATION

Jurisdiction   219    WARNER, NH

Area           219    

Routing Number 2015

Topography:
Level

Public Utilities:
Electric

Street or Road:
Paved

Neighborhood:

Zoning:
C1-Commercial

Legal Acres:
5.0600

         570

COMMERCIAL

PERSECHINO, JOSEPH
GAIL PERSECHINO
888 KEARSARGE AVENUE
HOPKINTON, NH 03229 

03/08/2013    A&P INVESTMENTS, LLC                            $3000
                  Bk/Pg: 3373, 512
12/16/2004    FOSS, MARGA                                  $1050000
                  Bk/Pg: 2732, 419

Market

VALUATION
Assessed/Use

L
B
T

L
B
T

    04/01/2015

   2015 PRELIM

      48810
          0
      48810
        550
          0
        550

    04/01/2015

    2015 Reval

      48810
          0
      48810
        540
          0
        540

    04/01/2018

       Use Chg

      48810
          0
      48810
        610
          0
        610

    04/01/2019

   CU Rate Adj

      48810
          0
      48810
        610
          0
        610

    04/01/2020

   2020 Prelim

      83010
          0
      83010
        570
          0
        570

    04/01/2020

    2020 Reval

      83010
          0
      83010
        570
          0
        570

    Worksheet 

      83010
          0
      83010
        570
          0
        570

 1 Homesite Vacant                       4     0.9200                    1.00    83478.24  83478.24            76800                                   76800
 2 Pine No Stewardship                   5     0.9200                    1.00      167.00    167.00              150 R  -25%                             110
 3 EXCESS REAR                           4     3.5800                    1.00     1500.00   1500.00             5370                                    5370
 4 Pine No Stewardship                   5     3.5800                    1.00      167.00    167.00              600 R  -25%                             450
 5 EXCESS REAR                                 0.5600                    1.00     1500.00   1500.00              840                                     840
 6 Wetlands                                    0.5600                    1.00       23.00     23.00               10 R  -25%                              10

Supplemental Cards

TRUE TAX VALUE     83010

Supplemental Cards

MEASURED ACREAGE     5.0600

CU: Current Use
IS13: 2013 INVALID SALE
MULTI TRACT PROPERTY SOLD
L: LAND
SUBDIVISION PLAN NO 17832
PARCEL WAS MARKETED IN 2008 ON MLS#261073 FOR
$138K LIST. EXPIRED  6/30/08.
2015: LOT IS PARTIALLY CLEAR.
R: 2003 INFORMAL REVIEW
7/23/03 PUT STEWARDSHIP ON ALL CATERGORIES PER
OLD CARD
S04: 2004 Sale
MULTI-TOWN & MULTI-PARCEL SALE - INVALID W/ 03-039
& 03-102













































ADMINISTRATIVE INFORMATION OWNERSHIP Card No. of

Site Description

TRANSFER OF OWNERSHIP

Date

VALUATION RECORD
Assessment Year

Reason for Change

VALUATION

LAND DATA AND CALCULATIONS

Land Type

Rating
Soil ID
-or-

Actual
Frontage

Measured
Acreage
-or-

Effective
Frontage

Table

Effective
Depth

Prod. Factor
-or-

Depth Factor
-or-

Square Feet
Base
Rate

Adjusted
Rate

Extended
Value

Influence
Factor Value

Supplemental Cards
TOTAL LAND VALUE

37-006                       PUC JOHN                                      WATERLOO STREET 131                        101
Tax ID 000908 Printed 08/29/2025 1 1

PARCEL NUMBER
37-006

Parent Parcel Number

Property Address
WATERLOO STREET 131

Neighborhood
 20   WATERLOO

Property Class
101   One Family

TAXING DISTRICT INFORMATION

Jurisdiction   219    WARNER, NH

Area           219    

Routing Number 2015

Topography:
Rolling

Public Utilities:
Water, Sewer, Electric

Street or Road:
Paved

Neighborhood:

Zoning:
R2-Med Density Res

Legal Acres:
9.0000

      114150

RESIDENTIAL

PUC JOHN
131 WATERLOO STREET
WARNER, NH 03278 

07/30/2020    KESTNER REVOCABLE TRUST, PAUL                 $110000
                  Bk/Pg: 3688, 2070

Market

VALUATION
Assessed/Use

L
B
T

L
B
T

    04/01/2010

    2010 Reval

     142750
     161360
     304110
     142750
     161360
     304110

    04/01/2015

   2015 PRELIM

     109500
     147570
     257070
     109500
     147570
     257070

    04/01/2015

    2015 Reval

     109500
     147570
     257070
     109500
     147570
     257070

    04/01/2020

              

     109500
     120170
     229670
     109500
     120170
     229670

    04/01/2020

   2020 Prelim

     114150
      63620
     177770
     114150
      63620
     177770

    04/01/2020

    2020 Reval

     114150
      63620
     177770
     114150
      63620
     177770

    Worksheet 

     114150
      63620
     177770
     114150
      63620
     177770

 1 Homesite Improved                           2.0000                    1.00    47500.00  47500.00            95000 1   -5%                           90250
 2 Excess Frontage                             6.0000                    1.00     5000.00   5000.00            30000 1  -25%                           22500
 3 EXCESS REAR                                 1.0000                    1.00     1400.00   1400.00             1400                                    1400

Supplemental Cards

TRUE TAX VALUE    114150

Supplemental Cards

MEASURED ACREAGE     9.0000

FLD: ***FLOODPLAIN***
L: LAND ADJ FOR TOPO
O: OBS
PRIOR TO 2015= SP WINDOWS, 2ND FLR WATER
DAMAGE, CRACKED CEILING & WALLS, SM KIT,
DEFERRED MAINT., LACKS
CLOSET SPACE, LAYOUT
RE20: 2020 REVALUATION:estate sale=FSBO-AP$150K.



IMPROVEMENT DATA

PHYSICAL CHARACTERISTICS

SPECIAL FEATURES SUMMARY OF IMPROVEMENTS

Description Value ID Use
Stry
Hgt

Const
Type Grade

Year
Const

Eff
Year Cond

Base
Rate

Feat-
ures

Adj
Rate

Size or
Area

Computed
Value

Phys
Depr

Obsol
Depr

Market
Adj

%
Comp Value

Data Collector/Date Appraiser/Date Neighborhood Supplemental Cards
TOTAL IMPROVEMENT VALUE

Neigh 20  AVDMRM  10/14/2014 DM  04/01/2020

25

17

A (UF) 
2 s Fr 

C 

425

17

25

A (UF) 
2 s Fr 

B 

425

5
38

29

5

OFP-s 310

23

24

A (UF) 
2 s Fr 

C 

552

11

20
A (UF) 
1 s Fr 

C 

220

12

20

A (UF) 
1 c Fr G 240

01
02

18

12Utl Shed
216

COLOR - WHITE

37-006                     Property Class: 101
WATERLOO STREET 131

Style: Colonial
Occupancy: Single family

Story Height:              2.0
Finished Area:             3024 
Attic:                     Unfinished
Basement:                  1/4

ROOFING
Material: Asphalt shingles
Type:     Gable
Framing:  Std for class
Pitch:    Not available

FLOORING
Slab         B
Sub and joists 1.0, 2.0, A
Concrete            B
Softwood            1.0, 2.0

EXTERIOR COVER 
Stone               B
Wood Clapboards     1.0, 2.0, A

INTERIOR FINISH
Plaster             1.0, 2.0

ACCOMMODATIONS
Finished Rooms            12
Bedrooms                  5
Fireplaces:   1

HEATING AND AIR CONDITIONING
Primary Heat: Steam
           Lower       Full  Part
           /Bsmt    1  Upper Upper

PLUMBING
                 # 
3 Fixt. Baths    2   6
2 Fixt. Baths    1   2
Kit Sink         1   1
Water Heat       1   1
  TOTAL             10

REMODELING AND MODERNIZATION
                   Amount   Date

(LCM: 102.00)

 D   DWELL       0.00        Avg+  1840 1961  PR   0.00   Y     0.00    5311   329660   80    15   95   100      53240
 G01 ATTGAR      0.00  1                          32.25   N    32.25  12x 20     7740    0     0    0   100          0
 01  BARN/LFT    1.75  0     Avg-  1900 1900  FR  25.50   N    24.74  38x 40    37610   70    20  100   100       9020
 02  UTLSHED     1.00  1     Fair  1940 1940  FR  13.65   N    11.88  12x 12     1710   70    10  100   100        460
 03  UTLSHED     1.00  1     Avg   1840 1840  FR  13.65   N    13.92  12x 18     3010   70     0  100   100        900

     63620

D  :FP-MAS     3950
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            Planning Board Meeting Minutes 2 
July 21, 2025, 7:00 PM 3 

Lower Meeting Room, 5 East Main St, Warner Town Hall 4 
 5 

I. OPEN MEETING: Chair Karen Coyne called the meeting to order at 7:02 PM.  6 
PLEDGE OF ALLEGIANCE: The Pledge of Allegiance was recited. 7 

II.  ROLL CALL 8 

 9 

  10 

 11 
 12 
 13 
 14 
 15 
VI. REVIEW OF MINUTES: April 7th, April 21st, and July 7th  16 
April 7, 2025 17 
James Gaffney made a motion seconded by Barak Greene to accept the edit of page 2 line 27 & 28 and 18 
to accept the minutes of April 7, 2025, as amended.  Motion passed unanimously. 19 
 20 
April 21, 2025   21 
James Gaffney made a motion seconded by Barak Greene to accept the minutes of April 21, 2025, as 22 
amended. Motion passed unanimously. 23 
 24 
July 7, 2025 25 
Pier D’Aprile made a motion seconded by James Gaffney to accept the minutes of July 7, 2025, as 26 
presented. Motion passed unanimously. 27 
 28 
 III.   PUBLIC COMMENT  29 
Mike Smith informed the Planning Board that the Select Board is moving to remove Preti Flaherty as legal 30 
counsel. He asked if the Planning Board had any thoughts or concerns.  Karen Coyne stated that with regard 31 
to Upton & Hatfield, she has had situations where she received differing legal opinions from different 32 
attorneys within the practice and she expressed frustration from not receiving responses in a timely manner.  33 
Karen Coyne stated that she has been pleased with the response time of Preti Flaherty.  She noted that a legal 34 
opinion was received on a weekend. Chrissy Almanzar spoke about a couple instances where residents were 35 
forced to wait exceptionally long periods due to differing advice from within the Firm.  Karen Coyne spoke 36 
about an instance when materials had been sent to Upton & Hatfield previously on numerous occasions that 37 
they requested again.  Pier D’Aprile asked for clarification on the issue.  Mike Smith spoke as a resident of 38 
Warner stating that there have been problems with Upton & Hatfield. He explained that a new legal counsel 39 
was retained legally through the proper procedures. He stated that there is one person in town who continues 40 
to dispute that.  Mike Smith is looking for the Planning Board’s opinion regarding the service they have 41 
received from Preti Flaherty.  Karen Coyne stated that the Planning Board has received excellent service 42 
from the new legal counsel.  James Gaffney asked if the Planning Board wanted to make a motion to 43 

