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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

Work Session -- AGENDA 

Monday, November 20, 2023 
Town Hall Lower Meeting Room 

7:00 PM 

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

Zoom Protocol: Please mute your audio, until recognized to speak. Use the raise-the-hand feature or the chat feature to get 

the Land Use Assistant’s attention in order to be recognized to speak. All meetings are audio and video recorded. 

I. OPEN MEETING and ROLL CALL

II. PUBLIC COMMENT

III. NEW BUSINESS

A. Master Plan – Chapter 4 Housing – Review project plan document and set deadlines

B. Discuss Zoning Ordinance Potential Modifications

1. Review Article XV. A & B. Non-conforming Use. Expanding definition to possibly include:
a. Distinction between a non-conforming use, a non-conforming structure, and a non-

conforming lot.
b. Possible limitation on expanding an existing structure.
c. Determining lot setbacks on a non-conforming lot.

2. Review language in Articles VI, VII, VIII, IX, C. Frontage, lot and yard requirements: 1. “Lots
created by Minor Subdivision”. The town lawyer asked why only lots created by minor
subdivisions are subject to setback requirements for those districts.

3. North Road is zoned C-1 requiring a Special Exception to build a house.

IV. UNFINISHED BUSINESS

A. Capital Improvement Program – Presentation to Budget Committee update

B. Revisions to Development Applications and Regulations – Site Plan Application and
Regulations

Subdivision, Site Plan Regulations, Site Plan Review, Voluntary Merger, Driveway, Home
Occupation, Lot Line Adjustment

V. COMMUNICATIONS – Information on Class VI roads and frontage.

VI. PUBLIC COMMENT

VII. ADJOURN

mailto:landuse@warnernh.gov
https://us02web.zoom.us/j/87061407427
https://warner.nh.us/tow/downloads/Subdivision_Application.pdf
https://warner.nh.us/tow/downloads/SitePlanReview.pdf
https://warner.nh.us/tow/downloads/SitePlanApplication.pdf
https://warner.nh.us/tow/downloads/VoluntaryMerger.pdf
https://warner.nh.us/tow/downloads/DrivewayApplication.pdf
https://warner.nh.us/tow/downloads/Home_Occ_Application.pdf
https://warner.nh.us/tow/downloads/Home_Occ_Application.pdf
https://warner.nh.us/tow/downloads/LLA_Application.pdf
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Chapter 4.  Housing 

4.1 Introduction 

Housing and the development of new residential buildings play a considerable role in 

determining the character of a town, particularly a rural one such as Warner. Housing 

development, availability and affordability are integrally tied to local and regional economic 

development, because the distribution of housing affects where people decide to center their 

lives in relation to their workplace and community. Working to ensure that there is 

appropriate housing available to families, people of varying ages and those at different income 

levels will promote a diverse and vibrant community. 

It is very important to the residents of Warner that the town’s rural character and active village 

area be preserved. The amount, location, and quality of future residential development will 

significantly influence the town, both visually and in terms of the sense of community. 

As its population grows, Warner will need to accommodate newcomers with additional housing 

units. This chapter summarizes the current housing stock, its condition, type, and availability, in 

order to provide a baseline from which to plan for the future. After a discussion of existing 

housing, future needs and scenarios are presented. In particular, issues of affordability, housing 

type, demographic shifts, and the geographic distribution of housing will be considered. 

4.2 Housing Goals and Objectives 

Warner strives to provide a supply of safe, sanitary, environmentally sensitive, and affordable 

housing to its residents, including those of all ages and income levels, in the belief that a diverse 

population helps to create a strong and vibrant community. In order to achieve that goal, this 

Master Plan presents the following objectives: 

• To encourage residential development near existing village areas where public services

already exist

• To preserve Warner’s rural character and natural resources by minimizing development

in outlying areas such as on Class VI roads and near unfragmented conservation lands

• To support energy-efficient home design and construction, including the use of on-site

renewable energy production

• To provide reasonable and realistic opportunities for the development of workforce
housing, particularly near existing services, roads, and amenities

• To encourage the development of affordable housing for seniors in areas with easy

access to existing services and amenities



CHAPTER 4 – HOUSING PAGE 28 

WARNER MASTER PLAN ADOPTED MAY 16, 2011 

4.3 Existing Housing Stock 

The 2000 U.S. Census showed that Warner had 1,228 housing units, an 18% increase over the 

1990 figure of 1,039. By 2007, the number of dwelling units had grown to 1,366, a further 11% 

increase.1 At the time of the Census, 1,048 units were occupied while 180, or 15%, were 
vacant. Most vacant units were seasonal residences. Three-quarters (76%) of occupied units 

were owner-occupied in 2000, and one-quarter (24%) were renter-occupied (see Table H-1). 

Table H-1. Housing Units by Tenure and Occupancy 

Housing Units 1990 2000 # Change % Change 

Total Housing Units 1,039 1,228 189 18% 

Occupied 845 1,048 203 24% 

Owner 675 797 122 18% 

Renter 170 251 81 48% 

Vacant 194 180 -14 -7%

For Sale 20 11 -9 -45%

For Rent 21 8 -13 -62%

Seasonal 127 152 45 20% 
Source: NH Housing Finance Authority, from 1990 and 2000 U.S. Census. 

Between 1990 and 2000, the number of vacant units both for rent and for sale declined. Vacant 

units for sale declined by 45% and vacant rental units declined by 62%, indicating that demand 

for available housing increased. As of the 2000 Census, out of 259 rental units, only 8 were 

available, for a vacancy rate of 3%. According to the Housing Solutions for New Hampshire 

handbook by the New Hampshire Housing Finance Authority, vacancy rates below 5% indicate 

that there is a shortage of rental housing.2 Although the most recent Census data is ten years 

old, it is likely that Warner’s rental housing market is still tight, given the low number of multi-

family building permits since 2000. Low vacancy rates can mean that there is not enough 

housing on the market, inflated housing costs, and/or a need for more housing development. 

