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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, December 1st, 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. Public Hearing – Lot Line Adjustment 

Applicant: Jonathan Kling 
Owners: Jonathan & Bonnie Kling  
Agent: Higginson Land Services 
Surveyor: Dan Higginson  
Map & Lot: Map 31, Lot 15 & 16  
Address: 46 & 38 West Main St, Warner, NH 03278 
District: R-1 
Description: Proposed is the adjustment of the common line between Map 31, Lots 15 
& 16. 

V. UNFINISHED BUSINESS 
A. Housing Committee Proposal for Accessory Dwelling Unit 

VI. REVIEW MINUTES: November 17th 

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. 



























100 feet Abutters List Report
Warner, NH
November 14, 2025

Parcel Number: 
CAMA Number:  
Property Address:

31-15
31-15 
46 WEST MAIN STREET 

Mailing Address: KLING, JONATHAN ADAM  KLING, 
BONNIE BLUE
46 WEST MAIN STREET 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-16
31-16 
38 WEST MAIN STREET 

Mailing Address: GONSALVES, DENNIS TRUST 2020  
GONSALVES, DENNIS TTEE
38 WEST MAIN STREET 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-17
31-17 
36 WEST MAIN STREET 

Mailing Address: RIVERA LASSO, SR., ROBERTO I.  
TORRES ORTIZ, EVA M.
36 WEST MAIN STREET 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-18
31-18 
32 WEST MAIN STREET 

Mailing Address: BATES, EMMA C  BATES, DAVID C
32 WEST MAIN STREET 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-34
31-34 
17 GENEVA STREET 

Mailing Address: WILKERSON, HUGH L  BEERE-
WILKERSON, SUSAN
PO BOX 96 
WARNER, NM 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-36
31-36 
24 GENEVA STREET 

Mailing Address: DEL CARO, DANIEL  SIMS, CAROL A
PO BOX 326 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

31-37
31-37 
20 GENEVA STREET 

Mailing Address: KITTREDGE, CAROLINE F. TTEE  
CAROLINE F. KITTREDGE 2023 TRU
20 GENEVA STREET 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

32-17
32-17 
41 WEST MAIN STREET 

Mailing Address: WARNER, TOWN OF  PINE GROVE 
CEMETERY
PO BOX 265 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

32-28
32-28 
39 WEST MAIN STREET 

Mailing Address: SLATUNAS, CHRISTINE MARIE  
SLATUNAS JR, GLENN
39 WEST MAIN ST 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

32-29
32-29 
45 WEST MAIN STREET 

Mailing Address: FACE, SHARON  FACE, JONATHAN J & 
JOSEPH M
45 WEST MAIN STREET 
WARNER, NH 03278

Abutters:

Parcel Number: 
CAMA Number:  
Property Address:

31-16
31-16
38 WEST MAIN STREET 

Mailing Address: GONSALVES, DENNIS TRUST 2020 
GONSALVES, DENNIS TTEE
38 WEST MAIN STREET  
WARNER, NH 03278

Subject Property:

Abutters List Report - Warner, NH

11/14/2025

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report. Page 1 of 2



100 feet Abutters List Report
Warner, NH
November 14, 2025

Parcel Number: 
CAMA Number:  
Property Address:

32-30
32-30 
49 WEST MAIN STREET 

Mailing Address: WARNER, TOWN OF  
PO BOX 265 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

32-31
32-31 
51 WEST MAIN STREET 

Mailing Address: BROWN, STEPHEN K  
227 BURNT HILL ROAD 
WARNER, NH 03278

Parcel Number: 
CAMA Number:  
Property Address:

32-36
32-36 
5 ROSLYN AVENUE 

Mailing Address: CINCOTTA, ERIC N  
5 ROSLYN AVE 
WARNER, NH 03278

Abutters List Report - Warner, NH

11/14/2025

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAI Technologies 

are not responsible for any use for other purposes or misuse or misrepresentation of this report. Page 2 of 2



LAND VALUATION LAST REVALUATION: 2025

PARCEL TOTAL TAXABLE VALUE

OWNER INFORMATION

LISTING HISTORY

EXTRA FEATURES VALUATION

SALES HISTORY

NOTES

PICTURE

MUNICIPAL SOFTWARE BY AVITAR

1/2 BSMT & 1/2 CRL, TOWN CULVERT DRAINS THRU PROP; LEAKS AROUND 

CHIMNEY, WET BSMT, MINOR WTR COMES THRU FNDTN IN HEAVY RAINS, 

SOME SPOTS ARE SOFT & UNEVEN ON FLR, CRACKS IN CEIL, PLASTER 

CRACKING FR SETTLING WALLS, MAJORITY OF HSE HAS NO INSUL; 8/24 

INFO @ DOOR;  CORR SKETCH; CORR ROOF & FUEL TYPE;