Planning Board Member Present Absent 
Karen Coyne, Chair ✔  

James Gaffney ✔  

Pier D’Aprile ✔  

Barak Greene, Vice Chair ✔  

Ian Rogers ✔  

Harry Seidel – Select Board ✔  

John Leavitt ✔  

Bob Holmes – Alternate  ✔  

Micah Thompson – Alternate  ✔  

TOWN OF WARNER 
                       PO Box 265  

            Warner, New Hampshire 03278-0265                        
                 Telephone: (603) 456-2298   ex. 7  

Email: landuse@warnernh.gov          
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recommend that the Planning Board Chair summarize her interactions with the new legal counsel in a letter 1 
to the Select Board.  Mike Smith explained that the Select Board will be discussing this at the next Select 2 
Board meeting and there will be a vote to remove Preti Flaherty.  Karen Coyne asked if there has been a 3 
discussion regarding the reasoning to remove Preti Flaherty. She noted that they are far more responsive and 4 
less expensive.  5 
 6 
Harry Seidel explained that this has been brought up because the proper procedures were not followed. He 7 
stated that Mr. Smith brought this up to the Select Board because he was working on selling town-owned 8 
properties to increase revenue, but Mr. Smith was not receiving timely responses from our current counsel.  9 
Harry Seidel stated that he initially did not want to engage with two legal counsels.  He stated that it was 10 
presented to the Select Board that Preti Flaherty would only be used for land use decisions.  Harry Seidel 11 
stated that a contract came in from the new counsel dated a day before it was presented to the Select Board 12 
that reflects that Preti Flaherty could be used for any town matters and that is different than what was 13 
proposed and agreed on.  Harry Seidel spoke about the process that was not followed.   14 
 15 
Karen Coyne explained that she attended the Select Board meeting where this was initially discussed. She 16 
acknowledged that Harry Seidel expressed concern that if an opinion was received that someone did not like 17 
they might go to the other firm.  She stated that this was brought up because of land use issues with the 18 
current legal counsel.  She stated that it was discussed that the primary use of Preti Flaherty would be land 19 
use issues, but it was stated by Alfred Hanson that if the need came up, they would be available for other 20 
matters.  Mike Smith concurred with Karen’s recollection.  Karen Coyne stated that at no point in time did 21 
anyone say the only thing permitted to talk to them about was land use issues.   22 
 23 
Mike Smith presented the Preti Flaherty engagement letter that reflects the Town is paying for hourly 24 
services. He stated that the Select Board is being beaten up over this by a resident who insists the purchasing 25 
policy was not followed.. He stressed that everything was done correctly. James Gaffney noted that the letter 26 
of engagement does not say that Preti Flaherty will be the sole counsel for the Town.  Mike Smith stated that 27 
there is one particular resident who says that this was done illegally. Mike Smith stressed that he did not hide 28 
anything.  He stated that speaking as a resident he wanted to make this Board aware that this will be 29 
discussed at the next Select Board meeting. He stated that there will be a vote to remove them.  Mike Smith 30 
stated that the Select Board told him that they will not vote for land sales.  31 
 32 
Mike Smith advised the Planning Board that he is frustrated.  He stated that he is going to every board to 33 
voice his frustration. He distributed copies of an agenda posted at the Library, but not on the website.  He 34 
stated that the library posting was modified with handwritten changes. He spoke about an email from Harry 35 
Seidel regarding contacting the previous auditors. James Gaffney explained that recently an Audit 36 
Committee was created as a result of the resignation of the town’s auditing firm.  He explained that 37 
membership consists of James Sherman, Robert Blake, Elizabeth Labbe, and himself. 38 
 39 
Mike Smith asserted that he is dedicating the next year and half of his term to bringing to light everything 40 
that comes forward.  He stated that today a 91-A request came in regarding the Finance Director who 41 
claimed he did not know about the audit. Mike Smith stated that the documents in the 91-a request reflect 42 
that he did in fact know about the audit and the expectations of it. 43 
 44 
John Leavitt spoke about the significant cost that a new audit will cost.  He stated that an audit is just the first 45 
step.  He stated that the purchasing journal is a mess.  He said anyone who is willing to keep the old auditors 46 
is just doing so to protect individuals who may not have been doing their job.   47 
 48 
Ian Rogers acknowledged that tempers are running high right now.  He stated that there are many different 49 
problems going on right now. He encouraged the Planning Board to acknowledge that these are matters 50 
outside of the Planning Board’s purview and he encouraged the Board to use this meeting time to discuss 51 
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Planning Board matters.  Mike Smith stated that the legal counsel issue is a Planning Board issue.  Karen 1 
Coyne agreed that the change of legal counsel is a Planning Board matter. 2 
 3 
Karen Coyne stated that regarding the audit issue, an email that came out today as part of the 91-A revealed 4 
that the previous auditors made 23 adjustments just to balance things.  Mike Smith explained that they 5 
needed to make 23 adjustments before the audit so that they only needed to make 21 adjustments during the 6 
audit, which is what the law allows.  James Gaffney stated that the previous auditors are on vacation until 7 
August.  He expressed his concern about the Town’s ability to find a firm to work with them without a firm 8 
commitment from the Select Board to address the underlying issues. 9 
 10 
Pier D’Aprile advised Mike Smith that people are listening.  He spoke about his past request for a new Select 11 
Board ex-officio member.  Pier D’Aprile stated that there is a significant trust issue in town, and it is getting 12 
worse.  He spoke about his hope that Harry would focus on the bigger issues facing Warner.  He stated that 13 
adding the HOP II agenda item was not necessary. He encouraged Harry to focus on getting the trust back. 14 
He stated that if it’s not possible for Harry to achieve that, then maybe it’s time to let someone else try. 15 
 16 
Bob Holmes expressed his confusion about this discussion occurring during this meeting.  He stated that 17 
Upton & Hatfield has a good reputation as legal counsel. He questioned why the audit situation is being 18 
discussed during a Planning Board meeting. Karen Coyne explained that the Board cannot control the topic 19 
of public comment. 20 
 21 
Harry Seidel explained that loud voices or oppositional talk is not necessarily accurate or helpful.  He stated 22 
that the auditor observed conditions in Town very similar to what has occurred in this meeting, and it is not 23 
helpful.  He commended James Gaffney and the audit committee for their service.  Harry Seidel stressed that 24 
yelling will not help, he stated that they have heard a lot of bluster tonight.  He explained that there are only 25 
3-4 auditors to choose from. He stated that Vachon Culkay worked for the town for approximately 10 years. 26 
He stated that they are probably the best candidate to come to Warner.  He addressed the issue of reposting 27 
the agenda that was modified in handwriting. He explained that the public hearing needed to be rescheduled. 28 
He stated that the online agenda does not contain handwritten edits. Karen Coyne stressed that at one point it 29 
was not online.  Harry Seidel stated that they are doing the best they can.   30 
 31 
James Gaffney explained that the expectation is that the Town stick to the facts and follow the law.  He 32 
believes that if that can be accomplished everything else will settle down. He stressed that this applies to 33 
Harry most of all.  James Gaffney referred to statements made by Harry accusing the Chair of cancelling six 34 
to eight meetings since she’s been Chair; statements which are factually incorrect. James Gaffney said there 35 
are many people that Harry Seidel should apologize to, and the Planning Board Chair is just one. James 36 
Gaffney listed multiple names including his own, as well as the town as a whole, that Harry should apologize 37 
to for suppression of free speech and redress of government. Mike Smith concurred. 38 
 39 
Karen Coyne stated that everyone has their own personal communication style, and no one is expected to 40 
follow someone else’s style.  She urged everyone to listen to the message rather than the style. Mike Smith 41 
explained why he is so loud and passionate. He stressed that he is frustrated with how things are going.   42 
He stated that he agrees with Mr. Gaffney and believes that Harry Seidel should resign.  43 
 44 
James Gaffney made a motion seconded by Pier D’Aprile that the Planning Board request that the 45 
Chair of the Planning Board send a letter to the Select Board prior to the Select Board meeting 46 
tomorrow indicating that the Planning Board has good experiences with the law firm Perti Flaherty 47 
and would like to ensure that the Board continues to make them available to the Planning Board.  48 
Motion passed 5-2-0, Harry Seidel and Ian Rogers voted in the negative. 49 
 50 
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Discussion on the motion: Micah Thompson stated that he is new to town politics and part of the reason that 1 
he wanted to join this board was because of how he felt as a member of the public being yelled at by Mike 2 
Smith when he brought his concerns to the Select Board.  Micah Thompson stated that he wanted it noted on 3 
record that while he agrees with much of what Mike Smith is bringing up, he feels that Mike Smith is living 4 
in a really big glass house to be the person who is talking about respect between members of town boards. 5 
 6 
John Leavitt asked what the Select Board’s response was to the initial letter requesting a new ex-officio 7 
member.  Karen Coyne stated that a response has not been received. Harry Seidel stated that it is on the 8 
Select Board agenda for tomorrow’s meeting. 9 
  10 
Barak Greene stated that going forward he would like the Planning Board to take this into consideration and 11 
set a good example for the town by doing their jobs correctly and efficiently. Micah Thompson and Ian 12 
Rogers concurred.  13 
 14 
IV.  NEW BUSINESS  15 