Table H-2 shows that the number of mobile homes decreased by nearly 10% between 1990 

and 2000. Additionally, only seven manufactured housing units have been constructed since 

2000 (see Table H-3). This is likely due to changes made to the Zoning Ordinance in 1999 

limiting their placement to manufactured housing parks or subdivisions and prohibiting future 

placement on individual lots.  
Three-quarters of Warner residents own their homes (See Table H-2). For those living in 

single family homes, 75% were homeowners while 25% rented. Among residents of multi-family 

housing, 83% rented and 17% owned their units, but this accounts for only 14% of the total 

housing stock. Tenure information for mobile homes and other housing was unavailable from 

the 2000 Census. 

1 Estimates from NH Office of Energy and Planning, “Current Estimates and Trends in New Hampshire’s Housing 

Supply, Update: 2007.” November, 2008. Accessed 8/13/09 at 

http://www.nh.gov/oep/programs/DataCenter/Housing/documents/2007housingreport.pdf.  Additional building 

permit data for 2007-2008 from the Town of Warner. 
2 New Hampshire Housing Finance Authority, “Housing Solutions for New Hampshire.” October 2004. Accessed 

10/13/09 at http://www.nhhfa.org/rl_housinghandbook.cfm.  

http://www.nh.gov/oep/programs/DataCenter/Housing/documents/2007housingreport.pdf
http://www.nhhfa.org/rl_housinghandbook.cfm
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Table H-2. Housing Units by Type and Tenure 

Type 1990 

% of 

Total 2000 

% of 

Total 

% 

Change 

Total Units 1,039 1,228 18.2% 

Single Family Units 758 73% 921 75% 21.5% 

SF Owner Occupied 583 692 18.7% 

SF Renter Occupied 53 98 84.9% 

Multi-Family Units 133 12.8% 173 14.1% 30.1% 

MF Owner 

Occupied 12 24 100% 

MF Renter 

Occupied 102 143 40.2% 

Mobile Home & 

Other 148 14.2% 134 10.9% -9.5%
Source: NH Housing Finance Authority, from 1990 and 2000 U.S. Census. 

Table H-3. Housing Unit by Type and Recent Building Trends 

Single Family Multi-Family Manufactured Total 

2000 Census 921 173 134 1,228 

2000 post-Census 11 4 0 15 

2001 23 0 0 23 

2002 14 2 6 22 

2003 24 0 0 24 

2004 19 0 0 19 

2005 14 2 0 16 

2006 11 0 0 11 

2007 4 0 1 5 

2008 3 0 0 3 

Totals 1,044 181 141 1,366 
Source: 2000 U.S. Census; 2000-2006 data from NH Housing Finance Authority; 2007-2008 data from 

the Town of Warner. 

The age of Warner’s housing units spans a well-distributed range. Approximately 32% of 

housing units in 2000 were built after 1980; 30% were built between 1940 and 1969, and the 

remaining 38% of houses were built prior to 1940 (see Figure H-1). Like most towns in the 

area, the majority of housing in Warner consists of single family homes. As of the most recent 

Census, they accounted for 75% of the housing stock, while 14.1% were multi-family and 10.9% 

were mobile homes. Compared to nearby towns, Warner has a larger percentage of multi-

family and manufactured housing (see Figure H-2). Hopkinton, another town with an active 

village center, is closest in profile. Single family homes, however, continue to be the most 

common housing type built in recent years (see Tables H-3 and H-4). The number of annual 

building permits issued has fluctuated significantly since 2000, peaking between 2001 and 2003, 

and dipping to only 3 in 2008. This trend echoes statewide and national trends in housing and 

economic activity. The New Buildings 1999-2008 Map shows the distribution of recent 

development in Warner. 
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Figure H-1. Age of Warner Housing Units 

Age of Warner Housing Units

Source: 2000 US Census
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Table H-4. Housing Units by Type, Warner and Neighboring Towns 

Area Year 

Single 

Family % 

Multi-

Family % 

Manufactured 

Housing % Total 

Warner 2000 921 75 173 14 134 11 1,228 

2007 1,040 76 181 13 142 10 1,363 

Hopkinton 2000 1,829 83 258 12 123 6 2,210 

2007 1,963 82 291 12 131 5 2,385 

Bradford 2000 673 88 67 9 22 3 762 

2007 764 88 67 8 36 4 867 

Webster 2000 614 91 15 2 43 6 672 

2007 730 92 20 3 43 5 793 

Sutton 2000 768 93 45 5 13 2 826 

2007 942 94 47 5 13 1 1,002 

Merrimack 

Cty

2000 35,167 63 16,853 30 4,224 8 56,244 

  2007 40,401 64 17,979 29 4,606 7 62,986 

NH 2000 340,878 62 170,128 31 35,518 6 546,524 

2007 383,795 63 183,436 30 39,061 6 606,292 

Source: NH Housing Finance Authority. 
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Figure H-2. Housing Supply Comparisons: Warner and Surrounding Areas 

Source: NH Housing Finance Authority. 

4.4 Household Size 

Household size can be used as an indicator of how a town’s population is distributed. Warner’s 

household size decreased overall from 2.66 to 2.52, or 5%, between 1990 and 2000, as shown 

in Table H-5. Household sizes among owner occupied units are higher than for renter 

occupied units. Statewide and nationally, household sizes are also decreasing. The US Census 

Bureau predicts that they will continue to shrink in future decades as the population ages. 