GONSALVES, DENNIS TRUST 2020

GONSALVES, DENNIS TTEE

38 WEST MAIN STREET

Card: 1 of 1

NotesTax ValueAd Valorem RSPICondUnits AdjNCLand Type Base Rate Site Road DWay Topography

1F RES E 0.460  100ac  100  0 N 133,000  133,000 100  100  100  95 -- MILD140,000

1F RES X 0.240  100ac  25  0 N 100  100 CNOTES 95 -- MILDx 2,500

 133,100 0.700 ac  133,100

GrantorPriceTypePageBookDate

10/23/2020 3703 1468 Q I GONSALVES, DENNIS J

08/02/2004 2686 618 Q I  249,000 SMITH, ROBERT & 

WARNER ASSESSING OFFICE

11/13/2025Printed:

Site: AVERAGE  Driveway: PAVED  Road: PAVED

Map Lot Sub: 00031 00016 00000000 38 WEST MAIN STREET WARNER

WARNER, NH 03278

09/11/25 LMHC

08/28/24 RWVM

03/05/21 DMRL DATA COLLECTION

04/01/20 DM APPRAISER

Building Features LandYear

2024 $ 75,360$ 147,570 $ 0

Parcel Total: $ 222,930

2025 $ 133,100$ 229,400 $ 42,200

Parcel Total: $ 404,700

Zone: R1 - VILLAGE RES     Minimum Acreage:   0.46    Minimum Frontage:  100

.

Market ValueLngth x Width RateUnits CondSize AdjFeature Type Notes

BARN-1STRY/LOFT  80  80 810 27 x 30  16,070 31.00

LEAN-TO  160  80 160 8 x 20  819 4.00

SHOP-EX  86  80 612 18 x 34  19,790 47.00

FIREPLACE 1-STAND  100  100 1  5,500 5,500.00 Gas

 42,200



PICTURE

PERMITS

OWNER TAXABLE DISTRICTS BUILDING DETAILS

BUILDING SUB AREA DETAILS

2025 BASE YEAR BUILDING VALUATION

1.5 STORY FRAME CAPE      

Effect.Adj.AreaID Description

BMU BSMNT  320  0.15  48

HSF 1/2 STRY FIN  1000  0.50  500

FFF FST FLR FIN  1120  1.00  1120

CRL CRAWL SPACE  800  0.05  40

 3,240  1,708 1,620GLA: 

Heat:

A/C:

Fixtures:Baths:Bedrooms:

Card: 1 of 1

Roof:

Ext:

Floor:

Int:

 1.0 2

No

Quality:

$ 174.41

 1.0427

$ 297,892

Total Depreciation:

Temporary:

Economic:

Functional:

Physical:

VERY GOODCondition For Age:

$ 229,400

23 %

23 %

11/13/2025Printed:

Com. Wall:

 3

GABLE OR HIP/PREFAB METALS

VINYL SIDING

PLASTER/DRYWALL

PINE/SOFT WD/CARPET

OIL/STEAM

Building Value:

Market Cost New:

GONSALVES, DENNIS TRUST 2020

GONSALVES, DENNIS TTEE

38 WEST MAIN STREET

WARNER, NH 03278

 1.0901

38 WEST MAIN STREET WARNER

Date Permit ID Permit Type Notes

Size Adj: Base Rate:

Bldg. Rate:

Sq. Foot Cost:

PercentageDistrict

Warner Village Wa % 100

RSA 160.00

A1 AVG+10

Generators:

Extra Kitchens: Fireplaces:

 1825Year Built:

Model:

Map Lot Sub: 00031 00016 00000000



LAND VALUATION LAST REVALUATION: 2025

PARCEL TOTAL TAXABLE VALUE

OWNER INFORMATION

LISTING HISTORY

EXTRA FEATURES VALUATION

SALES HISTORY

NOTES

PICTURE

MUNICIPAL SOFTWARE BY AVITAR

DNPU HEARTH ADDED SUPPORT BEAMS IN BSMT FOR EXT FLR SUPPORT, 

2 BEDRMS=1 WALK-IN CLOSET, CONNECTS TO BOTH BEDRMS, KITCHEN 

HAS BEEN UPDATED, NEW FURNACE APPROX 5 YRS OLD; MIN INSUL, OD 

BTH, LAYOUT, WET/DAMP BSMT; SUMP PUMP, LACKS CLOSET SPACE, 

UNEVEN FLRS, BSMT ACC THRU TRAP DOOR IN KIT FLR; 8/24 INFO @ 

DOOR; EXT COND VG; PER HO 1 BDRM ACCESS THRU 2ND;

KLING, JONATHAN ADAM

KLING, BONNIE BLUE

46 WEST MAIN STREET

Card: 1 of 1

NotesTax ValueAd Valorem RSPICondUnits AdjNCLand Type Base Rate Site Road DWay Topography

1F RES E 0.170  100ac  100  0 N 105,200  105,200 100  100  100  95 -- MILD110,769

 105,200 0.170 ac  105,200

GrantorPriceTypePageBookDate

05/03/2021 3736 2089 Q I  320,530 NOLEN JUDY

04/23/2021 3735 365 Q I NOLEN, GORDON

05/03/2004 2651 202 Q I  182,533 CARLSON, ANNA

WARNER ASSESSING OFFICE

11/13/2025Printed:

Site: AVERAGE  Driveway: PAVED  Road: PAVED

Map Lot Sub: 00031 00015 00000000 46 WEST MAIN STREET WARNER

WARNER, NH 03278

08/28/24 RWVM

04/01/20 DM APPRAISER

08/11/09 RE DATA COLLECTION

Building Features LandYear

2024 $ 60,830$ 157,340 $ 0

Parcel Total: $ 218,170

2025 $ 105,200$ 256,100 $ 14,400

Parcel Total: $ 375,700

Zone: R1 - VILLAGE RES     Minimum Acreage:   0.46    Minimum Frontage:  100

Market ValueLngth x Width RateUnits CondSize AdjFeature Type Notes

BARN-1STRY/LOFT  83  80 700 25 x 28  14,409 31.00

 14,400



PICTURE

PERMITS

OWNER TAXABLE DISTRICTS BUILDING DETAILS

BUILDING SUB AREA DETAILS

2025 BASE YEAR BUILDING VALUATION

1.75 STORY FRAME NEW ENGLAN

Effect.Adj.AreaID Description

UFF UPPER FLR FIN  24  1.00  24

ATF ATTIC FINISHED  280  0.25  70

BMU BSMNT  280  0.15  42

FFU FST FLR UNFIN  50  0.50  25

PRS PIERS  144 -0.05 -7

GAR GARAGE ATTCHD  216  0.45  97

TQF 3/4 STRY FIN  575  0.75  431

FFF FST FLR FIN  1112  1.00  1112

CRL CRAWL SPACE  738  0.05  37

OPF OPEN PORCH  64  0.25  16

 3,483  1,847 1,637GLA: 

Heat:

A/C:

Fixtures:Baths:Bedrooms:

Card: 1 of 1

Roof:

Ext:

Floor:

Int:

 2.0 3

Yes

Quality:

$ 177.74

 1.0207

$ 328,286

Total Depreciation:

Temporary:

Economic:

BDRM ACCFunctional:

Physical:

VERY GOODCondition For Age:

$ 256,100

20 %

2 %

22 %

11/13/2025Printed:

Com. Wall:

 6

GABLE OR HIP/ASPHALT

CLAP BOARD/WOOD SHINGLE

PLASTER/DRYWALL

HARDWOOD/CARPET

OIL/STEAM

Building Value:

Market Cost New:

KLING, JONATHAN ADAM

KLING, BONNIE BLUE

46 WEST MAIN STREET

WARNER, NH 03278

 1.1109

46 WEST MAIN STREET WARNER

Date Permit ID Permit Type Notes

Size Adj: Base Rate:

Bldg. Rate:

Sq. Foot Cost:

PercentageDistrict

Warner Village Wa % 100

RSA 160.00

A1 AVG+10

Generators:

Extra Kitchens: Fireplaces:

 1887Year Built:

Model:

100.00 %

Map Lot Sub: 00031 00015 00000000





WARNER ADU ORDINANCE 
DRAFT 10-24-2025 

“Accessory Apartment Dwelling Unit” means a residential living unit that is appurtenant 
to a single-family dwelling, and that provides independent living facilities for one or more 
persons, including provisions for sleeping, eating, cooking, and sanitation on the same 
parcel of land as the principal dwelling unit it accompanies. An accessory dwelling unit 
may be within or attached to the principal dwelling unit. [Amended March 2017 and March 
2026] 
 
“Attached Accessory Dwelling Unit” means a unit that is within or physically connected 
to the principal dwelling unit or completely contained within a preexisting detached 
structure. [Amended March 2026] 
 
 “Detached Accessory Dwelling Unit” means a unit that is neither within nor physically 
connected to the principal dwelling unit, nor completely contained within a preexisting 
detached structure. [Amended March 2026] 
 

ARTICLE XIV-B 
Accessory ApartmentDwelling Units 

[Adopted March 2021; Updated March, 2026] 
 
Requirements for Accessory Dwelling Units Apartment: 

A. The Accessory Dwelling Units accessory apartment shall be clearly incidental to the 
primary use of the property. The apartment Accessory Dwelling Unit shall be a 
completely separate housekeeping unit that can be isolated from the primary 
dwelling unit but shall have an interior door connecting it to the primary dwelling 
unit. [Amended March 2017] 

 

B. Only one accessory apartment Accessory Dwelling Unit, attached or detached, may 
be created within or attached to a single-family dwelling or accessory building per 
lot. [Amended March, 2026] 
 

B.C. Accessory Dwelling Units shall obtain a building permit from the Warner 
Building Inspector prior to construction. [Amended March, 2026] 

 

C.D. Any Accessory Dwelling Unit accessory apartment whether an addition to or 
contained within the single-family dwelling or accessory building, shall have an area 
of no less than 300 square feet and no more than 1,000 square feet., no more than 
50% of the heated and finished floor area of the primary dwelling unit, and a 
maximum of 1,000 square feet of gross floor area. [Amended March, 2026] 

 



WARNER ADU ORDINANCE 
DRAFT 10-24-2025 

E. All Accessory Dwelling Units shall comply to setback requirements for the District in 
which the lot is located, subject to F below.applicable regulations of the Town of 
Warner shall be met before an accessory apartment is permitted. The 
capacity/design of the septic system shall be verified [Amended March, 2026] 
 

F. An Accessory Dwelling Unit may be converted from existing structures, including but 
not limited to detached garages, regardless of whether such structures violate 
current dimensional requirements for setbacks or lot coverage. Such structures 
shall not increase the nonconformity or introduce new nonconformities. “Existing” 
nonconforming structures shall be those in existence prior to July 1, 2025 as 
demonstrated in one of the following ways: 

a. The existing structure could be required to demonstrate that it qualifies as a 
preexisting, nonconforming structure exempt from the currently applicable 
dimensional requirements for setbacks and lot coverage according to RSA 
674:19 or any local zoning regulation protecting non-conforming structures, 
or; 

a.b. The existing structure received a prior planning or zoning approval or 
determination it was exempt from the current dimensional requirements for 
setbacks and lot coverage. [Amended March, 2026] 

 

D.G. Accessory apartments Accessory Dwelling Units are not intended for 
individual ownership. The title shall be inseparable from the primary dwelling. 

 

E.H. Accessory Dwelling Units Accessory apartments may be located in a 
detached accessory building on a lot where a single family home is the sole use of 
the lot as permitted where allowed in TABLE 1 – USE REGULATIONS of this Zoning 
Ordinance, provided the detached accessory buildingAccessory Dwelling Unit is 
within 75 feet of the primary dwelling. [Amended March 2021 and Amended March, 
2026] 

 

F.I. The owner shall not separately lease both the primary dwelling unit and the 
Accessory Dwelling Units accessory apartment at the same time, nor shall an 
Accessory Dwelling Unit be permitted on leased land. [Amended March, 2026] 

 

G.J. Accessory Dwelling Units Accessory apartments may not be established in 
association with manufactured housing or townhouse-style dwelling units (i.e., 
attached single family dwellings). [Amended March 17, 2018 and Amended March, 
2026.] 