A. Introducing a Site Plan Amendment 16 
Barak Greene explained that his intention behind the Site Plan Amendment, is to make things clear and 17 
easier for the applicant.  He spoke about making adjustments to language to clarify ambiguous language.  18 
James Gaffney agreed, stating that his position is that the rules should be written in a manner that anyone can 19 
understand. He would like the Planning Board to determine what criteria the Planning Board would consider 20 
to be minor enough to fall within this process.  James Gaffney would like the Board to consider not putting 21 
all of the burden on the Land Use Secretary.  He suggested a review by the Chair and Vice Chair.  Karen 22 
Coyne stated that she would not be comfortable with just one person making that determination. She spoke 23 
about the benefits of a conceptual consultation.   24 
 25 
Ian Rogers asked for more clarification from Barak Greene regarding the biggest advantage of doing 26 
something like this.  Barak Greene explained that the advantage is for the Town by streamlining the process 27 
by adding language to the regulation that essentially says this is going through the Planning Board and it is 28 
going to meet certain criteria. He stated this will make it simple and applicants do not have to stress about it.   29 
 30 
Bob Holmes views this as a burden on property owners/businesses by requiring a consultation.   Karen 31 
Coyne acknowledges that there are times when it will be black and white and items that clearly would not 32 
require a consultation but there are many that will. Barak Greene noted there is a section (determination 33 
review requirement) that outlines an appeal process.  James Gaffney suggested the Board could discuss 34 
removing some of the extreme examples. Barak Greene explained that he is trying to focus on a streamlined 35 
way of changing an existing site plan. He stressed there is a need to create a way of tracking those changes.  36 
James Gaffney would like to see a notation or running list of dates that a discussion occurred about a 37 
property. Ian Rogers appreciates the suggestions, he recommends reviewing the language of the Site Plan 38 
Review Regulations used to determine that threshold.  Barak Greene stated that there is a lot of gray area, but 39 
in the end, it boils down to more of a commonsense approach. He would like the Planning Board to simplify 40 
the language to reduce the gray area.  Harry Seidel expressed concern about the pressure this would put on 41 
Chrissy Almanzar (land use coordinator).  He spoke about the benefits that conceptual consultation provides, 42 
being a nonbinding friendly meeting. He hopes the Planning Board will consider doing more conceptual 43 
consultations.  Chrissy Almanzar feels that a determination application would make more sense if it came 44 
prior to the conceptual consultation.  Then, the Planning Board could discuss the details at the consultation to 45 
determine the path forward.   46 
 47 
Barak Greene explained that he feels strongly that the Application for Determination of Site Plan Review 48 
should be changed to Application for Site Plan Amendment.  James Gaffney is concerned about the Planning 49 
Board making a determination that could be construed as legally binding.  Karen Coyne concurred.  James 50 
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Gaffney stressed that the Planning Board needs to be deliberate and careful within the context, understanding 1 
that the Planning Board is making a binding determination. 2 
 3 
Karen Coyne suggested that when an application for determination is received, that could be an agenda item 4 
requiring a Board discussion.  Barak Greene stressed that this provides a documented written procedure.  5 
Karen Coyne supports the change to Application for Site Plan Amendment. Barak Greene suggested the 6 
Planning Board start with this and look over the site plan amendment process and come up with ideas to be 7 
discussed at future work session. John Leavitt asked for clarification as to whether board members would be 8 
allowed to discuss site plan amendment applications outside of a meeting. Karen Coyne explained that it is 9 
appropriate as long as there is not a quorum. The Planning Board agreed to continue this discussion at their 10 
next meeting. 11 
 12 
 B. Guarantees for Infrastructure Improvements and Stabilization – Bonds 13 
Barak Greene explained that the Town has three different regulations (Site plan, subdivision and excavation) 14 
that addresses using securities. He informed the Board that of the three the subdivision regulation is the one 15 
that conforms best to the law that was passed in 2023. He highlighted the language that requires a bond or 16 
security (when approval is given for major infrastructure prior to a sale or issuance of building permit). 17 
 18 
Barak Greene explained that before the Board begins using surety or bonds as is required by law the site plan 19 
and subdivision regulations need to be updated to comply with the law. He reiterated that the most in need of 20 
updating is the excavation regulation.  He stated that he is only looking to update the regulation to comply 21 
with the current law.  Karen Coyne stated that there will need to be two public hearings. Harry Seidel asked 22 
if the change is stricter than the original language.  Harry Seidel expressed concern that the law does not 23 
require a bond or surety for road or utility construction.   24 
 25 
The Board discussed how and if this would apply to driveways, landscaping, roads/private roads.  The Board 26 
agreed that they would need to consult legal counsel. Barak Greene stated that the State of New Hampshire 27 
has given bonds and sureties to municipalities as a tool to mitigate the negative impacts.  He stated that the 28 
Town would be foolish to ignore that.    29 
 30 
James Gaffney asked if there is an update on the Boyer development.  Harry Seidel stated that the Select 31 
Board has not heard from Boyer in a long time.  Harry Seidel explained that a foundation was constructed in 32 
the location of the catch basin.  Chrissy Almanzar stated that the Town has reached out but has not heard 33 
back from him.   34 
 35 
 C. Input for the Central New Hampshire Regional Plan TABLED 36 
1- What are the key local issues to address in the plan? 2 - What are the most important planning, housing, 37 
transportation, natural resource, and land use issues for the Town?  The Planning Board agreed to table Input 38 
for the Central New Hampshire Regional Plan until the next work session. 39 
  40 
V.   UNFINISHED BUSINESS 41 
None 42 
 43 
VII.  COMMUNICATIONS 44 
-Harry Seidel stated that the Select Board will be discussing the Burrington Builders property at the July 22, 45 
2025 Select Board meeting. Harry Seidel stated that the Select Board will be addressing the HOP II (sub-46 
agreement, point of contact and reports for May and June).  There was discussion regarding the Burrington 47 
Builders exemption status, condition of the building, history of events. There was a discussion regarding the 48 
contract on file and the requirement to come before the Planning Board. 49 
 50 
VIII.   PUBLIC COMMENT 51 



 

6 
 

None 1 
 2 
IX. ADJOURN 3 
The meeting adjourned at 9:15 PM. 4 
 5 
Respectfully submitted by Tracy Doherty 6 
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      2 
Planning Board Meeting Minutes 3 

August 18, 2025  7:00 PM 4 
Lower Meeting Room   Warner Town Hall    5 E Main St 5 

 6 
I. OPEN MEETING: Chair Karen Coyne called the meeting to order at 7:00 PM.  7 

The Pledge of Allegiance was recited. 8 
II. ROLL CALL 9 

 10 

  11 

 12 
 13 
 14 
 15 
 16 
 III.   PUBLIC COMMENT  17 
 None  18 
  19 
IV.  NEW BUSINESS  20 

A.  Conceptual Consultation  21 
Applicant: Carl Nickerson  22 
Owner: Carl Nickerson  23 
Address: Map 17, Lot 011, 39 Morse Lane  24 
District: R-2  25 
Proposed Use: Modular Home  26 
Details: Applicant would like to build concrete pad to accommodate a modular home and to 27 
create the concrete pad on dense fill held in place by mortarless lock tight concrete blocks to 28 
create added height for the proper plumbing pitch for a black tank. The applicant would like 29 
to know if a basement is permitted. 30 
 31 

Carl Nickerson advised the Planning Board that he is hoping to place a modular home on the property.  He 32 
stated that currently there is trailer/camper with an A-frame roof and a porch on the property for which he 33 
pulled a demolition permit.  Mr. Nickerson apologized to the Board that he did not bring all of his 34 
documentation and pictures.  He stated that he demolished the A-frame roof and porch. He is working on the 35 
demolition of the remaining building. Mr. Nickerson hopes to face the new home towards the east and install 36 
solar panels.  37 
 38 
Mr. Nickerson explained that he purchased the property in 2011, and he respects the land because it is a 39 
special place.  He stated that he had been living in Massachusetts limiting what he could do and when he 40 
could make improvements.  Mr. Nickerson explained that he has since retired and lives in Warner.  He stated 41 
that he really likes the town and the people are nice. 42 

Planning Board Member Present Absent 
Karen Coyne, Chair ✔  

James Gaffney ✔  

Pier D’Aprile ✔  

Barak Greene, Vice Chair ✔  

Ian Rogers ✔  

Mike Smith – Select Board ✔  

John Leavitt ✔  

Bob Holmes – Alternate  ✔  

Micah Thompson – Alternate  ✔  

TOWN OF WARNER 
                       PO Box 265  

            Warner, New Hampshire 03278-0265                        
                 Telephone: (603) 456-2298   ex. 7  