Table H-5. Household Size by Tenure for 

Occupied Housing Units 
1990 2000 % Change 

Total 2.66 2.52 -5%

Owner Occ. 2.74 2.65 -3%

Renter Occ. 2.36 2.13 -10%
Source: 1990 and 2000 US Census 

4.5 Community Survey Results 

The community survey conducted in 2008, via mail distribution and online using Survey 

Monkey, returned a total of 229 responses. A majority of respondents (71%) felt that current 

residential growth was in keeping with Warner’s rural character. For those who disagreed, 

most felt that rural sprawl was a problem and that development should be more clustered or 

encouraged in village areas. 

Distribution of Housing Types, Warner and Surrounding Towns
Source: NH Housing Finance Authority
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When asked what kinds of housing were needed in Warner, two-thirds (68%) of respondents 

felt that single family homes were most needed or somewhat needed. Eighty-four percent 

believed that elderly housing was needed, and 60% percent felt that duplexes were most 

needed or somewhat needed. Just over half (53%) indicated a need for cluster development, 

and just less than half (49%) thought there was a need for apartment buildings. Over three-

quarters of respondents believed that mobile homes were not needed, either in 

subdivisions/parks or on single lots. Fifty-eight percent felt that condominiums were also not 

needed. These results show that the community recognizes the need to provide additional 

housing, particularly for families and the elderly. Respondents showed a clear preference for 

single family or duplex housing over mobile homes and condominiums. 

Two-thirds (66%) of respondents felt that there was a need for affordable housing in Warner, 

for seniors and/or low- to moderate-income residents. Over half of respondents (55%) would 

encourage residential development in and around the village where public water and sewer 

utilities are available; however, about the same proportion (56%) were not in favor of reducing 

lot sizes in the village to accommodate infill development. The survey question relating to 
desired areas for future residential development was open ended and received 101 responses. 

Answers were grouped in categories supporting smart growth near village areas, existing roads, 

and existing services (27%), rural areas (18%), other random or unspecified areas (17%), specific 

areas named (14%), outside of Warner (13%), and proximity to I-89 (9%). Three percent 

indicated that they preferred no new residential development at all. 

4.6 Demographic Trends and Housing 

The Population section provides a detailed description of Warner’s demographic trends. 

However, it is worth noting here the effects that a changing population may have on housing 

needs. During the 1990s, Warner gained residents over the age of 45 as well as older children 

(aged 10 to 19), while it lost young families (adults aged 20-44 and children under 9 years of 

age). More recent school enrollment data from 2005-2006 shows that enrollment at the 

elementary and middle school levels declined, while high school enrollment grew. If the 

population continues to trend toward more seniors and fewer school aged students, housing 

needs may shift toward other housing types such as townhouses, duplexes, and additional 

senior housing developments. If these demographic trends also reflect a reaction to housing 

availability, it may be that the development of more affordable or workforce housing options, 

such as rental opportunities, would attract more young couples and families. 

4.7 Trends in Housing Costs 

Recent data indicate that Warner’s housing stock is relatively affordable in the Central New 

Hampshire region. Table H-6 shows median purchase prices and median gross rents for 

Warner and surrounding towns, as well as for Merrimack County. Except for Webster, Warner 

has the lowest median purchase price at $227,900. The median gross rent for a two-bedroom 

unit in Warner was $932 in 2008, below the county-wide median of $1,019. Figures for 

individual towns should be considered an estimate of current conditions. The sample size was 
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less than 50 (except for Merrimack County as a whole), which NHHFA considers volatile and 

not statistically valid. 

Table H-6. Regional Median Purchase Price 
and Gross Monthly Rent, 2008 

Town Median Purchase 

Price 

Median Gross Rent (2-

BR Units) 

Warner $227,900 $932 

Bradford $230,000 N/A 

Hopkinton $255,000 N/A 

Sutton $279,000 N/A 

Webster $188,000 N/A 

Merrimack County $232,000 $1,019 
Source: Median Purchase Prices from NHHFA Purchase Price Database. Median Rental 

Costs from NHHFA Residential Rental Cost Survey. 

Rental cost trends are often presented in nominal dollars, indicating sharp increases over a 

period of time. Those increases are real; however, when adjusted for annual inflation, the 

increases are less stark. Table H-7 shows median gross rental costs for all units and for two-

bedroom units in Warner, the Concord MicroNECTA3 area, and Merrimack County from 2000 

to 2009. All figures were adjusted for inflation and expressed in 2008 dollars. Figure H-3 charts 

these trends, showing that while the region has had fairly stable rents that mirror inflation, 

Warner rents have increased to levels more consistent with the region as a whole.  

Table H-7. Inflation-Adjusted Median Gross Rental Costs, 
Warner and Surrounding Area (2008 Dollars) 

Warner Concord MicroNECTA Merrimack County 

Year All Units 

($) 

2-BR Units

($) 

All Units 

($) 

2-BR Units 

($) 

All Units 

($) 

2-BR Units 

($) 

2000 N/A N/A 961 1,019 925 1,018 

2001 N/A N/A 907 1,019 894 1,011 

2002 701 N/A 986 1,069 944 1,039 

2003 833 N/A 988 1,075 982 1,075 

2004 765 N/A 959 1,057 959 1,066 

2005 N/A N/A 972 1,070 961 1,043 

2006 902 N/A 948 1,028 948 1,015 

2007 930 967 972 1,059 977 1,059 

2008 875 932 980 1,024 958 1,019 

2009 (Jan-May) 873 954 953 1,020 939 1,007 
Source: NH Housing Finance Authority Residential Rental Cost Survey. All figures are adjusted for 

inflation in 2008 dollars using the Bureau of Labor Statistics CPI Inflation calculator, at 

http://data.bls.gov/cgi-bin/cpicalc.pl. 

