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

Minutes
December 11, 2025

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

Members present:  Chairman Kim Perry, Jason Call, Biff Wyman, Tom Walker, Wayne Bilquin, alternate 
 
Absent: Rodney Houghton
  
Others present:  Charlene Wheeler, secretary; see attached sign in list

In the absence of a regular Board member Wayne Bilquin was a voting member for this meeting.

Hearing – Case # 241-2025 – Santilli
Chairman Perry opened the public hearing for an application from Stacy & Michael Santilli operating as Meadows Run LLC in accordance with Article III, Section 2 of the Land Use Ordinance to operate a short-term rental at 254 Bailey Rd., Map 7, Lot 43.  Chairman Perry read the application and Board members examined the maps supplied by the applicant. Currently, it is their vacation home sitting on 79+ acres.  The residence has 2 bedrooms which means the maximum occupancy would be 6 people. Baily Road is maintained by the state.  There is a local property manager.  The board also reviewed the proximity to abutters and compatibility with the neighborhood.  Chairman Perry reminded Mrs. Santilli that they must receive a Conditional Use Permit for a short-term rental from the Select Board which includes a required safety inspection.  There is a caretaker for the property as the owners live in Rhode Island.  The two bedrooms are located in the basement of the residence and concern was expressed about another egress in an emergency.  A safety inspection has not taken place as yet.  Dave Conway said he was very comfortable with the operation of the rental and it has not caused problems for neighbors.  There were no other questions or comments 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 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 of 79+ acres is of adequate size for the number of guests allowed.  It is a home with 2 bedrooms and there is adequate parking and privacy from surrounding abutters.  The maximum number of guests would be limited to 6.  The two bedrooms are located in the basement of the home and there was concerned expressed by a member of the public about a second egress from those rooms being a safety issue.  Mrs. Santilli said she has contacted the fire chief to request an inspection, but it has not completed to date.  An abutter said he was familiar with the property and was totally comfortable with it being using as a short-term rental property. The lot is located on a heavily used public road maintained by the state and a driveway is already in place. 

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  No new buildings are being added.  The residence is totally secluded with no near neighbors. There are plans in place for maintenance of the property.  Rebecca  LeBeau is the caretaker.  The Santillis 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 an existing 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 with the condition a Short-term Rental Permit is obtained from the Select Board, 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 Select Board’s application process and safety inspection. 

Hearing Case # 243-2025 - Manelas
Chairman Perry opened the public hearing for an application from Karen Manelas operating as 126 Jason Ave. Properties, LLC in accordance with Article III, Section 2 of the Land Use Ordinance to operate a short-term rental at 126 Jason Avenue., Map 6, Lot 31A.  Chairman Perry read the application and Board members examined the map.  The property contains 3.82 acres with a house containing 2 bedrooms.  This would allow a maximum occupancy of 6 people.   There will be a property manager, and Ms. Manelas 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.   

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 containing about 4 acres is of adequate size for the number of guests allowed.  It is an existing home with 2 bedrooms and there is adequate parking and privacy from surrounding abutters.  The maximum number of guests would be limited to 6.  The lot is located on a public road maintained by the town and a driveway already in place. Rules are posted for renters.

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  There are no new structures planned for the property.  Another short-term rental already exists on Jason Avenue.  There are plans in place for a caretaker and maintenance of the property.  Ms. Manelas has implemented a system for a local contact to deal with emergencies in a timely way and was advised to give the contact number to neighbors.  Neighbors can be helpful as numerous examples have shown.  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.     
Biff Wyman made a motion to grant the Special Exception with the condition a Short-term Rental Permit is obtained from the Select Board, seconded by Wayne Bilquin.   The vote to approve the motion was unanimous.  The Board secretary will send official notices to the owner.  Ms. Manelas was reminded to complete the Select Board’s Short-term Rental Permit.

Hearing – Case # 242-2025 – Edgar
Chairman Perry opened the public hearing for an application from MEB RE Investment, Bennett Edgar, manager in accordance with Article III, Section 2 of the Land Use Ordinance.  He proposes to operate a short-term rental at 1053 Owl’s Head Highway, Map 18, Lot 8.  Mr. Edgar nor his agent was present at this hearing.  Chairman Perry said the Board could not proceed at this point.  Jason Call made a motion to continue this hearing until the Board’s next meeting date on January 8, 2026, if Mr. Edgar wants to continue.  The motion was seconded by Biff Wyman.  The vote to accept the motion was unanimous.  The Board secretary will contact Mr. Edgar and check the procedure on notices. 