Warnernh.gov  email: landuse@warnernh.gov          
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Karen Coyne asked if there was a septic system on the property.  Mr. Nickerson explained that currently 1 
there is an outhouse, but he has spoken to a septic person.  He explained that he is interested in replacing the 2 
outhouse and tank with a concrete septic tank.  3 
 4 
James Gaffney questioned if the property is a buildable lot.  Karen Coyne stated that it is up for discussion 5 
because the current tax card indicates that it is not a buildable lot as it has no road frontage and it is 6 
completely in the flood plain.  She explained that the Select Board recommended that the owner go for a 7 
variance.  She stated that there are Select Board meeting minutes from 2007 that indicate that the previous 8 
owner (Dan Hart) was told the lot was not a buildable lot.      9 
 10 
Barak Greene asked Mr. Nickerson how he was accessing the property. Mr. Nickerson informed the Planning 11 
Board that he has a right of way (ROW) in perpetuity with his neighbor Bob Shoemaker.  Barak Greene 12 
asked if that is in writing. Mr. Nickerson stated that it is in his deed. 13 
 14 
Ian Rogers asked for clarification on the area that Mr. Nickerson considers grandfathered.  Mr. Nickerson 15 
explained that he purchased the foreclosed land from Sugar River Bank on August 30, 2011. He stated that 16 
he was told by the bank that the area was grandfathered. Mr. Nickerson explained that he did speak to DES, 17 
and he was advised that the Town can honor the grandfathered area but the State DES does not.  Mr. 18 
Nickerson clarified that he is not sure if his documentation specifies a grandfathered area.  He advised the 19 
Planning Board that to him that made sense because that area is where the well and electrical pole is located.  20 
Mr. Nickerson explained that 9 years ago he dealt with the Town and the forester to remove trees on the 21 
property that were a safety concern. 22 
 23 
James Gaffney asked for an estimate on the distance between the existing trailer and the river.  Mr. 24 
Nickerson explained that he measured the driveway, and it is approximately 100 feet.  He advised the 25 
Planning Board that he hopes to nudge the footprint a little more toward the east, away from the river.  Karen 26 
Coyne asked about the current well and electric service.  Mr. Nickerson explained that he spoke to 27 
Eversource and was told that when the time came the electricity would be upgraded from 100 amps to 200 28 
amps. 29 
 30 
Bob Holmes referenced the meeting minutes from the 2007 Select Board meeting where Mr. Hart (previous 31 
owner) was advised the Select Board that the ROW dates back to 1907. 32 
 33 
Micah Thompson asked if Mr. Nickerson intends to dig a basement for the modular home. Mr. Nickerson 34 
stated that he was going to ask about that because it would be nice for the hot water heater. He explained that 35 
he has an artesian well that he will need to install a filtration system for.  Mr. Nickerson would like to have a 36 
basement for practical reasons.  Mr. Nickerson advised the Board that he was told by DES that they do not 37 
care about a basement they are primarily concerned about the overall footprint as it is related to the river.  38 
Mr. Nickerson explained that he is hoping to condense the soil and place the concrete pad on top of the 39 
compacted soil. He is hoping to have a mortarless retaining wall.  He explained that he would like to have a 40 
rectangular footprint to bring him away from the river in an attempt to condense his overall footprint.   41 
 42 
Karen Coyne asked Micah Thompson from his experience how likely it is that a basement is possible since 43 
the lot is completely in the flood plain.  Micah Thompson said it is not likely that a basement or a permanent 44 
septic system would be approved. James Gaffney asked if there is any place on the property that would be 45 
better suited for a home site. Mr. Nickerson does not believe there is because it would be farther away from 46 
the well and electricity, and trees would need to be removed.  James Gaffney questioned if there is any place 47 
on the site that is not in the flood plain. Mr. Nickerson was told by DES that he would need to hire a 48 
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professional who could determine how and where to build on the property.  He explained that he would put 1 
dense fill on the property to protect the septic.   2 
 3 
Mr. Nickerson spoke about the new law that allows a modular home in a residential zone. Karen Coyne 4 
explained that modular homes are permitted anywhere a home can be built.  She explained that the Board is 5 
trying to determine if the property is a buildable lot.  Karen Coyne explained that the Town’s zoning 6 
ordinance determines if a lot is buildable or non-buildable.  She stated that road frontage and minimum lot 7 
requirements still prevail.  She clarified that the law that Mr. Nickerson is referring to states that if he owns a 8 
buildable lot, he is absolutely permitted to have a modular home on it.  Micah Thompson explained that 9 
modular homes are required to have all the same permits that a stick built home would have.   10 
 11 
Bob Holmes referred to NH RSA 674:41 that requires all homes to have road frontage.  He stated that law 12 
spells out how to become compliant. He advised Mr. Nickerson that through site plan review showing a 13 
private driveway, there are also ways through the zoning board, the Select Board and at Town Meeting. Bob 14 
Holmes stated that there is a process that Mr. Nickerson will need to go through to become compliant with 15 
the State laws (frontage and septic) and then he can start the process with the Town zoning requirements.  16 
Bob Holmes stated that there are various interpretations of Warner’s ordinances.  He stated that in 2007 the 17 
zoning board voted that the lot was not buildable.   18 
 19 
Mr. Nickerson explained that the ROW to his property is a solid roadway that supports heavy tree removal 20 
equipment. Bob Holmes explained that the current law does not consider a ROW as road frontage. He 21 
suggested Mr. Nickerson consult an attorney for the best course of action. 22 
 23 
Barak Greene stated that the property is in current use and building on the property would disqualify it from 24 
the current use program and a land use change tax would be issued to Mr. Nickerson.  Barak Greene asked if 25 
Mr. Nickerson could provide a copy of his deed that reflects the ROW.  Mr. Nickerson apologized again for 26 
not bringing all of his documentation.  Barak Greene pointed out that the portion of land that Mr. Nickerson 27 
crosses to access his property is Town owned and that would require a ROW agreement with the Town. 28 
Barak Greene further noted that the map depicts the flood plain and Mr. Nickerson would not be permitted to 29 
move the location of the house.  Mr. Nickerson went to his vehicle to retrieve his documentation. 30 
 31 
Mr. Nickerson distributed pictures of the property. 32 
 33 
James Gaffney asked if Mr. Nickerson has considered a survey of the property to give him a clear 34 
understanding of what he can and cannot do.  James Gaffney explained that Mr. Nickerson can replace what 35 
is there and continue to use it as it is.  He cautioned Mr. Nickerson that if he removes what is there in hopes 36 
of building something else, he will face many hurdles.  Karen Coyne spoke about the footprint of the 37 
structure, she explained there is nothing stopping Mr. Nickerson from having a larger version of a trailer on 38 
the site.  She stated the hurdles come when there is a change from a trailer to a structure.  Karen Coyne 39 
explained that a building permit cannot be issued without a septic and that will be a difficult hurdle followed 40 
by the road frontage requirement.   41 
 42 
Pier D’Aprile explained that the property has a seasonal approval.  Mr. Nickerson explained that he has 43 
retired and is living full time in the camper on the property.  Pier D’Aprile stated that that could be an issue. 44 
Mr. Nickerson stated that he was not aware of the seasonal approval.   45 
 46 
James Gaffney encouraged Mr. Nickerson to reach out to an engineer to look at the small portion of the 47 
property not in the flood plain to determine the elevation, and if it could support a septic.  Pier D’Aprile 48 
agreed that Mr. Nickerson should contact an attorney before he gets too involved in this.  49 
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Ian Rogers agreed with Bob Holmes and Pier D’Aprile that speaking to an attorney would be a good idea. 1 
James Gaffney suggested that before he starts accruing attorney fees, Mr. Nickerson could consult with an 2 
engineer to determine if there is enough buildable area out of the flood zone.  Karen Coyne questioned 3 
whether there is a resource for Mr. Nickerson to contact. Barak Greene wonders if NH Housing would be 4 
someone to contact. Micah Thompson suggested speaking with a septic designer, someone who does this for 5 
a living and is licensed.  Barak Greene suggested a wetland survey.  Mr. Nickerson stated that he is meeting 6 
with NH DES.   7 
 8 
Karen Coyne recapped the three initial hurdles: the septic, the flood plain and the ROW (RSA 674:41).  She 9 
stated that the State DES is probably the best starting point. She suggested getting the basics checked off 10 
before spending money.  James Gaffney asked Mr. Nickerson to let the Planning Board know the outcome of 11 
his meeting with the State DES. Micah Thompson advised Mr. Nickerson that everyone here is trying to be 12 
helpful to Mr. Nickerson.  Mr. Nickerson appreciated that and assured the Board that he does not want to do 13 
anything wrong.  Karen Coyne informed Mr. Nickerson that the Planning Board is here to help and answer 14 
any questions he may have. She invited him back in the future if he wants to discuss his plans.  Mr. 15 
Nickerson appreciates everyone’s insights.  Karen Coyne stated that the Planning Board appreciates Mr. 16 
Nickerson’s willingness to do the right thing.  17 
  18 
V.   UNFINISHED BUSINESS 19 
 A. Resident Concern: Map 07 Lot 043-1 20 
Chrissy Almanzar explained that she is fielding complaints from a resident regarding the resident’s neighbor 21 
who is operating an axe throwing business on the property.  Karen Coyne explained that recently the 22 
neighbor posted on Facebook that he is building an axe throwing structure on his property. She advised the 23 
Board that there are zoning issues about having a Conex box on the property and zoning issues relating to 24 
operating a business without a permit.  The Select Board agreed to send the neighbor a letter.  Karen Coyne 25 
stated that the resident has not heard back from anyone from the Town.  Chrissy Almanzar explained that the 26 
resident wants to know when the Conex box will be removed. 27 
 28 
Barak Greene stated that this is a Select Board issue.  Karen Coyne agreed, but she wanted it on record that 29 
the Planning Board referred the matter to the Select Board. She stated that the resident has not heard from the 30 
Select Board regarding her complaint.  Mike Smith stated that the Select Board is aware of the situation and 31 
they sent a letter regarding the situation. Mike Smith stated that the resident with the axe throwing business 32 
was supposed to file an application with the zoning board.  Chrissy Almanzar stated that that does not 33 
address the Conex box.  Karen Coyne asked Chrissy Almanzar to write to the complaining resident to 34 
explain that this is a Select Board matter and advise her to contact Judy Newman-Rogers and Harry Seidel.  35 
James Gaffney would like her to be made aware of the Select Board meeting schedule.   36 
 37 

B. Site Plan Amendment Proposal from 7/21/25 38 
Tabled 39 
 40 
 C. Bonds Conversation from 7/21/25 41 
Tabled 42 
 43 
 D. Input for the Central NH Regional Plan 44 
  1. What are the key local issues to address in the plan? 45 
 46 

2. What are the most important planning, housing, transportation, natural resource, and land 47 
use issues for the Town? 48 
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Karen Coyne informed the Planning Board that she has not received anything from CNHRPC regarding what 1 
their questions are.  James Gaffney asked if the Planning Board should reach out to the CNHRPC.  Karen 2 
Coyne will reach out to Barb Marty. 3 
 4 
VI. REVIEW MINUTES July 21, 2025 and August 4, 2025 5 
7/21/25  6 
James Gaffney stated that there is missing content on page 3 line 32. Chrissy Almanzar will review the zoom 7 
video and submit the missing content. 8 
 9 
August 4, 2025 10 
Ian Rogers made a motion seconded by Barak Greene to approve the August 4, 2025 Planning Board 11 
meeting minutes as presented.  Motion passed unanimously. 12 
 13 
VII. COMMUNICATIONS 14 
Karen Coyne will be presenting the CIP to the Budget Committee and Select Board on Thursday August 21, 15 
2025.   16 
 17 
VIII. REPORTS 18 
 Chair's Report- Chair, Karen Coyne 19 
 None 20 
 Select Board - Harry Seidel 21 
 None 22 
 Regional Planning Commission - Ben Frost, Barb Marty 23 
 None 24 
 Economic Development Advisory Committee – James Sherman 25 
 None 26 
 Agricultural Commission - James Gaffney 27 
 None 28 
 Regional Transportation Advisory Committee – Tim Blagden 29 
 None 30 
  31 
IX.  PUBLIC COMMENT 32 
None  33 
 34 
X.   ADJOURN 35 
The Planning Board meeting adjourned at 8:18 PM. 36 
Respectfully submitted by Tracy Doherty 37 
 38 
 39 
  40 
 41 



 

10 Commerce Park North, Suite 3B Bedford, NH 03110 Phone (603) 627-2881 Fax (603) 627-2915 

Civil Engineering Land Surveying Landscape Architecture 

KEACH-NORDSTROM ASSOCIATES, INC. 

 

September 8, 2025 

 

 

Town of Warner Planning Board 

5 East Main Street 

Warner, NH 03278 

 

Subject: Request to Continue 

Peacock Hill Rd, LLC, Residential Site Plan 

  NH Route 103 

Warner Map 7 Lot 39 and 39-1 

  KNA Project No. 24-0307-1 

 

Dear Members of the Board: 

 

On August 13, 2025, the Peacock Hill Road Site Plan was presented to the Town of Warner 

Zoning Board of Adjustment (ZBA).  The ZBA hearing was continued until this Wednesday, 

September 10, 2025. 

 

On June 2, 2025, the Planning Board formally accepted the subject application as complete.  The 

application is currently under review by the Planning Board and was subject to the “65-day 

clock” to render a decision by August 6, 2025.  The last request to continue extended the “clock” 

to September 8, 2025. 

 

Based on the ZBA calendar it is necessary to request another continuance for the Planning Board 

hearing.  Therefore, on behalf of the Applicant, we formally request a continuance of the subject 

application and to allow an extension of the “65-day clock” to a date certain, September 22, 

2025. 

 

Should you have any questions or require further information, please do not hesitate to contact 

our office. 

 

Respectfully, 

Keach-Nordstrom Associates, Inc. 

 

Jason Lopez 

Senior Project Manager 

  



SecƟon V - Scope of Review 

A. Whenever any development or change or expansion of use of a site governed by these 
regulaƟons is proposed or whenever any changes are proposed which differ from an 
exisƟng site plan as previously approved by the Planning Board; and before any 
construcƟon, land clearing, building development or change is begun; and before any 
permit for the erecƟon of any building or authorizaƟon for development on such site 
shall be granted, the owner of the property or his authorized agent shall apply for and 
secure from the Planning Board approval of such proposed site development in 
accordance with procedures outlined in this RegulaƟon.  