3 The Concord MicroNECTA, or Micropolitan New England City and Town Area, includes the communities of 

Allenstown, Barnstead, Boscawen, Bow, Canterbury, Chichester, Concord, Epsom, Hopkinton, Loudon, Pembroke, 

Pittsfield, Salisbury, Warner, and Webster. 

http://data.bls.gov/cgi-bin/cpicalc.pl
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Figure H-3. Inflation-Adjusted Gross Rental Costs for 
All Units, Warner and Surrounding Areas 

Source: NHHFA Residential Rental Cost Survey. All figures are adjusted for inflation in 2008 dollars using the 

Bureau of Labor Statistics CPI Inflation calculator, at http://data.bls.gov/cgi-bin/cpicalc.pl.

4.8 Future Housing Needs 

Estimating future housing needs can be difficult at the municipal level, due to variability in 

residential construction rates and population growth. As discussed in the Population section, 

Warner’s population growth has slowed since 2000, but is still growing faster than had been 

expected a decade ago. The NH Office of Energy and Planning’s estimates for future population 

growth, therefore, may be conservative. Table H-8 shows population and housing projections 

through 2030. Population projections are from the New Hampshire Office of Energy and 

Planning. The number of housing units for 2000 and 2005 are from the New Hampshire 

Housing Finance Authority. According to the US Census Bureau, household size in 2010 is 

expected to be approximately 98% of the 2000 figure. Accordingly, housing units have been 

projected based on 98% of the 2000 ratio of 2.25 persons per unit.4 For each 10 year period, 

the same 2% decrease was assumed to arrive at the projected number of housing units. This 

may also be a conservative estimate, given the 5% decrease in household size measured by the 

decennial 1990 and 2000 censuses. Using these assumptions and estimates, by 2030, Warner 

can expect an additional 480 housing units over 2005 levels or approximately 19 units each 

year. This projected increase over the next twenty years represents a 36% increase in 

Warner’s housing stock. 

4 Note: The persons per unit calculation in Table H-8 is based on total housing units in Warner, which is slightly 

different from the household size reported in Table H-5, measured by occupied units only. 

Inflation-Adjusted Gross Rental Costs, Warner and 

Surrounding Areas
All rents shown in constant 2008 Dollars
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Table H-8. Population and  
Housing Projections, Warner 

Year Population Housing Units Persons/Unit 

2000 2,760 1,228 2.25 

2005 2,950 1,347 2.19 

2010 3,130 1,420 2.21 

2015 3,320 1,521 2.18 

2020 3,520 1,629 2.16 

2025 3,720 1,739 2.14 

2030 3,870 1,827 2.12 

Source: Population estimates and projections from NH Office of Energy 

and Planning, Jan. 2007. Housing Units for 2000-2005 from NH OEP's 

"Current Estimates and Trends in New Hampshire's Housing Supply, 

2007.” Housing unit projections for 2010-2030 based on projected 

change in persons/unit. According to the US Census Bureau, in 2010 

the number of persons/unit will be 98% of the 2000 figure. This 2% 

decrease was carried forward for each subsequent 10 year period. 

Table H-9 breaks down projected housing units by type, based on 2007 proportions (76.3% 

single family, 13.3% multi-family, 10.4% manufactured housing). By 2030, Warner should plan for 

an additional 354 single family homes, 62 multi-family units, and 48 manufactured homes over 

2007 numbers. It is important to note that the Workforce Housing Law, RSA 674:58-61, which 

took effect January 1, 2010, may influence the number and distribution of housing units built in 

Warner in the future. The law calls on municipalities to provide reasonable and realistic 

opportunities for the development of workforce housing that is affordable for low- to 

moderate-income families. Also, as mentioned above, the need for a variety of housing types to 

accommodate an aging population may change the distribution of single family homes versus 

multi-family and manufactured housing. Figure H-4 graphically displays the projections for 

Warner. 

Table H-9. Projected Housing Units by Type 

Year Single Family Multi-Family Manufactured Total 

2000 921 173 134 1,228 

2007 1,040 181 142 1,363 

2010 1,083 189 148 1,420 

2015 1,160 202 158 1,521 

2020 1,243 217 169 1,629 

2025 1,327 231 181 1,739 

2030 1,394 243 190 1,827 

Source: Total Housing Units from NH Office of Energy and Planning. 

Projections by type calculated based on 2007 proportions. 
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Figure H-4. Housing Projections by Type 

4.9 Affordable Housing 

In New Hampshire, RSA 674:58-I defines affordable housing as “housing with combined rental 

and utility costs or combined mortgage loan debt services, property taxes, and required 

insurance that do not exceed 30 percent of a household’s gross annual income.” Therefore, 

every household has its own “affordable” threshold, regardless of income. Those earning less 

than the area median income, however, are often more constrained in their housing choices 

due to limited resources and affordable options. Housing affordability is a challenge across New 

Hampshire. Most communities currently do not have enough affordable housing available for 

households at or below median income levels. 

Affordable housing typically refers to housing that meets the 30% or less cost threshold for 

households earning 80% or less of the area median income. For Warner, the area generally 

used to calculate median income is Merrimack County. Workforce housing is more specifically 

defined by RRSA 674:58-I as “housing which is intended for sale and which is affordable to a 

household with an income of no more than 100 percent of the median income for a 4-person 

household for the metropolitan area or county in which the housing is located…. ‘Workforce 

housing’ also means rental housing which is affordable to a household with an income of no 

more than 60 percent of the median income for a 3-person household….” Workforce housing 

can include, but is not limited to, subsidized and affordable housing in the traditional use of the 

term. 