Hearing – Case # 244-2025 – Maykut
Chairman Perry opened the public hearing for an application from Albert Maykut, operating as Bray Hill Properties, LLC in accordance with Article III, Section 2 of the Land Use Ordinance to operate a short-term rental at 87 Albert’s Drive, Jefferson, NH, Map 6, Lot 9.  Chairman Perry read the application and Board members examined the maps supplied by the applicant.   It was noted that the application was extremely well written and informative.  The large home sites on almost 30 acres of land.  The residence has 3 bedrooms and 2-1/2 baths which would mean the maximum occupancy would be 8 people.  Albert’s Drive is a private driveway accessed from Bray Hill Road which is town maintained.  The board also reviewed the proximity to abutters and compatibility with the neighborhood.  A question was asked about security around the cell tower location.  A local contact person will be available for emergencies and plans are in place for maintenance and trash pickup.  Albert’s Drive and Bray Hill have a steep grade and there are vehicle requirements for renters in winter weather conditions.  There were no other questions or comments 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 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 very large home sited on almost 30 acres of land with 3 bedrooms and 2-1/2 baths and there is adequate parking and privacy from surrounding abutters.  The entire house will be rented.  There is a cell tower also sited on the lot and it is surrounded by security fencing and warning signs to keep unauthorized people out.  The maximum number of guests would be limited to 8.  There are two clearly defined parking areas. The house is accessed by a private road, Albert’s Drive which crosses Roger Maykut’s property over a granted right-of-way.  Albert’s Drive is accessed from Bray Hill Road which is publicly maintained.  Both roads have maximum grades of over 8%.  Guests are required to have four- wheel drive or all-wheel drive vehicles with all season tires November through April.

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  The nearest abutter is almost one thousand feet away.  There are plans in place for maintenance of the property.  Mr. Maykut has implemented a system for a local contact to be available 24/7 to deal with emergencies.  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.   With the size and isolation of the property this might be an attraction for a large noisy gathering, but Mr. Maykut said they consider this a family residence to enjoy, and they will not allow such parties. 
Jason Call made a motion to grant the Special Exception with the condition a Short-term Rental Permit is obtained from the Select Board, 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 Select Board’s application process. 

Hearing – Case # 240-2025 – Essa
Chairman Perry opened the public hearing for an application from Abou Alhassan M. Essa (Hassan) and Hannah C. Essa in accordance with Article III, Section 2 of the Land Use Ordinance to operate a short-term rental at 1182 Presidential Highway, Map 9, Lot 3.  Chairman Perry read the application and Board members examined the maps supplied by the applicant. Currently, it is their vacation home sitting on 0.67 acres.  The residence has 3 bedrooms which means the maximum occupancy would be 8 people. Presidential Highway is maintained by the state.  The board also reviewed the proximity to abutters and compatibility with the neighborhood.  The applicants were advised they need to establish a local contact who can quickly respond to emergency and share that information with abutters.  A letter was read by the Board secretary received from Jeremy and Sandy Dean. They said their property largely surrounds the Essa’s property and they have found trash left by hunters. They are also concerned snowmobilers or 4-wheelers will use their property.  Mrs. Essa said they would not be renting to those who would be doing such activities.  Their property has a stone wall clearly marking the back boundary of the lot.  Chairman Perry pointed out this property was just purchased by the new owners and therefore they couldn’t be held responsible for previous problems the Deans unfortunately had to deal with.  There were no other questions or comments 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 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 an existing home sitting close to the highway with 3 bedrooms and 2-1/2 baths on a small lot of less than 1 acre.  It was recently purchased by the present owners.  There is adequate parking and privacy from surrounding abutters.  A stone wall marks the back perimeter of the lot.  The maximum number of guests would be limited to 8.  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. The Essas are already taking steps to remedy potential problems.

3. “The use will not adversely affect the adjacent area.”  Yes, the use will not affect the adjacent area.  No new structures are planned on this small lot. There are plans in place for maintenance of the property.  They couldn’t be held responsible for trash on other properties as they were not owners of their property at the time.  The Essas agreed to retain 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 with 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 short-term rental.
Biff Wyman made a motion to grant the Special Exception with the condition a Short-term Rental Permit is obtained from the Select Board, seconded by Wayne Bilquin.  The vote to approve the motion was unanimous.  The Board secretary will send official notices to the owners, who will then proceed with the Select Board’s application process. 

Minutes
Jason Call made the motion to approve the minutes, as read, of the September 11, 2025, meeting, seconded by Tom Walker.  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 mailing fee had previously been raised to $10.00 which will take effect on January 1, 2026. 

Other Business
Changes made to the RSAs 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 be working to address these changes with revisions to the Land Use Ordinance.  Jason Call also 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.  It was not known if any of the lots have been sold or at what price.

 



Biff Wyman made the motion to adjourn the meeting, seconded by Wayne Bilquin.  The meeting was adjourned at 9:05 pm.



____________________________
Charlene Wheeler 
Secretary to the Board 
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