
		APPROVED  MINUTES
Town of Jefferson
Office of the Zoning Board of Adjustment

Minutes
April 10, 2025

The meeting was called to order at 7:30 pm.

Members present:  Chairman Kim Perry, Jason Call, Biff Wyman, Tom Walker, Rodney Houghton, Wayne Bilquin, alternate

Absent:
  
Others present:  Charlene Wheeler, Board secretary; Christopher Lovell, Julia Lovell

Hearing – Case # 234-2025 –Lovell
Chairman Perry opened the public hearing for Christopher Lovell whose lot is at 18 Cottage Road, Map 8, Lot 36, for an application requesting a Variance, Article IV, Section 2 of the Land Use Ordinance.  Chairman Perry read the application and Board members examined the photos and maps supplied by the applicant.  Mr. Lovell proposes to replace an older garage which has 0 setback from the edge of the Cottage Road with a larger new garage, but the structure would still be closer to a boundary line than the required 50 feet setback (about 8 ft. at one corner).  The garage would be about 1-1/4 stories high sitting on a lot that has a downward slope towards US Route 2.  This would lower the view of the top of the structure from the abutters above Mr. Lovell’s lot.  The proposed addition would match the current residence on the lot and improve the look of the surrounding community of cottages.  The Board secretary read letters from abutters Bernadette Nay, Mark and Peggy Simon, and Nancy Greenlee all of whom supported the new proposed garage and the Board granting the Variance.

There being no further questions or comments from the public.  Chairman Perry closed the public portion of the hearing and deliberations began.

1. The Variance will not be contrary to the public interest; the Variance would not injure the public or the private rights of others property owners.   Yes, the property is a private residence with a small older garage on the edge of a town-maintained road.  Pictures and maps illustrated how snow piled up on the side of the garage from the town’s plow in the winter because of being so close.  Repositioning a new garage would solve the problem and improve road conditions.  No abutters have made any objection to the applicant being granted this Variance.  In letter to the Board, four abutters expressed their support for the Board granting the Variance.  The new garage wouldn’t create more noise and traffic in the area.  Even though it will be within the 50 feet setback it still would be a further distance away from the edge of the town road.  

2. The spirit of the Land Use Ordinance (as outlined in its preamble and Article II) is observed.  Yes, the residence already on the lot has blended into the community and added to the tax base of the town.  The new garage though larger and somewhat higher than the old one being replaced would not impede the view of the neighbors.  The downward slope of the lot somewhat mitigates its new height. It will blend in with the surroundings and improve the small cottage community.  

3. Substantial justice is done.  Yes, the current configuration of structures on the lot and the surrounding lots have existed for many years.  Mr. Lovell is trying to do the correct thing by asking for a Variance so he will be in compliance with the town’s ordinances.  He has also taken care to avoid blocking his neighbors’ views of the scenery below.

4. The value of surrounding properties is not diminished.  Yes, this property, now much upgraded and improved with its new garage and the surrounding properties will exist together without diminishing property values.  This proposal will only add to the value.

5. Literal enforcement of the provisions of the ordinance would result in unnecessary hardship: (An unnecessary hardship is deemed to exist if owing to special conditions or uniqueness of the property that distinguishes it from other properties in the area, the property cannot be reasonably used in strict conformance with the Land Use Ordnance, and a Variance is necessary to enable a reasonable use.)  A hardship in this sense is not considered a monetary hardship.  Yes, denying the Variance would be a greater hardship for Mr. Lovell and a hardship for the town as well when facing difficulties in maintaining the road especially under winter conditions to be denied the location of the addition given the uniqueness of the lot, with all other structures already there in the neighborhood.  It doesn’t require a new driveway entrance but uses the one already existing.

Rodney Houghton made the motion to grant the Variance, seconded by Tom Walker.  The vote to accept the motion was unanimous.  The Board secretary will send official notices to Mr. Lovell.

Minutes
Jason Call made the motion to approve the minutes, as edited, of the January 9, 2025, meeting, seconded by Rodney Houghton.  The vote to accept the motion was unanimous.

Financial Report
Jason Call made the motion to accept the current financial report through March, seconded by Biff Wyman.  The vote to accept the motion was unanimous.

Other Business
Jill Magner submitted an application for a Special Exception to operate a short-term rental on Rockwood Ave. but a number of required items was missing.  She has been contacted and asked to submit them before a hearing is scheduled.  There have been no other applications received by the Board to date, so the Board’s next meeting date has not been scheduled.  The May meeting date will probably be cancelled.

Board members discussed the difference between granting a Variance and an Equitable Waiver of Dimensional Requirements and when each should be used.

Jason Call reported on the hearing held by the Planning Board on April 8 for Phase 1 of the Waumbek.  Phase 1 is a cluster development of single-family residences, each on about a one-half acre lot.

Jason Call reported he had inquiries from Nathan Baker about placing a second residence on his lot on Turnpike Road.  Currently the Land Use Ordinance does not allow this.  The Board secretary reported that Amanda Simino, the Select Board’s administrative assistant, also referred Mr. Baker to her after he wanted to apply for a building permit for the second residence.  To date the Board secretary has not been contacted by Mr. Baker.  Currently only duplexes and attached accessory dwelling units are allowed.  Should the issue be looked at by the Planning Board to determine if an amendment might be considered.
 

Rodney Houghton made the motion to adjourn the meeting, seconded by Jason Call.  The meeting was adjourned at 8:35 pm.



____________________________
Charlene Wheeler 
Secretary to the Board 