In Merrimack County, the median income for a 4-person household in 2009 is $74,900. At that 

level, the maximum house price homebuyers can afford is calculated at $224,000 by the New 

Warner Housing Projections by Type, 2000-2030
Source: Total housing units from NH OEP; distribution by type based on 2007 

proportions.
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Hampshire Housing Finance Authority. 5 A 3-person household at 60% of the area median 

income is earning $40,450, and can afford a rental unit at $1,010 per month, including utilities. 

As of 2008, Warner’s median house purchase price was just above the affordable threshold at 

$227,900, and the median gross rent was below the affordable threshold at $932 per month.  

Town-specific data on median income is not available on an annual basis; therefore it is difficult 

to assess how Warner residents currently compare to the county median. However, at the 

time of the 2000 Census, Warner households earned $44,142, nearly 10% less than the county-

wide median household income of $48,522. Assuming the disparity in incomes continues today, 

Warner residents may be bearing a higher cost burden for their housing. The community 

survey conducted in 2008 indicated that residents see housing costs as a major issue. The two 

greatest concerns of respondents were that property taxes would rise too high and that living 

in Warner would become unaffordable for older and younger generations. 

4.9.1 State and Local Regulations 

The New Hampshire Legislature has passed several statutes requiring towns to encourage the 

development of affordable housing: 

1. RSA 674:2, III stipulates that town master plans containing housing chapters must assess

local housing conditions and project future needs of “residents of all levels of income

and ages in the municipality and the region as identified in the regional housing needs

assessment performed by the regional planning commission.”

2. RSA 672:1, III-e states that the “establishment of housing which is decent, safe, sanitary

and affordable to low and moderate income persons and families is in the best interests

of each community…and serves a vital public need. Opportunity for development of

such housing shall not be prohibited or unreasonably discouraged by use of municipal

planning and zoning powers or by unreasonable interpretation of such powers.”

3. RSA 674:32 bars communities from excluding manufactured housing and sets

requirements for location of such housing.

4. RSA 674:44-h-j and 673:4-c, passed in 2008, allow towns to establish housing

commissions that act as advisory land use boards. Housing commissions may acquire

and dispose of real property and administer affordable housing funds.

5. RSA 674:58-61, passed in 2008 and placed in effect January 1, 2010, requires towns to

provide reasonable and realistic opportunities for the development of workforce

housing.  Towns must allow workforce housing of some kind in the majority of

residentially zoned land in town, and they must allow multi-family developments (defined

as 5 units or more) somewhere in town. Towns can comply with the law by adopting a

voluntary inclusionary zoning ordinance; however, any inducements included in such an

ordinance must not render the project economically unviable.

5 New Hampshire Housing Finance Authority, “2009 Workforce Housing Purchase and Rent Limits, RSA 674:58 – 

61.” Accessed 10/15/09 at http://www.nhhfa.org/rl_docs/2009WHPurchaseRentLimits.pdf. 

http://www.nhhfa.org/rl_docs/2009WHPurchaseRentLimits.pdf
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4.9.2 Warner’s Theoretical Fair Share of Regional Affordable Housing Needs 

The Central New Hampshire Regional Planning Commission last published a Regional Housing 

Needs Assessment in 2000. As of 2009, a draft update has been released to analyze the housing 

needs for individuals and families of all income levels in the Central New Hampshire region. The 

draft assessment relies on methodologies developed by Bruce Mayberry in a 2003 report 
prepared for the New Hampshire Housing Finance Authority. 

The draft assessment presents four models projecting housing needs in the region. These 

models vary in how housing projections are distributed based on how each model defines the 

need for low-income households. Models A and B distribute a higher number of units, while 

Models C and D allocate fewer units. 

No single number of housing units is projected for each town, and projections from the draft 

assessment should not be viewed as a hard and fast number the town should achieve. Rather, 

they provide an estimate for the needs in the region and suggest how that projected need might 

be distributed among the region’s municipalities, based on a variety of factors such as 

employment centers, population, and existing affordable housing stock. Because four different 

sets of projections were presented in the draft assessment, an average of the four may be 

considered the most reasonable estimate for Warner. Table H-10 shows the average of the 

four models for Warner, surrounding towns, and the CNHRPC region, broken down by age 

group. 

Table H-10. Theoretical Regional Fair 

Share Housing Projections, Warner 

and Surrounding Towns 

Average of 4 

models 

Municipality <65 65+ Total 

Warner 48 5 53 

Bradford 21 8 29 

Sutton 27 10 37 

Salisbury 16 4 19 

Webster 21 5 26 

Hopkinton 101 23 124 

Henniker 60 8 67 

CNHRPC 1,778 585 2,363 
Source: Central New Hampshire Regional 

Housing Needs Assessment 2009 DRAFT. 

These figures were generated with a projected target year of 2010 and were based largely on 

2000 Census data. Future regional housing needs assessments should extend the planning 

horizon farther, particularly once 2010 Census data becomes available.  

4.9.3 Workforce Housing 

The Workforce Housing Law, RSA 674:58-61, as mentioned above, went into force on January 

1, 2010. In order to comply, municipalities must ensure that their local land use regulations, 
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taken individually and collectively, provide reasonable and realistic opportunities for workforce 

housing development. The Warner Planning Board followed the development of the law closely, 

and wishes to conform. In 2009, CNHRPC conducted a regulatory audit of the Town’s land use 

and development regulations to identify inconsistencies with the Workforce Housing law. The 

documents assessed included Warner’s Zoning Ordinance, Subdivision Regulations, Site Plan 

Review Regulations, Building Code, and the 1999 Master Plan. The purpose of the audit was to 

aid the Planning Board in complying with the new law and in protecting the Town from legal 

complaints relative to workforce housing development.  

