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

Minutes
August 14, 2025

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

Members present:  Chairman Kim Perry, Jason Call, Tom Walker, Rodney Houghton

Absent: Biff Wyman, Wayne Bilquin, alternate
  
Others present:  Charlene Wheeler, secretary; Linda Kane, David Passios, Alfred & Kimberly Raphael, Jonathon Dunn, Richard Garabedian 

Hearing – Case # 237-2025 – Raphael
Chairman Perry opened the public hearing for Alfred & Kimberly Raphael who requested a Special Exception for a short-term rental for her property at 139 Stag Hollow Road, Map 15, Lot 32, under Article III, Section 2 of the Land Use Ordinance.  Chairman Perry read the application and Board members examined the maps supplied by the applicant. Currently, it is their vacation home.  The residence has 3 bedrooms and 1-1/2 baths which would mean the maximum occupancy would be 8 people. The Raphaels also own another lot at 84 Stag Hollow Road.  Stag Hollow Road is maintained by the town.  The Raphaels have spoken to many of their neighbors and given them emergency contact numbers for their property manager.  The board also reviewed the proximity to abutters and compatibility with the neighborhood.  Chairman Perry reminded the Raphaels that they must receive a Conditional Use Permit for a short-term rental from the Select Board which includes a required safety inspection.

All abutters to Lot 32 had been noticed but there was some confusion as to which address.  David Passios asked if the application should be voted on as complete first before discussion of whether to grant approval took place.  He was told this was a required step in the subdivision or boundary line adjustment applications to the Planning Board but not in applications to the Zoning Board of Adjustment.  No other questions or comments were received by the Board secretary. 

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

1. “The proposed use shall be one permitted by the Land Use Ordinance.”  Yes, this use is permitted by Special Exception as a short-term rental unit in Article III, section 2 of the Land Use Ordinance.

2. “The specific site is appropriate for the location and of adequate size for such use.”  Yes, the site is of adequate size for the number of guests allowed.  There are three bedrooms and there is adequate parking and privacy from surrounding abutters.  The maximum number of guests would be limited to eight.  The lot is located on a public road maintained by the town. A safety inspection is planned.

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  The residence is some distance from neighbors.  There are plans in place for maintenance of the property.  The Raphaels have implemented a system for a local contact to deal with emergencies in a timely way and have given the contact number to neighbors.  No new structures are being added to the lot.  The applicant will comply will all the rules and regulations in the Select Board’s Short-term Rental Permit.  It will increase taxes paid to the town without significant impact to schools and services. 
  
4. “The proposed use will be in keeping with the stated purpose of the Ordinance.”  Yes, it will not interfere with the small-town atmosphere and further erode the rural nature of the community.  It will maintain the rural nature of the area.  This is not overcrowding the neighborhood as this property already contains a residence.   It will maintain the stability of the neighborhood.  There will be no impact to schools and other services as there might be with a full-time rental.  
Jason Call made a motion to grant the Special Exception, seconded by Tom Walker.   The vote to approve the motion was unanimous.  The Board secretary will send official notices to the owners, who will then proceed with the selectmen’s application process and safety inspection.  The Raphaels also were reminded to complete the Select Board’s Short-term Rental Permit.

Hearing Case # 238-2025 - Dunn
Chairman Perry opened the public hearing for Celeste and Jonathon Dunn requesting a Special Exception to operate a Short-term rental under Article III, Section 2 of the Land Use Ordinance located at 771 Presidential Highway, Map 5A, Lot 25.  He read the application and Board members examined the map.   The closest abutter, Linda Kane, asked how many bedrooms there were and was told there were 5.  This would allow a maximum occupancy of 12 people.  A safety inspection has been completed and the Dunn’s are working to comply with deficiencies such as adding smoke detectors, etc. and will have a follow-up inspection to confirm improvements.  There will be a property manager, and Mr. Dunn was told to contact neighbors with the manager’s emergency phone number.  The Board secretary reported she has not received any comments or questions from the public.  Mr. Passios asked about the maximum time for each rental and was told less than 30 days.  Linda Kane said she wasn’t objecting to the Dunn proposal, but she was concerned about the number of short-term rentals that seem to be proliferating in the town.  Mr. Passios echoed the sentiment saying homes are less available to people for a permanent, year-round residence.