B. The Planning Board or their designee has the responsibility for making the 
determinaƟon for requiring Site Plan Review. The threshold at which Site Plan Review is 
required is determined using the follows guidelines:  

 
 
1. Threshold for AcƟviƟes that require Site Plan Review  
1. The following is a list of acƟviƟes that require a Site Plan Review:   

a. New construcƟon of non-residenƟal or mulƟ-family development, or  
b. Any change or expansion in use of a site or structure when such change is 

materially or substanƟally different from the previous use such that there is a 
significant effect on the quanƟtaƟve or qualitaƟve requirements of these 
RegulaƟons or the Zoning Ordinance, or  

c. Exterior projects that entail the development, change, or expansion of (200) or 
more gross square feet of buildings, structures, or parking area, or  

d. Internal building modificaƟons to a non-residenƟal use that affect the scale or 
impact or acƟvity level of the exisƟng use, or  

e. ModificaƟons to previously approved site plans, or  
f. A change in the site configuraƟon that generates or increases the potenƟal for 

adverse impacts to drainage systems, surface waters, groundwater, wetlands, 
floodplains, or  

g. Development that proposes changes to the landscaping, screening, lighƟng, 
driveways, parking lots, architectural appearance or visual appearance of an 
exisƟng structure or site, or  

h. Expansion of use that impacts traffic flow and lighƟng as it relates to pedestrian 
safety, or that will result in an increase in vehicular traffic entering or leaving the 
site by more than 50 vehicles during peak hour or 100 vehicles per day based on 
the most recent ediƟon of the ITE Trip GeneraƟon Manual, or  



i. Vacancies of space within a single use building or a mulƟ-use building will be 
considered abandonment of use or considered a non-use if they are vacant for 
more than 3 years, or  

j. When determining if there will be a change of use in an exisƟng mulƟ-use 
building, the enƟre building and its current and proposed occupant may be taken 
into consideraƟon, not just the proposed new occupant, or  

k. When applying for a change of use for a project with a previously approved site 
plan for which construcƟon has not been completed, all previously approved 
waivers of regulaƟons shall be resubmiƩed for approval, or  

l. Request by the applicant/Owner subject to the limits of the Planning Board’s 
statutory jurisdicƟon.  

 

2. Site Plan Review is not required for a project if all the following are met:  
a. Proposed project complies with the Zoning Ordinance, and  
b. Exterior projects of less than (200) gross square feet of buildings, structures, or 

parking area from the date of the previously approved Site Plan (*) unless it 
affects the scale, impact or acƟvity level of the exisƟng use, and  

c. Projects that involve a Change in Use for a property that has a previously 
approved Site Plan (*) by the Board provided the Change of Use does not affect 
the scale, impact or acƟvity level of the exisƟng use, and  

d. Internal building modificaƟons to a non-residenƟal use that do not affect the 
scale, impact or acƟvity level of the exisƟng use, and  

e. Any proposed construcƟon on the exterior and/or site of exisƟng buildings if it 
complies with the approved site plan and it is minimal in nature, maintains the 
exisƟng appearance and/or funcƟon of the building and/or site, and  

f. The overall primary use of an exisƟng mulƟ-use building having mulƟple 
occupants does not change such that it would affect the scale or impact or 
acƟvity level of the exisƟng overall use, and  

g. An approved project which has changed Ownership without a Change of Use.  
h. (*) – ExisƟng uses/buildings prior to March 1982 are not required to have had a 

previous approved Site Plan.  
 
 

 
C. If the project appears to not require Site Plan Review per above guidelines, the project 

Owner or designee shall meet with the Land Use Secretary to review the project. The 
“ApplicaƟon for DeterminaƟon of Site Plan Review” form (form is available at the Land 



Use Office) shall be completed to help define the project’s scope. The Land Use Office 
shall determine if Site Plan Review is required and if not, the project will be handled in 
the same manner as a building permit applicaƟon. In the absence of the Land Use 
Secretary during regular business hours, the Town Administrator may make the 
determinaƟon. If it is determined that Site Plan Review is required, the applicant shall 
follow the procedures of this document. 
 
If an applicant is asking to make changes to an exisƟng Site Plan, the Planning Board has 
the responsibility to determine to what degree, if any, a Site Plan Review needs to be 
completed. The applicant should fill out an ApplicaƟon for DeterminaƟon of Site Plan 
Review where the Planning Board will review the applicaƟon at their next meeƟng.  
 
Alternately, the applicant may request a Conceptual ConsultaƟon with the Planning 
Board. In the event that meeƟng the Planning Board not requiring a Site Plan Review, 
there is no need to file an ApplicaƟon for DeterminaƟon of Site Plan Review. If the 
Planning Board determines a Site Plan Review is necessary, either through a completed 
applicaƟon or through a consultaƟon, they may choose to exempt certain elements of 
the checklist.  
 
Any changes to an exisƟng Site Plan where elements currently required by these 
regulaƟons shall require those elements to be provided as part the Site Plan Review, 
unless there is a previous exempƟon recorded regarding those elements, or the 
previous Site Plan was approved before 1982.  Any changes to exisƟng site plans must 
have a Site Plan Amendment, describing the changes from the previously approved site 
plan, filed with the Property Card at the Town Hall.   
 

1. A full Site Plan Review may not be required if the following condiƟons are met: 
a. Proposed project complies with the Zoning Ordinance, and  
b. Exterior projects of less than (200) gross square feet of buildings, structures, or 

parking area from the date of the previously approved Site Plan (*) unless it 
affects the scale, impact or acƟvity level of the exisƟng use, and  

c. Projects that involve a Change in Use for a property that has a previously 
approved Site Plan by the Board provided the Change of Use does not affect the 
scale, impact or acƟvity level of the exisƟng use, and  

d. Internal building modificaƟons to a non-residenƟal use that do not affect the 
scale, impact or acƟvity level of the exisƟng use, and  



e. Any proposed construcƟon on the exterior and/or site of exisƟng buildings if it 
complies with the approved site plan and it is minimal in nature, maintains the 
exisƟng appearance and/or funcƟon of the building and/or site, and  

f. The overall primary use of an exisƟng mulƟ-use building having mulƟple 
occupants does not change such that it would affect the scale or impact or 
acƟvity level of the exisƟng overall use, and  

g. An approved project which has changed Ownership without a Change of Use.  
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2025 PLANNING, ZONING, & HOUSING BILLS 

Summary 

This toolkit is generalized for all municipalities in the SRPC region, and therefore your community may 

or may not have applicable amendments. Furthermore, please note that the description of each bill is 

meant to be a high-level overview and should not be taken to represent the bills in their entirety. 

Municipalities should review each individual bill in its entirety to ensure thorough understanding. As 

always, municipalities should seek guidance from and review of amendments by their legal counsel. 

The table below is a quick index of key bills of this legislative session and the impacts they might have. 

The following pages include more detailed summarizing bill content and actions to take.  

Note: For bills highlighted in orange, SRPC has funding to support municipalities with zoning and/or 

land use regulation housing related changes to reflect the new legislative updates.  

Bill Topic 
Zoning 
Change 

Land Use 

Regulation 
Change* 

Procedure 
Change 

Building 
Code Other Effective Date 

HB 2 
Partners in Housing 

and Pattern Zoning 
~ ~   X 30-Jun-25 

HB 92 

Recusal of ZBA and 

Planning Board 

members      

  X   22-Aug-25  

HB 

134 

State Building Code 

(definition)  
~   X  1-Jul-25 

HB 

168 

Municipal public 

works facilities and 

impact fees  

X    X 1-Aug-25 

HB 

265  

Public Body Meeting 

Minutes 
  X   11-Aug-25 

HB 

272 

Exempting certain 

agricultural 

practices from 

municipal noise 

regulation 

X    X 
 

1-Aug-25 

HB 

296 

Building permits on 

private roads and 

deadline to hear 

ZBA appeals  

X ~ X   13-Sept-25 

HB 

399 

Commission to 

study zoning 

enabling act 

    X 

Sect. 1: 1-Jul-2025  

Sect. 3: 1-Nov-2026 

Remainder  

10-Mar-2025 

HB 

413 

Vesting periods and 

building code 

appeals 

~ X ~ X  1-Jul-25 

HB 

428 

State Building Code 

(changes to)  
    X 1-Jul-26 

HB 

457 

Zoning restrictions 

on dwelling 

units/occupancy 

requirements  

X ~    13-Sept-25 
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Bill Topic 
Zoning 
Change 

Land Use 
Regulation 
Change* 

Procedure 
Change 

Building 
Code Other Effective Date 

HB 

467 
Social Districts      X 5-Sep-25 

HB 

577 
ADUs  X     1-Jul-25 

HB 

631 

Permitting 

residential uses in 

commercial zones  

X X    1-Jul-26 

HB 

633 
Housing Trusts      X 

24-Jun-25 

 

HB 

731 

Supportive housing 

options for 

individuals with 

disabilities 

~     5-Sept-25 

SB 4 C-PACER     X 1-Jan-26 

SB 91 

Appraisals of 

residences located 

in commercial 

zones 

    X 
1-Apr-26 

 

SB 95 

Youth recreation 

camp cabins and 

state building and 

fire codes 

X   X  13-Sept-25 

SB 

153 

Driveway 

permitting decision 

timeframe and 

expedited 

permitting for 

residential use of 

20+ units 

    X 5-Oct-25 

SB 

173 

LIHTC program 

assessing 
    X 1-Jul-25 

SB 

188 

State building code 

– “Speeding 

Development Act” 

   X  15-Jul-25 

SB 

281 

Waiver for building 

on class VI roads 
X ~ X   1-Jul-26 

SB 

282 

Residential stairway 

requirements 
   X  15-Jul-25 

SB 

283 

Floor-area-ratios 

under local building 

ordinances 

X     30-Sept-2025 

SB 

284 

Minimum on-site 

parking 

requirements 

X X    13-Sep-25  

SB 

291 

Religious use of 

land property tax 

exemption 

    X 1-Jul-25 

 

* Site Plan/Subdivision Regulation Changes 

~ You may need to make changes/updates  

X It is very likely that changes/updates will need to be made  



4 | L e g i s l a t i v e  T o o l k i t  2 0 2 5  

  

HB 2 Partners in Housing and Other Land Use Board Related Items 

 

Title An act relative to state fees, funds, revenues, and expenditures. 

 

Description Section 141:209, relative to Town Property and the Authority of Select Board. 

Amend RSA 41:11-a:   

• Replaces the term “selectmen” with “select board”.  

• Clarifies that the select board has the authority to manage all town-owned 

real property, unless otherwise delegated.  

• Allows select board to rent or lease property when not needed for public 

use. Leases over one year still require town vote approval.  

• Clarifies that towns can authorize the select board to lease property for up 

to 5 years without further votes; this authority continues unless formally 

rescinded, however, such rescission shall not terminate any existing 

leases.  

• Adds that governing body may refer a list of suitable town-owned 

properties to the planning board for potential residential development. 

Section 141:210, relative to the Duties of the Planning Board. Amends RSA 

674:1:  

• Adds a paragraph noting that the planning board may vote to approve 

properties recommended by the select board as suitable for residential 

development (per RSA 41:11-a, IV) and then forward the property 

description to the Office of Planning and Development under RSA 12-O:55, 

VIII.  

Section 141:211, relative to Data and Information Services. Amends RSA 12-

O:55 by inserting a paragraph to note that the Office of Planning and 

Development shall:  

• Pursuant to RSA 674:1, VII, compile descriptions of municipally and 

county-owned property determined to be appropriate for residential 

development by the select board as a residential use into a publicly 

available list of properties available for grant or loan funding pursuant to 

RSA 12-O:72-a. 

Section 141:212, relative to Partners in Housing Program. Amends RSA 12-O:  

• Creates the "partners in housing" program, an initiative under the housing 

champions fund to assist municipalities, counties, and developers in 

building modestly priced housing on municipally or county owned land that 

is suitable for development.  