In conducting the regulatory audit, town land use regulation and planning documents were 

examined for provisions that ran counter to the mandate to provide reasonable and realistic 

opportunities for workforce housing development. The regulations were considered both 

individually and collectively for exclusionary measures that would conflict with the Workforce 

Housing law. Additionally, they were examined for gaps that could potentially be filled in order 

to better comply with the law. 

Major findings and recommendations of the audit follow: 

1. The Workforce Housing law specifies that the municipality must allow for the

development of multi-family structures containing five units or more in some areas of

town. Warner limits the number of dwelling units to four per structure. In order to

comply, the town should redefine “Multi-Family Development” in section IV-K of the

Zoning Ordinance to allow five (or more) units per structure.

2. The Building Code sets a minimum floor area requirement of 500 square feet for any

free-standing single family dwelling unit, which is inconsistent with the term

“manufactured housing” given in the Zoning Ordinance, defined as a structure at least

320 square feet in size. The Town should modify one or the other definition to be

consistent.

3. The Workforce Housing law states that the “collective impact” of all ordinances and

regulations must be considered when determining the reasonable and realistic

opportunity for workforce housing development. Warner’s ordinances and regulations

currently do not offer incentives or incorporate special allowances specifically for

workforce housing development. Taken collectively, provisions such as frontage and

setback standards, road standards, landscaping requirements, application fees, and lot

sizing as they stand currently contribute to an exclusionary effect that potentially

prevents the economically viable development of workforce housing. The Town should

craft and adopt a Workforce Housing Ordinance, either as an overlay district or as a

town-wide inclusionary zoning ordinance.

4. Accessory dwelling units are one example of a potentially affordable housing type.

Currently, Warner does not permit accessory dwelling units. The town should consider

permitting them either town-wide or as an option specifically for workforce housing

developments.
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5. Manufactured housing, including mobile homes, is another example of a potentially

affordable housing type. Currently, Warner restricts all manufactured housing to parks

or subdivisions which must be at least 10 acres in size. This excludes manufactured

housing as an economically viable type of housing on single family lots. Additionally, the

existing definition of manufactured housing does not clearly distinguish modular (or

“presite built”) homes from mobile homes. The Town should clarify that difference in

the definitions portion of the Zoning Ordinance. The Town should consider allowing

modular manufactured homes in all residential zones. Mobile homes could still be

confined to parks and subdivisions; however, the Town should also consider reducing

the minimum tract size to less than 10 acres in proportion to the number of dwelling

units constructed.

6. Under current regulations, multi-family dwellings are permitted by right only in Zone R-

2. The minimum lot size for a 5-unit dwelling (if permitted) would be 3 acres with water

and sewer or 6 acres without. Current mean lot size in Zone R-2 is approximately 3.5

acres, and only a handful of undeveloped lots exist near the Village Water District
where service could be extended. The Town should consider allowing multi-family units

by right in R-1, where the Village Water District exists, and reducing the minimum lot

size requirements for workforce housing developments.

7. Subdivision and Site Plan Regulations contain waiver sections, but do not specify

workforce housing developments as projects eligible for waivers. The Town has adopted

a Workforce Housing ordinance, and will update these regulations, either in specific

sections where site standards are described, or in the waiver sections to say that

workforce housing projects are eligible for waivers of certain standards at the discretion

of the Planning Board and in accordance with the Workforce Housing ordinance.

Warner has clearly articulated in its 1999 Master Plan, the 2008 community survey, and in 

regular Planning Board sessions the desire to encourage the development of affordable housing 

to provide a diverse supply of housing options in the community. There are a small number of 

inconsistencies and gaps in town regulations that, if addressed, will provide a more coherent 

framework for workforce housing development. The major recommendation that arises from 

this regulatory audit is that Warner should adopt a Workforce Housing Ordinance, whether it 

is an overlay district or a town-wide Inclusionary zoning ordinance. Adoption of such an 

ordinance, along with the resolution of inconsistencies identified in the audit, would ensure that 

the Town complies with the Workforce Housing Law.  

One current site, the Odd Fellows Block, has potential to be transformed into a workforce 

housing development. The building, located downtown near the elementary school, could be 

redeveloped into approximately twelve dwelling units. A subcommittee has been investigating 

the feasibility of this project and may seek Community Development Block Grant funds for the 

development. 
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4.9.4 Senior Housing 

Warner’s growing senior population will require new and different types of housing. Housing 

for seniors is important for those who do not have the physical or financial resources to 

maintain single family homes, do not drive, or require some level of assistance to carry out daily 

tasks. Therefore, clustering senior housing together and locating it near to public services and 
amenities makes sense in terms of affordability, convenience, efficiency, and sense of 

community. 

The theoretical fair share estimate for Warner shown above predicts a need for approximately 

five senior housing units by 2010. This should not be construed to mean that Warner will not 

need many more senior housing units in future decades. As of 2000, the largest segment of the 

Town’s population (16.8%) was aged 45 to 54, meaning that they will reach retirement age 

starting around 2010. Another 22% of Warner residents were already over the age of 60 at the 

2000 Census. 

The development of senior housing can be encouraged through incentives using inclusionary 

zoning techniques similar to affordable housing provisions.  This could be accomplished with an 

overlay district or applied town-wide. Senior housing developments could take a variety of 

forms, from duplexes to townhouses to multi-family dwellings. Warner should consider 

adopting a senior housing ordinance as well as other ways to encourage the development of 

additional senior housing units in the future. 