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

1. “The proposed use shall be one permitted by the Land Use Ordinance.”  Yes, this use is permitted by Special Exception as a Short-term Rental in Article III, section 2 of the Land Use Ordinance

2. “The specific site is appropriate for the location and of adequate size for such use.”  Yes, the site is of adequate size for the number of guests allowed.  It is a large older home with 5 bedrooms and there is adequate parking and privacy from surrounding abutters.  The maximum number of guests would be limited to 12.  It sits on a narrow lot but there is room behind the home for guest use.  The lot is located on a heavily used public road maintained by the state and a driveway already in place. A safety inspection was completed and the Dunns having been working to correct inadequacies.

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  The residence has been in existence for many years and sits in a more commercial area of town with other similar rentals nearby and a convenience store with gas pumps on the other side of the highway. There are plans in place for maintenance of the property.  The Dunns have implemented a system for a local contact to deal with emergencies in a timely way and were advised to give the contact number to neighbors.  The applicant will comply will all the rules and regulations in the Select Board’s Short-term Rental Permit.  It will increase taxes paid to the town without significant impact to schools and services. 
  
4. “The proposed use will be in keeping with the stated purpose of the Ordinance.”  Yes, it will not interfere with the small-town atmosphere and further erode the rural nature of the community.  It will maintain the rural nature of the area.  This is not overcrowding the neighborhood as this property already contains a residence which has existed for years.  It will maintain the stability of the neighborhood.  There will be no impact to schools and other services as there might be with a full-time rental.   With the large number of bedrooms this might be an attraction for a large noisy gathering, but Mr. Dunn said they consider this a family residence to enjoy and they will not allow such parties. 
Rodney Houghton made a motion to grant the Special Exception, seconded by Tom Walker.   The vote to approve the motion was unanimous.  The Board secretary will send official notices to the owners, who will then proceed with the selectmen’s application process and safety inspection.  The Dunns also were reminded to complete the Select Board’s Short-term Rental Permit.
 
Minutes
Tom Walker made the motion to approve the minutes, as read, of the June 12, 2025, meeting, seconded by Rodney Houghton.  The vote to accept the motion was unanimous.

Financial Report
The Board examined the year-to-date financial report and noted the revenue collected was better keeping up with expenses.  The Board secretary recommended the Board consider increasing the fee for certified letters because both the certified charge and the charge for first class postage has increased and is expected to do so again in the not to distant future.  Jason Call made the motion to raise the mailing fee to $10.00 to take effect on January 1, 2026.  The motion was seconded by Rodney Houghton.  The vote to accept the motion was unanimous.

Other Business
The secretary communicated that the Select Board has requested each town Board and department have a written description of the procedures they each follow.  The Planning Board has such a document that was last edited in 2022, but the Zoning Board’s document has been lost.  The secretary gave Board members a draft copy she has been working on based on RSAs the Board has followed for a number of years and a suggested template from the NH Municipal Association.  Board members were asked to read the document and suggest any changes or edits that may be needed so the Board can adopt such a document at the next meeting.

Copies of a Summary of the new RSAs for 2025 that have been passed for planning and zoning.  Some changes made to the RSA pertaining to Assessory Dwelling Units (ADUs) were discussed.  ADUs can now be allowed detached as well as attached to an existing residence.  Also, the allowed maximum square footage has been increased.  The Planning Board will have to address these changes with revisions to the Land Use Ordinance.

Jason Call provided the Board with an update on the progress of the Waumbek project.  Phase I was approved and is proceeding with 5 lots accessed by a private road. 

David Passios told the Board he was having difficulty using the town’s website.  The links don’t seem to be working.  The Board secretary will pass on the information to Amanda Simino. 



Tom Walker made the motion to adjourn the meeting, seconded by Jason Call.  The meeting was adjourned at 8:50 pm.



____________________________
Charlene Wheeler 
Secretary to the Board 