Section 141:213, relative to Power to Review Site Plans. Amends RSA 674:43 by 

adding new paragraphs relative to:   

• Expedited review authorization:  

https://gc.nh.gov/bill_status/billinfo.aspx?id=1188&inflect=2
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o If the planning board has submitted a property description to the 

office of planning and development, then the local governing body 

may further vote to authorize that properties in the municipality on 

the list generated pursuant to RSA 12-O:55 VIII qualify for 

expedited review and approval pursuant to RSA 676:4, III. 

  

• Workforce housing review:  

o If the local legislative body of a municipality has by ordinance or 

resolution authorized minor site plan review pursuant to RSA 

674:43, III, then all solely residential development projects 

proposing to construct workforce housing, as defined in RSA 

674:58, IV, that are included on the list generated pursuant to RSA 

12-0:55, VIII, may also qualify for expedited review and approval 

pursuant to RSA 676:4, III.  

 

• Pattern zoning for infill housing development:  

o The local legislative body of a municipality may by ordinance or 

resolution adopt pattern zoning regulations to accelerate the 

construction of infill housing in neighborhoods. To meet the 

definition of infill housing, projects must be new residential 

development constructed on vacant lots interspersed among lots 

with existing, non-vacant development. Pattern zoning provides 

permit-ready designs with appropriate zoning and regulations to 

speed the process of building high quality infill housing that is 

compatible with existing homes in the neighborhood. 

Section 141:214, relative to Housing Champion Designation and Grant Program 

Fund. Amends RSA 12-O:74 by adding that:  

• The New Hampshire Housing Champion Designation and Grant Program 

Fund is expanded to also support the compilation of municipally and 

county-owned properties suitable for residential development. 

Actions to Take Municipal staff, Select Boards, and Land Use Boards should be aware of new 

legislation. Each of the various options provided within HB2 are enabling in 

nature – thus if a community is interested, they may implement the provisions. 

 

Status Signed by Governor: June 27, 2025; Chapter 141: July 1, 2025 

Effective Date: Sections 141:209 through 141:214 shall take effect June 30, 

2025  

 

Chaptered Final 

Version  

Chapter 141 

 

 

 

https://gc.nh.gov/bill_status/pdf.aspx?id=16657&q=billVersion
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HB 92 Recusal of Zoning and Planning Board Members 

 

Title An act requiring recusal of members of zoning boards of adjustment and planning 

boards in certain circumstances   

 

Description Introduces a new provision to RSA 673:3, stating that if a member of the ZBA 

also serves on the planning board, they must abstain from voting on any matters 

that were either previously decided by or are currently pending before the 

planning board, provided they participated in those matters as a voting member. 

 

Actions to Take Update ZBA and Planning Board Bylaws/Rules of Procedure.  

 

When an application comes before the Zoning Board, it should identify if any 

previous Planning Board action has been taken on the proposal or if Planning 

Board action may be required. If so, any Zoning Board member who currently or 

previously has served on the Planning Board should review the case to verify if 

they cast a vote on the application. If the answer is yes, they should recuse 

themselves from any Zoning Board action. If an application is currently before the 

Planning Board, the Zoning Board member who serves on both Boards should 

recuse themselves from any Zoning Board action. If an application requires or 

may require Planning Board action but is not currently before the Planning Board 

then the Zoning Board member is able to vote on the Zoning Board action.  

 

Status Signed by Governor: June 23, 2025  

Effective Date: August 22, 2025  

 

Chaptered Final 

Version  

Chapter 108 

 

HB 134 State Building Code (Definition)  

 

Title An act relative to the state building code.   

 

Description Amends the definition of the state building code in New Hampshire to adopt more 

recent editions of various codes and updates to the National Electrical Code.  

 

Actions to Take Building Inspector/Code Enforcement will need to update documents and 

references to the building code versions. Some municipalities may need to update 

references to the NH State Building Code in Zoning Ordinance. 

 

Status  Signed by Governor: June 23, 2025  

Effective Date: July 1, 2025  

 

Chaptered Final 

Version 

Chapter 135 

https://gc.nh.gov/bill_status/billinfo.aspx?id=131&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16477&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=242&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16527&q=billVersion
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HB 168 Municipal Public Works Facilities and Impact Fees Impact Fees 

 

Title Ac act relative to including municipal public works facilities as eligible capital 

facilities for the assessment of impact fees. 

 

Description Amends existing legislation to allow municipalities to include public works 

facilities as eligible capital facilities for the assessment of impact fees on new 

developments. Specifically, it modifies the definition of "impact fee" in RSA 

674:21, V to incorporate “public works facilities.”  

 

Actions to Take If a municipality has impact fees or seeks to establish impact fees, they may also 

collect fees for public works facilities. To do so, municipalities will need to amend 

their impact fee provisions in Zoning as well as the basis of calculation to 

establish a rate for public work facilities. If there is a definition of impact fee that 

quotes or differs from state statute, it should be updated to reflect the amended 

statutory definition.  

 

Status Signed by Governor: June 02, 2025  

Effective Date: August 1, 2025 

 

Chaptered Final 

Version  

Chapter 58 

 

HB 265 Public Body Meeting Minutes Per RSA 91-A  

 

Title An act requiring that a public body's meeting minutes include start and end times 

of the meeting and the printed name of the recording secretary. 

 

Description The bill amended RSA 91 A:2, II to require that public meeting minutes be 

documented with the meeting start time, end time, and the recording secretary’s 

name.  

 

Actions to Take Municipalities should coordinate with their recording secretary, staff, and/or 

contractors responsible for preparing minutes to ensure these new items are 

included in all meeting minutes, starting with meetings held on or after the bill’s 

effective date. 

 

Status Signed by Governor: June 23, 2025   

Effective Date: August 22, 2025  

 

Chaptered Final 

Version  

Chapter 112 

 

https://gc.nh.gov/bill_status/billinfo.aspx?id=151&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=15808&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=338&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16481&q=billVersion
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HB 272 Noise and Agricultural Practices 

 

Title An act exempting certain agricultural practices from municipal noise regulation.   

 

Description Amends existing laws regarding municipal noise regulations by removing the 

provision for "quiet hours" that previously applied to agricultural practices. 

Specifically, it modifies RSA 31:39, I(n) and RSA 47:17, XX to state that no 

ordinance or bylaw aimed at regulating noise from farming activities, as defined 

in RSA 21:34-a, will be enforceable within towns or cities. Note, this exemption 

does not extend to agritourism activities.  

 

Actions to Take Review and update Noise Ordinance and any sections in the Zoning Ordinance 

that may reference to noise regulations, including “agricultural zone” districts.  

 

Status Signed by Governor: June 02, 2025  

Effective Date: August 1, 2025 

 

Chaptered Final 

Version  

Chapter 61  

 

HB 296 Private Roads and ZBA Appeals Deadlines 

 

Title An act relative to issuing building permits along private roads [and deadline to 

hear ZBA appeals]  

 

Description Amends RSA 674:41,I(d)(1) to allow a local governing body to authorize the 

issuance of building permits for buildings on private roads after review and 

comment from the planning board OR “establishing that the private road 

identifies and complies with policy adopted by the governing body of the 

municipality.” 

 

Furthermore, it amends RSA 676:5, I to require a ZBA to hear appeals within 30 

days of decision instead of within a “reasonable time.”  

 

Actions to Take Update any policies and ordinances that speak to development on private roads. 

Where applicable, amend regulations to limit the appeal period to 30 days.  

 

Status Signed by Governor: July 15, 2025 

Effective Date: September 13, 2025  

 

Chaptered Final 

Version 

Chapter 175 

 

https://gc.nh.gov/bill_status/billinfo.aspx?id=549&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=15815&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=606&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16905&q=billVersion
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HB 399 Commission to Study Zoning Enabling Act 

 

Title An act establishing a commission to study the New Hampshire zoning enabling 

act and relative to the effect date of the C-PACER program.   

 

Description Creates a commission to study the relevance and effectiveness of the NH Zoning 

Enabling Act and explore potential revisions or removal of certain powers. The 

commission is required to submit an interim report by November 1, 2025, and a 

final report by November 1, 2026. 

 

Also includes the investigation of the relationship between the zoning provisions 

of RSA 674:16 et seq. and the subdivision provisions of RSA 674:35 et seq. and 

exploration of opportunities for aligning or combining these provisions.  

 

Additionally, the bill modifies the definition of "municipality" in the energy 

efficiency and clean energy districts chapter to include "unincorporated town" 

and "unorganized place." It also changes the effective date of the C-PACER 

program from January 1, 2026, to upon passage.  

 

Furthermore, the bill includes a provision for the repeal of RSA 674:23-a, which 

pertains to the commission studying the zoning enabling act.  

 

Actions to Take None at this time. Municipalities can attend meetings of the commission once 

formed, submit testimony, and keep apprised of final recommendations.  

 

Status Signed by Governor: March 10, 2025  

Effective Dates:  

▪ Section 1 effective July 1, 2025  

▪ Section 3 effective November 1, 2026 

▪ Remainder effective March 10, 2025   

Chaptered Final 

Version  

Chapter 2  

 

HB 413 Vesting and Building Code Appeals 

 

Title An act relative to subdivision regulations on the completion of improvements and 

the regulation of building permits.  

 

Description For subdivision and site plan approvals granted on or after July 1, 2023:  

1) Extends the existing 5-year exemption for approved subdivision plats and 

site plans from changes to subdivision regulations, site plan review 

regulations, impact fee ordinances, and zoning ordinances to 7 years 

https://gc.nh.gov/bill_status/billinfo.aspx?id=629&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=10621&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=152&inflect=2
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2) Extends period to reach active and substantial development from 2 years 

to 3 years after the date of approval  

Changes the building code and fire code appeals process, limiting the jurisdiction 

of the local building code board of appeals to hearing decisions made under local 

amendments to those codes. 

 

Provides that decisions of the building code review board regarding decisions of 

the fire marshal and local building code board of appeals may be appealed to the 

Housing Appeals Board in addition to Superior Court  

 

Actions to Take Municipalities will need to update their subdivision and site plan regulations to:  

1) Reflect the extended exemption period for subdivisions and site plans. 

2) Reflect the period in which approvals need to reach active and substantial 

development. 

Municipalities will also need to update local building code board of appeals 

bylaws or rules of procedure to reflect new changes. 

Status Signed by Governor: July 15, 2025 

Effective Date: July 1, 2025  

 

Chaptered Final 

Version 

Chapter 186  

 

HB 428 State Building Code (Changes To)  

 

Title An act relative to the state building code.  

 

Description Prohibits local legislative bodies from making any new changes to the state 

building codes.   

 

Actions to Take None at this time, just be aware of this change.  

 

Status Signed by Governor: August 1, 2025 

Effective Date: July 1, 2026  

 

Chaptered Final 

Version 

Chapter 276 

 

  

https://gc.nh.gov/bill_status/pdf.aspx?id=16916&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=337&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=17010&q=billVersion
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HB 457 Zoning Restrictions on Dwelling Units/Occupancy Requirements  

 

Title Relative to zoning restrictions on dwelling units. 

 

Description Prohibits municipalities from adopting or enforcing ordinances that limit the 

number of occupants in a dwelling unit to fewer than 2 occupants per bedroom. 