4.10 Existing Residential Zoning Provisions 

Warner’s Zoning Ordinance permits some form of residential development in every zoning 

district except the Intervale Overlay District near Exit 9. In Zone B-1, single family homes and 

multi-family conversions are allowed by special exception only. In Zone C-1, multi-family 

conversions are allowed by right and all other residential uses require a special permit (see 

Table H-11). 

Table H-11. Residential Use Regulations 

Uses R-1 R-2 R-3 B-1 C-1 OC-1 INT OR 

Single Family P P P S S P P 

Two-family P P S S 

Multi-family S P S S 

Conversion to multi-family S P S S P S 
P = Permitted by right   S = Special Exception required. Anything without a P or an S 

requires a variance. Source: Warner Zoning Ordinance, Adopted March 10, 2009. 

The Village Water District, which provides public water and sewer service, currently 

encompasses all of B-1, most of R-1, a small portion of R-2 near Split Rock Road, and the 

Intervale District. Future housing, particularly workforce and senior housing, should be 

concentrated in areas within or near the Village Water District to take advantage of public 

utilities. The workforce housing regulatory audit found that Zone B-1 has no remaining 

undeveloped parcels. Zone R-1 has about a dozen undeveloped lots over ½ acre in size, 
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although a few are inside the floodplain. In R-2, there are only a handful of undeveloped lots 

near the Village Water District. Future housing development will necessitate one or more of 

the following: 

1. the subdivision of lots large enough to create two lots meeting minimum size

requirements;

2. the extension of water and sewer service; or

3. redevelopment of existing structures.

Warner may also wish to consider expanding the use regulations to allow multi-family 

development by right in Zones R-1 and B-1. 

4.11 Summary 

Warner can expect its population to grow by over 1,000 people by 2030, with an attendant 

increase in housing units. These units will be needed in particular by seniors and low- to 

moderate-income families. While current housing costs are relatively affordable in Warner, it 

will be crucial for the Town to provide adequate housing options for these groups. 

With the Workforce Housing Law taking effect in 2010, the Town must ensure that its 

regulations allow for real opportunities for workforce housing development. The adoption of a 

Workforce Housing ordinance in March 2010 has helped to ensure that the Town is in 

compliance. 

Because it is so important to residents that the Town retain its rural character and its active, 

working village, Warner should identify specific areas where future housing will be encouraged, 

and work to prevent housing development in environmentally sensitive or very rural areas. 

Open Space developments are already required for major subdivisions, which can help to 

cluster housing on smaller lots and preserve open space for common use and preservation. 

Energy efficient housing development can also help individual residents and the Town to lower 

utility costs, improve environmental quality, and reduce dependence on outside energy sources. 

With these concepts in mind, Warner can achieve its vision of enhancing its historical small 

town character and preserving a strong sense of community spirit. 

4.12 Recommendations 

Based on current needs and community input, recommendations from the findings of this 

chapter reflect Warner’s recognition that it is vital to provide sufficient housing opportunities 

for residents at all age and income levels, in a manner sensitive to the town’s character and 

natural resources. Future housing development should strike a balance between the needs of 

current residents, the town as a whole, and future residents. 

To achieve the goals and objectives stated in this chapter, recommendations for housing 

development are as follows: 
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• Create a Housing Commission to advise land use boards on affordable housing

developments and to manage affordable housing properties and funds.

• Conduct community outreach to educate residents about what workforce housing is

and isn’t; why it is needed and how it can contribute to local economic development

• Adopt a senior housing ordinance that offers incentives to create senior housing

facilities or to incorporate affordable units for seniors in larger developments, focused in

areas near the Village or other public services and amenities.

• Clarify definitions of manufactured and modular/presite built housing in the Zoning

Ordinance; allow modular housing in all areas where single family homes are permitted;

and reduce total required tract size for manufactured housing parks/subdivisions in

proportion to the number of units being developed.

• Allow accessory dwelling units on single family lots as an affordable housing alternative.

• Make changes to Subdivision and Site Plan Regulations in keeping with any workforce

housing or senior housing ordinances adopted, to ensure consistency.

• Encourage mixed use development in the village area by specifying as a permitted use in

the Zoning Ordinance, to encourage residential development where services and

amenities exist; consider allowing mixed use development in C-1 and Intervale districts.

• Enact steep slope regulations preventing development on ridgelines and hilltops to

protect outlying areas from development.

• Redefine “multi-family development” to allow at least five dwelling units per structure,

to comply with the Workforce Housing Law.

• Consider allowing multi-family dwellings by right in Zones R-1 and B-1, to encourage

infill and redevelopment where public utilities and services exist.

• Enact energy efficiency regulations that encourage and support (or require) energy

efficient residential construction as well as on-site renewable energy generation,

including solar electric, solar hot water, and wind energy systems.
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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 

APPLICATION FOR SITE PLAN REVIEW 

Please note this application is subject to NH RSA 91 -A which affords the public access to this information.  

Action needed from the Zoning Board of Adjustment? Yes No 

Select One: Final Plan Submission Design Review Modification to previously approved Site Plan 

Written waiver request to specific provisions included? Yes No 

Applicant, Owner and Agent Information 

Name of Applicant: 

Address: 

Phone 1: Phone 2: E-Mail:

Owner(s) of Property: 

Address 

Phone 1: Phone 2: E-Mail:

Agent Name: 

Address 

Phone 1: Phone 2: E-Mail:

Licensed Land Surveyor: 

Licensed Professional Engineer: 

Certified Soil Scientist: 

Certified Wetland Scientist: 

Other Professional(s): 

Street Address & Description of Property: 

Address: 

Map# Lot# Zoning District: Number of Lots/Units: 

Frontage on what street(s): 

Development Areas: 
(9acres/sq.ft.) 