 



WARNER ADU ORDINANCE 
DRAFT 10-24-2025 

  



WARNER ADU ORDINANCE 
DRAFT 10-24-2025 

 
TABLE 1  

Use Regulations 
 
Buildings, structures, or land shall be used as permitted by this ordinance. Any use 
NOT listed in this ordinance is prohibited. [Amended March 2023] 
 
RESIDENTIAL 

USES R-1 R-2 R-3 B-1 C-1 OC-1 INT OR 
1. One-family detached dwelling 
[Amended March 2012] 

P P P P S P   P 

2. Two-family dwelling [Amended 
March 2012] 

P P S P S       

3. Multi-family dwelling [Amended 
March 2012] 

P P S P S       

4. Conversion of existing dwelling 
structure to multifamily dwelling 

P P S P P S     

5. Accessory Apartment Dwelling 
Unit  [Adopted March 2012; 
Updated March, 2026] 

P P P P P  P P  P 

6. Multi-Family Workforce housing 
[Amended March 2021] 

P P S P S   S   

     S (Special Exception) P (Permitted) 
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            1 
        Planning Board Meeting Minutes 2 

November 17, 2025  7:00 PM 3 
Lower Meeting Room, Warner Town Hall, 5 E Main St 4 

 5 
I. OPEN MEETING: Chair Karen Coyne called the meeting to order at 7:01 PM.  6 

The Pledge of Allegiance was recited. 7 
II. ROLL CALL 8 

 9 

  10 

 11 
 12 
 13 
 14 
 15 
 III.   PUBLIC COMMENT  16 
 Ed Mical asked if the CIP would be posted on the town’s website. Karen Coyne confirmed.  17 
  18 
IV.  NEW BUSINESS  19 

A. Continuation of Public Hearing – Site Plan Review  20 
Applicant: Peacock Hill Rd LLC  21 
Owners: Peacock Hill Rd LLC  22 
Agent: Keach-Nordstrom Associates Jason Lopez  23 
Surveyor: Jacques E. Belanger Land Surveying PLLC  24 
Address: Map 07 Lot 039 and 039-1 Route 103 East, Warner, NH  25 
District: R-2 and R-3 Description: Two buildings with four units each to be used as multi-26 
family housing. 27 

Jason Lopez stated that he is hoping to discuss conditions of approval. Karen Coyne stated that the Planning 28 
Board received follow up letters from Aries Engineering and Fire Chief France this afternoon. The Planning 29 
Board began reviewing the original letter from Aries Engineering.  30 
 31 
Site Access: The Fire Chief letter indicated that it is important that the Fire Department be allowed to verify 32 
access especially through the steep curved driveway prior to issuing certificates of occupancy. Bob Holmes 33 
stated that the site plan regulation section XX2 requires a minimum of 22 feet. Jason Lopez stated that the 34 
surveyor could provide an “as built” of the entire driveway to illustrate that the driveway conforms to the 35 
15%. Jason Lopez explained that the driveway and turn around radius were designed to accommodate fire 36 
trucks. John Leavitt stated that the Fire Chief’s concerns are about the turning radius and tightness of the 37 
turn. He questioned the ability of a vehicle to get around another vehicle. James Gaffney asked what size of 38 
emergency truck was used in the design. Jason Lopez explained that a fire truck and school bus were used. 39 
James Gaffney stated that he is specifically looking for the dimensions of the vehicle used to calculate this. 40 
Jason Lopez noted the wheelbase of 23.1, front overhand of 33, and overall, 43 feet. James Gaffney 41 
questioned how that compares to Warner’s largest fire truck. Dan Richardson, from the audience, pointed out 42 

Planning Board Member Present Absent 
Karen Coyne, Chair ✔  

James Gaffney ✔ via Zoom  

Pier D’Aprile ✔  

Barak Greene, Vice Chair ✔  

Ian Rogers ✔  via Zoom  

Mike Smith – Select Board ✔  via Zoom       

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          
 

           



 