Additionally, it prevents municipalities from enacting ordinances that 

discriminate based on familial or non-familial relationships; occupation; or 

marital, employment, or educational status, including factors such as scholastic 

enrollment or academic achievement, particularly concerning college students.  

 

Actions to Take Ensure that Zoning Ordinance does not limit the number of occupants in a 

dwelling unit to fewer than 2 occupants per bedroom; or does not discriminate 

based on familial or marital status, occupation, employment, and/or education 

status (including college students). While less likely, verify whether site plan 

regulations will also need a similar change for multi-family. 

 

Status Signed by Governor: July 15, 2025 

Effective Date: September 13, 2025  

  

Chaptered Final 

Version 

Chapter 188 

 

HB 467 Social Districts  

 

Title An act defining "social districts" and enabling municipalities to create social 

districts. 

 

Description Bill introduces the concept of "social districts" and allows municipalities to 

establish such districts, defined as an outdoor area in which individuals can 

consume alcoholic beverages sold by licensed establishments. It outlines the 

process for towns and cities to approve the operation of social districts and 

establishes requirements within the districts, such as appropriate signage, 

management and maintenance plans, and district boundaries. Municipalities that 

approve social districts must also submit a detailed map, along with the 

proposed days and hours during which alcoholic beverages may be consumed to 

the liquor commission. Additionally, it sets forth specific requirements for the 

sale and consumption of alcoholic beverages within social districts.  

 

Actions to Take No immediate action is required, as this bill just gives municipalities the option 

to establish social districts. Separately, while a municipality might want to 

consider updating zoning to allow for more outdoor seating, entertainment 

venues, bars, etc. that would go with a social district, there is no direct 

requirement to update zoning. 

 

Status Signed by Governor: July 7, 2025 

https://gc.nh.gov/bill_status/billinfo.aspx?id=886&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16918&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=713&inflect=2
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Effective Date: September 5, 2025 

 

Chaptered Final 

Version 

Chapter 158 

 

HB 577 Accessory Dwelling Units “ADUs” 

 

Title  An act relative to modifying the definition of ADUs.  

 

Description Expands the existing ADU law (RSA 674:71-73) to allow one attached or 

detached ADU as a matter of right in all zoning districts where single-family 

homes are permitted and increases the maximum square footage. In addition, 

this bill:  

▪ allows for conversion of existing structures, including detached garages, 

into ADUs even if structure doesn’t meet setback or lot coverage 

dimensional standards 

▪ adds flexibility for ingress and egress 

▪ retains local option to require owner occupancy of the principal dwelling 

unit or ADU 

▪ allows ADUs to be up to 950 square feet unless otherwise authorized by 

the municipality. A municipality can’t limit to less than 750 square feet.  

Applicants are still required to (1) pull a building permit, (2) make adequate 

provisions for water supply and sewage disposal in accordance with RSA 485-

A:38, and (3) have an approved septic design from DES  

 

Municipalities cannot:  

▪ impose stricter setback requirements, aesthetic standards, or design 

review requirements for the ADU that go beyond what would be required 

for a single-family dwelling without an ADU  

▪ impose greater requirements for a septic system than is required by the 

department of environmental services 

▪ require more than 1 parking space per ADU 

▪ deny the establishment of a separate electrical panel and service to the 

ADU  

Actions to Take Update Zoning Ordinance and related requirements to reflect new changes, 

including but not limited to sections that make reference to ADUs, zoning 

districts where single-family homes are permitted, and permitted use tables. 

This includes removing the requirements for ADUs to seek a Special Exception or 

Conditional Use Permits. Applicants may withdraw any pending applications for a 

Special Exception or Conditional Use Permit as of the bill’s July 1, 2025 effective 

date and proceed to pull a building permit. Until such time as any applicable 

zoning regulations are amended, municipalities should review the new law to 

ensure that any ADU applications submitted to the town comply with new state 

requirements.   

 

Status Signed by Governor: July 15, 2025 

https://gc.nh.gov/bill_status/pdf.aspx?id=16790&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=125&inflect=2
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Effective Date: July 1, 2025  

 

Chaptered Final 

Version 

Chapter 197 

 

HB 631 Residential Uses in Commercial Zones – aka “Homes Near Jobs”  

 

Title An act permitting residential building in commercial zoning.  

 

Description Municipalities would be required to allow multi-family residential development (3 

or more units) on commercially zoned land (including land zoned for retail and 

office space), provided that adequate infrastructure, including roads, water, and 

sewage systems, shall be available or provided to support the development. A 

municipality:  

▪ can prohibit residential development in zones where industrial and 

manufacturing uses are permitted which may result in impacts that are 

incompatible with residential use, such as air, noise, odor, or 

transportation impacts  

▪ may require all available ground floor space or a percentage thereof to be 

dedicated to retail or similar uses  

▪ shall provide an exemption to any dimensional requirements regarding 

setbacks, height, or frontage of a building being converted to multi-family 

or mixed-use through adaptive reuse, provided that the building’s floor 

area, height, and setbacks do not change  

Of note, the bill doesn’t define “adequate infrastructure” needed to support a 

multi-family residential development and would need refining by the municipality 

to determine what is adequate. 

 

Actions to Take Municipalities must:  

▪ update Zoning Ordinance to reflect the allowance of muti-family 

residential development on commercially zoned land, and related 

requirements. 

▪ review Site Plan Regulations to reflect that commercial areas are now 

mixed use and to incorporate provisions for multi-family residential in 

those areas.  

▪ determine if a zoning district allows both commercial and industrial and 

determine applicability.   

Status Signed by Governor: July 15, 2025 

Effective Date: July 1, 2026  

 

Chaptered Final 

Version 

Chapter 201  

 

https://gc.nh.gov/bill_status/pdf.aspx?id=16927&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=690&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16931&q=billVersion
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HB 633 Housing Trusts 

 

Title An act creating a legislative study committee to investigate the implementation 

of housing investment trusts in New Hampshire.   

 

Description Establishes a legislative study committee tasked with investigating amending 

current legislation on investment trusts to enshrine housing investments trusts 

in statute. The committee's primary duty is to explore the potential 

implementation of housing investment trusts and to report its findings and any 

legislative recommendations by November 1, 2025, to various state officials, 

including the Speaker of the House and the Governor.  

 

Actions to Take None at this time. Municipalities can attend meetings of the committee once 

formed, submit testimony, and keep apprised of final recommendations.  

 

Status Signed by Governor: June 23, 2025  

Effective Date: June 24, 2025 

 

Chaptered Final 

Version  

Chapter 130 

 

 

HB 731 Supportive Housing Options for Individuals with Disabilities  

 

Title An act relative to supportive housing options for individuals with developmental 

disabilities.  

 

Description Aims to enhance housing options for individuals with disabilities by broadening 

the scope of facilities that can operate without a full license. Specifically, it 

amends the existing law to provide a limited license exemption for certain 

supportive housing options for individuals with disabilities located within a larger 

facility or apartment building.   

 

Actions to Take Update references, if any, in Zoning Ordinance and other related documents. 

Planning Boards should also be informed of this update.  

 

Status Signed by Governor: July 7, 2025  

Effective Date: September 5, 2025  

 

Chaptered Final 

Version  

Chapter 153 

 

 

 

https://gc.nh.gov/bill_status/billinfo.aspx?id=692&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16519&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=734&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16785&q=billVersion
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SB 4 C-PACER Program 

 

Title An act relative to Commercial Property Assessed Clean Energy and Resiliency (C-

PACER).  

 

Description This bill replaces the energy efficiency and clean energy districts statute with a 

Commercial Property Assessed Clean Energy and Resiliency program (C-PACER). 

Highlights of the bill include broadening the scope of the program to allow for the 

establishment of C-PACER districts that can encompass multiple municipalities in 

an effort to enhance community-wide energy efficiency and resiliency 

improvements. It also empowers municipalities to create energy efficiency and 

clean energy districts. Furthermore, the bill designates the New Hampshire 

Business Finance Authority (BFA) as the program administrator.  

 

This bill allows developers or property owners to apply to the NH BFA for low-

cost, long-term financing for projects that support energy efficiency and related 

projects, with repayments made via voluntary special assessments tied to a 

property’s tax bill.  

 

Actions to Take At its discretion, a municipality may establish the district within the entirety of its 

jurisdictional boundaries by formally adopting RSA 53-F, the enabling chapter for 

C-PACER.  

 

Status Signed by Governor: February 27, 2025  

Effective Date: January 1, 2026  

 

Chaptered Final 

Version  

Chapter 1  

 

SB 91 One-Time Special Appraisals of Residences in Commercial Zones  

 

Title An act allowing one-time special appraisals of residences located in commercial 

zones.  

 

Description Amends the current law regarding the appraisal of residences located in 

industrial or commercial zones. It allows owners of such residences to submit a 

single application for a special appraisal based on the property's current use as a 

residence, rather than requiring annual reapplications as was previously 

required.  

 

Actions to Take Municipalities may need to edit forms if current ones specify the need to re-apply 

annually. No other action required by municipalities, just be aware of the new 

change.  

 

Status Signed by Governor: June 10, 2025  

https://gc.nh.gov/bill_status/billinfo.aspx?id=991&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=9807&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1138&inflect=2
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Effective Date: April 1, 2026  

 

Chaptered Final 

Version  

Chapter 87  

 

SB 95  Camp Cabins and State Building and Fire Codes 

 

Title An act relative to youth recreation camp cabins and state building and fire codes.  

 

Description Introduces new provisions regarding residential cabins in youth recreation 

camps, specifically exempting them from the requirement to have automatic 

sprinkler systems. It amends RSA 155-A by adding a new section, 155-A:14, 

which states that while these cabins must comply with the existing state building 

code, they are not mandated to have electrical, mechanical, or plumbing 

systems, and if these are installed, they must adhere to the state building code. 

Additionally, it limits new residential facilities for youth summer recreation 

camps to two stories above grade. 

 

Actions to Take Review/update Zoning Ordinance to reflect height restriction. If needed update 

the Building Code to reflect height restrictions and electrical, mechanical, and 

plumbing system exemptions.  

 

Status Signed by Governor: July 15, 2025 

Effective Date: September 13, 2025  

 

Chaptered Final 

Version  

Chapter 227 

 

SB 153 Driveway Permitting for Residential Use of 20 Units or Greater   

 

Title An act relative to expedited driveway permitting of major entrances for 

residential use of 20 units or greater and the time frame for approval or denial of 

permit applications.  

 

Description Bill requires the commissioner of transportation to approve or deny permit 

applications for driveway or public access to a way within 60 days of receipt of 

application and creates an expedited driveway permit for major entrances for 

parcels of land for residential use of 20 units or greater.  

 

Actions to Take While there are no direct actions to take, boards and land use staff should be 

aware of the updated deadlines when reviewing plans or setting and/or 

reviewing conditions of approval.  

 

Status Signed by Governor: July 7, 2025 

Effective Date: October 5, 2025 

https://gc.nh.gov/bill_status/pdf.aspx?id=16025&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1064&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16957&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1061&inflect=2
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Chaptered Final 

Version  

Chapter 154 

 

SB 173  LIHTC Program Assessing  

 

Title An act relative to residential property subject to housing covenants under the 

low-income housing tax credit program.   