2 
 

that Hopkinton Fire Department would be the first to respond and the size of Hopkinton’s ladder truck should 1 
be considered. Jason Lopez stated the truck used in the graphic is a ladder truck. Karen Coyne asked what 2 
the reason is for a 20-foot-wide driveway when the site plan regulations call for 22 feet. Jason Lopez 3 
explained that the NFPA requires 20 feet of hard surface to drive on. He stated that there are also two feet of 4 
gravel on each side giving them 24 feet width. John Leavitt stated that that would satisfy his concerns about 5 
the turning radius but that it is not depicted on the plans. Jason Lopez stated that it is on the grading plan. 6 
Barak Green noted that it is also reflected in the construction details. Jason Lopez stated that he will clarify 7 
that on the site plan.  8 
 9 
Bob Holmes spoke about the grade of the driveway noting that the State’s requirement is an 8% grade. Jason 10 
Lopez advised that the State has approved this at 15%. Bob Holmes spoke about the international fire code 11 
recommendation of no more than 10%. Jason Lopez stated that it is left up to the local fire chief and the 12 
town’s regulations. He stated that this does comply with the Town’s regulations. Jason Lopez explained how 13 
the grade, slope, and vertical curve were incorporated in the design to give an even transition for the large 14 
vehicles (fire and trash trucks). Pier D’Aprile read a portion of #6 in the Aries Engineering letter “…Aries 15 
recommends that the proposed site access road be lengthened to meet the Section VII Design Standards grade of 10% 16 
for a local street for all portions of the access road.” Pier D’Aprile questioned if this is really a driveway or a 17 
road. He stated that there is a different standard to meet. He questioned if, for safety purposes, this should be 18 
close to 10% versus 14.7%. Jason Lopez reiterated that 15% complies with the Town’s regulation and it was 19 
designed this way because of the amount of material that would need to be removed. Pier D’Aprile asked 20 
about a lower grade down by Route 103 before the switchback. Jason Lopez stated that it would result in a 21 
much tighter radius. He advised the Planning Board that he had looked at several design variations, but they 22 
were not feasible. Jason Lopez stated that this is a driveway that is going to need to be maintained. 23 
 24 
John Leavitt commented on the Site Plan drawing missing notes. He stated that the plans should include 25 
notation of where the detail is on the plan. He stressed that all the details should be referenced on the site 26 
plan. James Gaffney stated that given the number of units, this is a private road and should be treated as a 27 
private road. He stated that it should comply with the Town’s standards and requirements. James Gaffney 28 
stated that this is not a driveway, and the Planning Board should give thoughtful consideration to Aries’ 29 
recommendation about a grade closer to 10%. Barak Greene asked if it is possible to lower one building. 30 
Jason Lopez stated that the reality of doing something like that is the increased costs to construct making the 31 
project not feasible. He reiterated that according to the regulations this is a driveway, it is not a road. Barak 32 
Greene stated that if this was a road it would be determined during a subdivision, because there would be a 33 
right of way for a road. He stated that this is not a road because there is no right of way. He stated that they 34 
are not zoning the lots around a road like is done in a subdivision. Barak Greene stated that this is a driveway 35 
to a site. Ian Rogers agreed, he read a portion to the site plan regulations section XX letter C stating that the 36 
technical term for this is probably “cross access drives, and other access management techniques to reduce 37 
the number of access points on to public roadways”   38 
 39 
Water System: 40 
Karen Coyne highlighted some of the bigger points; the well radius and the lots are big enough to permit the 41 
installation of the water and sewer systems. Jason Lopez agreed that the proposed development does not 42 
qualify for community water systems and he questions how Aries is using the community water sizing 43 
standard for the development of well radius and placement. Jason Lopez reiterated that those standards do 44 
not apply to this project. He explained that the subsurface regulations (EMBWQ 1000 series) would apply. 45 
Jason Lopez stated that it is what they will design the septic system and well from. He advised the Planning 46 
Board that they have not submitted the septic design for approval because they wanted to make sure that 47 
modifications to the design were done before he submitted the design for approval. Jason Lopez explained 48 
that he has gone through the sizing of the system and the well radius. He is confident that everything is in 49 



 

3 
 

compliance and he anticipates approval. Karen Coyne asked about the certification of sustainable yield. 1 
Jason Lopez stated that the Town’s regulations do not require a certification of sustainable yield. He stated 2 
that they will comply with the town’s regulations. Jason Lopez noted that at the time the certificate of 3 
occupancy is sought, the Town will require the wells to be installed prior to occupancy. Jason Lopez 4 
explained that that is a builder’s risk.  5 
 6 
Jason Lopez explained that NHDES has what is called the One Stop Program that allows access to water 7 
well reports for abutting properties. He looked at the abutting properties, and they range from 140 feet deep 8 
to 620 feet deep with a return of 1 gallon per minute to 50 gallons per minute. Jason Lopez stated that there 9 
is sufficient water in the area to meet the building requirements. John Leavitt asked if the water calculation 10 
would change based on requirement for a water sprinkler system. Jason Lopez indicated that the water 11 
calculations would not change because the sprinkler system is fed off a pressurized tank in the basement and 12 
the tank will need to be filled and operational before occupancy.  13 
 14 
Alteration of Terrain:  15 
Pier D’Aprile asked if the catchment ponds will require fencing. Jason Lopez explained that the State does 16 
not require fencing, he believes that it will probably require by the insurance provider. Jason Lopez spoke 17 
about the changes he made to address some previous concerns of Aries Engineering relating to catchment 18 
and drainage. He noted that he has not presented the changes to Aries because he is waiting for additional 19 
follow up from Aries. Karen Coyne stated that the Board received a letter late today from Aries. She 20 
suggested that Jason Lopez forward the changes he has made to Aries. Barak Greene asked if the additional 21 
pond that has been added is large enough to handle a 50-year storm. Jason Lopez confirmed that it has been 22 
designed to meet the 2, 10, 25 and 50.  Barak Greene feels that if that could be demonstrated it should satisfy 23 
Aries Engineering.  24 
 25 
Bob Holmes expressed concern for the water runoff currently crossing 103 with a destination on Annis Loop 26 
and asked whether residents would experience worse flooding than already takes place.  Jason Lopez stated 27 
that the design has been reviewed by the DOT. He stated that there will be no change to the amount of runoff 28 
(peak rate of runoff and volume). Jason Lopez explained that the DOT has issued their permits and the 29 
alteration of terrain is in the final steps. Barak Greene expressed concern relating to the impact on the 30 
amount of ground water and the culverts on Route 103. Jason Lopez suspects the biggest impact will occur 31 
during construction.  32 
 33 
Jason Lopez addressed a previous question regarding ledge in the area. He reiterated that how much ledge 34 
that will need to be removed is still unknown. He advised the Board that nine test pits across the property 35 
were done, and the results varied significantly.  36 
 37 
Karen Coyne stated that the Board will reach out to Aries Engineering and inquire about additional input.  38 
Barak Greene stated that there is a lot of risk for the builder and he inquired if the builder would get to a 39 
certain point and determine that the project is too expensive. The owner (in the audience) stated that he will 40 
not know that until they begin. Barak Greene stated that he would like a reclamation bond.  41 
 42 
Andy Bodnarik recommended that the developer consult with a dowser regarding the well issues.  43 
 44 
Karen Coyne opened the floor to public comment. Dan Richardson spoke about the steep grade of the 45 
driveway and the noise pollution that will be generated. He stated that the turnaround halfway up the 46 
driveway is located at the property line abutting his property. He believes the dumpsters should be relocated 47 
to the area between the two buildings. He asserted that the driveway is going to be problematic for any fire 48 
truck. He questioned if the development would lower the water table and negatively impact the existing wells 49 
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in the area. Jason Lopez stated that he does not think the development will affect the existing wells, but a 1 
hydrogeologist would have better knowledge. Barak Greene stated that touching the top 30 feet of soil 2 
should not impact the existing wells. Micah Thompson concurred.  3 
 4 
Ed Mical asked if the driveway width of 24 feet takes into account the snowbanks in the winter months. He 5 
questioned the parking area relating to snow storage and the ability for emergency vehicles to move around. 6 
Barak Greene explained that on page 3 of the plan, snow storage is accounted for the parking lot. He stated 7 
that the owner will need to maintain the width of the driveway in the winter months.  8 
 9 
Karen Coyne closed the public comment. 10 
 11 
Pier D’Aprile made a motion seconded by James Gaffney for a continuation to hear from Aries 12 
Engineering. Motion Failed  13 
 14 
Discussion on the motion: Barak Greene explained that the applicant has the information that Aries presented 15 
in their letter. He stated that the applicant knows how big the bond needs to be and the Planning Board could 16 
safely make that a condition of approval. He stated that that would avoid the need for another meeting to 17 
hear that the applicant took Aries’ numbers and designed a pool to match. Pier D’Aprile stated that it is true 18 
assuming the applicant does that. He cautioned that the applicant could come back and say that it is not 19 
acceptable. Barak Greene does not want to keep dragging this out. John Leavitt concurred with Barak 20 
Greene. He stated that his biggest concern has been the drainage and he would like to know how Aries feels 21 
about how the applicant addressed that the drainage concerns. Ian Rogers agrees with Barak Greene and John 22 
Leavitt. He asked the Chair to recap the list of conditions to this point. Karen Coyne stated that she will 23 
recap the conditions after the motion called.  24 
 25 
Karen Coyne listed the previously discussed conditions of approval: driveway width, septic approval, well 26 
approval, AOT approval, driveway permit, the reclamation bond, and the addition of storm water pond (Aries 27 
issue). Karen Coyne asked how the Board would determine substantial completion regarding the storm water 28 
pond. James Gaffney explained that Aries Engineering is being paid to provide reassurance that there will not 29 
be issues associated with some aspects of this. He would prefer to condition it upon Aries Engineering’s 30 
approval. Karen Coyne stated that she does not believe they could bind Aries to that. James Gaffney 31 
explained that that is why it is premature to vote on a conditional approval. He stated that the Planning Board 32 
does not have enough information and there are areas that are still in question: drainage issues Warner River 33 
Local Advisory Committee input, input from the Fire Chief, concerns regarding the volume of traffic on a 34 
very steep driveway. James Gaffney asserted that he has very serious concerns regarding the public safety 35 
aspect. John Leavitt suggested wording the motion to stipulate that the new plan mitigates the concerns 36 
raised by Aries. There was additional conversation on how to word the conditions of approval.  37 
 38 
Barak Greene made a motion seconded by Pier D’Aprile for a conditional approval with the following 39 
conditions: septic approval, well approval, alteration of terrain approval, a reclamation bond, a 40 
drainage condition if the new control mitigates the 50-year runoff issue on neighboring property, and 41 
an as-built of the approved driveway permit on Map 07 Lot 039, prior to the certificate of occupancy. 42 
Motion Passed  43 
 44 
Karen Coyne closed the Continuation of Public Hearing – Site Plan Review. James Gaffney was excused 45 
from the remainder of the meeting.  46 
 47 