 

Description Amends the appraisal process for residential properties subject to housing 

covenants under the low-income housing tax credit (LIHTC) program. 

Specifically, it standardizes the assessment formula for LIHTC projects where a 

residential property under this program shall be assessed an amount equal to 

10% of the actual rental income and certain other income.   

 

Actions to Take Applicable property owners must notify their municipality of their election to be 

assessed under this new provision by October 1 of the preceding tax year. The 

assessment will remain in effect for the next ten tax years, provided the 

property continues to meet the housing covenant requirements.  

 

Status Signed by Governor: June 24, 2025  

Effective Date: July 1, 2025 

 

Chaptered Final 

Version  

Chapter 120 

 

SB 188 Third Party Building Inspections  

 

Title An act relative to the state building code.  

 

Description Allows licensed or certified third parties to certify documents and conduct 

building code inspections. These agencies to be approved by the local building 

official must meet specific requirements, which include maintaining insurance for 

professional liability, experienced and licensed personnel, and adequate 

equipment. Local enforcement agencies are required to audit a percentage of 

inspections performed by approved agencies to ensure compliance with 

applicable codes.  

 

Applicants choosing to have their work inspected by an approved third-party 

agency must separately contract with and pay that agency. Further, if they do 

so, local permit fees are reduced by 40% when the approved agency is used for 

document reviews and 40% when the approved agency is used for inspections - 

80% if both document reviews and inspections are conducted by approved 

agencies.  

 

https://gc.nh.gov/bill_status/pdf.aspx?id=16786&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1109&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16499&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1008&inflect=2
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Building officials are to provide timely access to relevant documents and to issue 

building permits or certificates of occupancy within specified timeframes, with 

automatic approval if these deadlines are not met. The bill also emphasizes that 

municipalities cannot impose more restrictive regulations than those outlined in 

the act. 

 

Actions to Take Municipalities should update local building permit applications and related 

materials to reflect new timelines and processes. Building and Code Enforcement 

Officers will need to establish a process to review and approve the credentials of 

approved third party agencies.   

 

Status Signed by Governor: July 15, 2025 

Effective Date: July 15, 2025  

 

Chaptered Final 

Version  

Chapter 246  

 

SB 281 Building on Class VI Roads 

 

Title  An act prohibiting municipalities from denying building or occupancy permits for 

property adjacent to class VI roads under certain circumstances.  

 

Description Allows issuance of building permits on lots adjacent to class VI roads provided 

that the applicant:  

1) Signs a liability waiver acknowledging that the: 

a. Municipality shall not maintain the highway nor provide any 

services to any lot accessible by the highway; 

b. Municipality shall not accept any responsibility for losses or 

damages caused by a lack of services; and 

c. Responsibility for such services falls solely on the applicant; and 

2) Provides evidence that this waiver has been recorded in the county 

register of deeds prior to the issuance of a building permit; and 

3) Proves the lot and any buildings thereon are insurable prior to the 

issuance of a building permit  

Actions to Take Update any policies and ordinances that speak to development on class VI roads.  

 

Status Signed by Governor: July 15, 2025 

Effective Date: July 1, 2026  

 

Chaptered Final 

Version 

Chapter 256 

 

  

https://gc.nh.gov/bill_status/pdf.aspx?id=16976&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1100&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16986&q=billVersion
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SB 282 Residential Building Stairway Requirements 

 

Title An act relative to stairway requirements in certain residential buildings  

 

Description Amends the NH Building Code to permit residential buildings that are up to four 

stories above grade to have only one stairway, provided that specific conditions 

set by the state building code review board are met.  

 

Actions to Take Update Building Code to reflect changes.   

 

Status Signed by Governor: July 15, 2025  

Effective Date: July 15, 2025  

 

Chaptered Final 

Version 

Chapter 257  

 

SB 283 Floor-Area-Ratios  

 

Title An act relative to the calculation of floor-area-ratios under local building 

ordinances.  

 

Description Requires municipalities to exclude below-grade areas (including basements, 

cellars, and sublevels) from the calculation of floor-area-ratios (FAR) for new 

construction projects. The bill allows developers to utilize these below-grade 

areas for specific purposes such as parking, storage, mechanical spaces, and 

additional facilities without affecting the FAR calculation. 

 

Actions to Take Amend definitions and regulations that make reference to floor-area-ratios, if 

any.  

 

Status Signed by Governor: August 1, 2025 

Effective Date: September 30, 2025 

 

Chaptered Final 

Version  

Chapter 301 

 

 

  

https://gc.nh.gov/bill_status/billinfo.aspx?id=1094&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16987&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1104&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=17035&q=billVersion
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SB 284 Minimum On-Site Parking Requirements 

 

Title An act relative to the authority for municipalities to regulate mandatory on-site 

parking requirements.  

 

Description Modifies the maximum number of accessory parking spaces that municipalities 

can require for residential units. Specifically, it changes the requirement from a 

maximum of 1.5 residential parking spaces per unit to a maximum of 1 

residential parking space per unit. Developers are not prohibited from building 

more than 1 parking spot.  

 

Actions to Take Update parking requirements in Zoning Ordinance, Site Plan, or Subdivision 

Regulations.  

 

Status Signed by Governor: July 15, 2025  

Effective Date: September 13, 2025 

 

Chaptered Final 

Version 

Chapter 258 

 

SB 291 Religious Use of Land Property Tax Exemption  

 

Title An act relative to the religious use of land property tax exemption.  

 

Description Modifies RSA 72:23 III by adding parsonages that are rented or vacant for the 

purpose of applying the net income to the pastor’s housing allowance to real 

estate tax exemptions. 

  

Actions to Take To be implemented by the Assessing Department.  

No other action required by municipalities, just be aware of the new change.  

 

Status Signed by Governor: August 1, 2025  

Effective Date: July 1, 2025  

 

Chaptered Final 

Version 

Chapter 303 

 

 

  

https://gc.nh.gov/bill_status/billinfo.aspx?id=1105&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=16988&q=billVersion
https://gc.nh.gov/bill_status/billinfo.aspx?id=1084&inflect=2
https://gc.nh.gov/bill_status/pdf.aspx?id=17037&q=billVersion
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2023 AND 2024 SESSIONS  
If your municipality has not made updates to ordinances and regulatory documents in the last few 

years, below, you can find information on important changes to pay attention to:  

 

https://www.nheconomy.com/office-of-planning-and-development/resources/legislation  

Changes to Planning & Zoning Laws in 2024: A Guide for Municipalities – a joint NHMA/OPD advisory 

Changes to Planning & Zoning Laws in 2023: A Guide for Municipalities – a joint NHMA/OPD advisory  

Of note, a few important legislative changes that will likely impact your municipality include:  

 

HB 1567 Home-Based Child Care Facilities  

 

Title An act relative to zoning provisions concerning family and group family child care 

uses.   

 

Description Mandates that family and group family child care programs be permitted as an 

accessory use to any primary residential use under local zoning and planning 

regulations. The bill specifies that family or group family child care should be 

allowed without being subject to local site plan review regulations in any 

residential zone, provided that all requirements set by the department of health 

and human services are met. 

 

Additionally, the bill reinforces the allowance of home-based care (family care 

and group family care) as an accessory use to any primary residential use. It 

also states that such child care facilities should not be subject to local site plan 

review in any zone where a primary residential use is permitted. The bill allows 

an applicant to begin operation of a home-based child care facility while a 

conditional use permit is pending, as long as all health and human services 

department requirements are met.  

 

Actions to Take Update Zoning Ordinance and table of permitted uses.  

 

Status Signed by Governor: July 26, 2024  

Effective September 24, 2024  

 

Chaptered Final 

Version 

Chapter 271 

 

  

https://www.nheconomy.com/office-of-planning-and-development/resources/legislation
https://www.nheconomy.com/getmedia/6c78f701-f6c5-4ab2-998a-04e64dfe19fc/BEA_NHMA_Joint_Advisory_2024.pdf
https://www.nheconomy.com/getmedia/56d54deb-ccbf-4a89-940c-d67a060cb283/Changes-to-Planning-and-Zoning-Laws-in-2023.pdf
https://www.nheconomy.com/getmedia/56d54deb-ccbf-4a89-940c-d67a060cb283/Changes-to-Planning-and-Zoning-Laws-in-2023.pdf
https://gc.nh.gov/bill_status/legacy/bs2016/bill_docket.aspx?lsr=2081&sy=2024&sortoption=billnumber&txtsessionyear=2024&txtbillnumber=hb1567
https://gc.nh.gov/bill_status/legacy/bs2016/billText.aspx?sy=2024&id=1168&txtFormat=html


22 | L e g i s l a t i v e  T o o l k i t  2 0 2 5  

  

HB 1359 Abutters (Definition and Appeals)  

 

Title An act relative to appeals of certain zoning decisions by abutters.  

 

Description This bill adds to the definition of "abutter" to include those diagonally adjacent, 

specifically:   

 

"Directly across the street or stream" shall be determined by lines drawn 

perpendicular from all pairs of corner boundaries along the street or stream of 

the applicant to pairs of projected points on any property boundary across the 

street or stream that intersect these perpendicular lines.  Any property that lies 

along the street or stream between each pair of projected points, or is withing 

50 feet of any projected point shall be considered an abutter.” 

 

Furthermore, it includes abutters in appeals to the board of adjustment; and 

clarifies that abutters may apply for a rehearing. 

 

Actions to Take Review all mentions of “abutter” in all regulatory documents and town policies.  

Review definition of “abutter” in ordinance and other regulatory documents.  

 

Status Signed by Governor: July 3, 2024  

Effective Date: Sept 1, 2024 

 

Chaptered Final 

Version 

Chapter 130   

 

SB 78 Road Bonding  

 

Title An act relative to subdivision regulations on the completion of improvements.  

 

Description Establishes requirements and limits on the security required for street work and 

utility installations, landscaping, final pavement, and fire suppression systems 

under subdivision regulations regarding completion of improvements prior to 

final approval. See SB78 guidance prepared by NHOPD.  

 

Actions to Take Review Subdivision and Site Plan Review regulations regarding infrastructure 

bonding/guarantee and inspections per changes to RSA 674:36. 

 

Status Signed by Governor: August 4, 2023  

Effective Date: October 3, 2023  

 

Chaptered Final 

Version 

Chapter 208 

 

https://gc.nh.gov/bill_status/legacy/bs2016/bill_docket.aspx?lsr=2277&sy=2024&sortoption=billnumber&txtsessionyear=2024&txtbillnumber=hb1359
https://gc.nh.gov/bill_status/legacy/bs2016/billText.aspx?sy=2024&id=1364&txtFormat=html
https://gc.nh.gov/bill_status/legacy/bs2016/bill_docket.aspx?lsr=0977&sy=2023&sortoption=billnumber&txtsessionyear=2023&txtbillnumber=sb78
https://www.nheconomy.com/getmedia/56d54deb-ccbf-4a89-940c-d67a060cb283/Changes-to-Planning-and-Zoning-Laws-in-2023.pdf
https://gc.nh.gov/bill_status/legacy/bs2016/billText.aspx?sy=2023&id=986&txtFormat=html