B. Public Hearing – Site Plan Application Edit  48 
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Karen Coyne opened the public hearing on the Site Plan Application Edit. The Planning Board reviewed 1 
suggested edits from Andy Bodnarik. Barak Greene stated that the suggested edits from Andy Bodnarik have 2 
merit and Ian Rogers agreed. 3 
 4 
Karen Coyne opened the public hearing for public comment. Andy Bodnarik recapped his suggested edits. 5 
Barak Greene expressed caution about changing language from “may not be required” to “is not required.” 6 
He stated that he wants the Planning Board to have the ability to call for a full site plan review. Karen Coyne 7 
agreed. Andy Bodnarik suggested adding the language “included but not limited to.”  Ian Rogers agreed that 8 
the Board should have the ability to call for a full site plan review and adding the language “included but not 9 
limited to” adds clarity. John Leavitt noted that the purpose of this is give clarity to the applicant and using 10 
the term “may not” defeats the purpose. Bob Holmes pointed out that if an applicant concludes that a site 11 
plan is not required, they do not have to do anything more. There was additional conversation on how to 12 
improve the language pertaining to if a full site plan review is required.  13 
 14 
Karen closed the public comment. Micah Thompson was elevated to be a voting member.  15 
 16 
Ian Rogers made a motion seconded by Pier D’Aprile to accept Andy Bodnarik’s edits as amended. 17 
Motion Passed  18 

 19 
Karen Coyne closed the public hearing on the Site Plan Application Edit.  20 

 21 
C. Accessory Dwelling Unit Document Proposal 22 

The Planning Board reviewed the suggested edits from Andy Bodnarik relating to the proposed Accessory 23 
Dwelling Unit Document. Andy Bodnarik stressed that he is attempting to clarify language for the applicant.  24 
Ian Rogers explained that they attempted to incorporate the recent State changes. The Planning Board agreed 25 
to revisit the clean version on December 1, 2025. 26 
 27 
V.   UNFINISHED BUSINESS 28 
  A. Charlebois Submission  29 
Pier D’Aprile made a motion seconded by Ian Rogers to accept the Charlebois Submission as 30 
presented. Motion Passed, Barak Greene abstained. 31 
 32 
VI. REVIEW MINUTES – November 3, 2025 33 
Barak Greene made a motion seconded by Pier D’Aprile to accept the minutes of November 3, 2025 34 
Planning Board meeting as amended. Motion passed 35 
 36 
VII. COMMUNICATIONS 37 
None  38 
 39 
VIII. PUBLIC COMMENT 40 
None  41 
 42 
IX.   ADJOURN 43 
The meeting adjourned at 9:58 PM. 44 
 45 
Respectfully submitted by Tracy Doherty 46 
 47 
 48 