Building/Addition: 

(sq.ft.) 

Please include a copy of the Deed. Book: Page: 

mailto:landuse@warnernh.gov
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Proposed use: 

Details of Request:: (indicate the number of attached pages, if necessary) 

Submit one 22x34 color coded drawing of Site Plan (may be hand colored) per the following specifications: Lot 

Boundary & Buildings = red, Tree = green, Paved = grey, Gravel = brown, Septic & Well Radius = orange, Open Space & 

Landscape = yellow, Surface Water=blue, Wetlands = blue stripe. 
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Authorization/Certification from Property Owner(s) 

I (We) hereby designate __________________________________________ to serve as my agent and to appear and present said 

application before the Warner Planning Board.  

By submitting this application, I (We) hereby authorize and understand that agents of the Town may visit the site without further notice.  

I (We) further understand the Planning Board may at some point during the review process schedule a Site Visit, which will be duly 

posted.  

I (We) understand that the Planning Board will review the plan and/or may send the plan out for review.  The applicant shall pay for 

such a review.  A Public Hearing shall not be held until the Planning Board determines if the application is complete.  

To the best of my knowledge, the information provided herein is accurate and is in accordance with the Town of Warner Zoning 

Ordinance and other land use regulations of the Town including but not limited to the Subdivision Regulations, Site Plan Regulations 

and other applicable state and federal regulations which may apply.  

All sections of this application must be completed, including Owners Authorization/Certification, Abutters List, and Appendix A Checklist. 

Signatures of all owner’s listed on Deed 

Signature of Property Owner(s): 

Print All Names: 

Signature of Applicant(s) if different from Owner: 

Print All Names: 

Date: 

For Planning Board Use Only 

Date Received at Land Use Office: Received by: 

Abutter’s List Received: Yes No Date of Hearing: 
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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 - Application Fees 

Name of Applicant __________________________Project Location:_____________________________ 

Received By _______________________________Date Fee Received ___________________   

Type of Application Fee Schedule Fee Calculation 

____ Conceptual Consultation (submit application with no plans to copy) $ No Fee______ 

____Subdivision $250 Base Fee (Final Application or Design Dev.) $__________ 

$50 per lot                           # of lots _______x $50 =  $__________ 

$15 per notification              # notices _______x $15 =  $__________ 

$25 minimum compliance inspect, additional per Board  $__________ 

Legal Notice in Publication - due prior to Hearing  $  invoiced__  

Escrow for 3rd party review or inspection – per Board  $ TBD by Board 

MCRD** recording fee – separate check charged below $  separate**  

LCHIP*** – separate $25 check – charged below $  separate***  

Subtotal $_______________* 
(Check made out to 
“Town of Warner”) 

____Site Plan Review $400 Base Fee   (Final Application or Design 
Development)  

$__________ 

$15 per notification             # notices _______x $15 =  $__________  

$25 minimum compliance inspect, additional per Board $__________  

Legal Notice in Publication - due prior to Hearing  $  invoiced__  

Escrow for 3rd party review or inspection – per Board  $ TBD by Board 

MCRD** recording decision – check per rate below  $  separate**  

Subtotal $_______________*  
(Check made out to 
“Town of Warner”) 

____ Home Occupation $25 Base Fee   (plus $100 if a Hearing is required) $__________ 

If a Hearing is required add $15 per notification  $__________ 

If a Hearing  add $25 for compliance inspection $__________ 

Legal Notice in Publication due prior to Hearing $  invoiced   _ 

Subtotal $_______________* 
(Check made out to 
“Town of Warner”) 

mailto:landuse@warnernh.gov


Warner NH Site Plan Application   Revised October 2023 Page 5 of 8 

___Lot Line Adjustment $150 Base Fee  (plus $100 if abutters request a Hearing)  $__________ 

$15 per notification – if requested by abutter(s)  $__________ 

$25 minimum compliance inspection  $__________ 

Legal Notice Publication -due prior to Hearing  $  invoiced__  

MCRD** recording fee – separate check per rate below $  separate**  

LCHIP*** – separate $25 check  $  separate*** 

Subtotal $_______________* 
(Check made out to 
“Town of Warner”) 

____ Voluntary Merger $60 Base Fee    
MCRD** recording fee – separate check per 
rate below 

$___________ 
$ separate** 

Subtotal $_______________* 
    (Check made out to 

       “Town of Warner”) 

* = Subtotals above due with application. Please make check payable to “TOWN OF WARNER” for the above amount.

Escrow amount shall be determined by the Board. Minimum amount shall be $500; $1,000 if new road. 

Re-notifications: .Additional $100 fee (or per Board), plus publication notice cost, plus $15 per notification. 

  TWO Separate Checks (Upon completion / approval): 

_____ $26.00 per plan mylar and $12.49 per document page – recording fee 
check payable to “Merrimack County Registry of Deeds” 

_____ $25.00 per plan set for LCHIP fee (RSA 478:17-g) – check payable to 
“Merrimack Country Registry of Deeds” 

$__________** 

$_________*** 

**  = $26 per plan mylar & $12.49 per doc. page -Check payable to “Merrimack County Registry of Deeds”  

***  =  $25 per plan set for LCHIP Fee (RSA 478:17-g) - Check payable to “Merrimack County Registry of Deeds”
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Please list the names and addresses of all owners of property that abut the subject property and any applicable entities 
defined as follows. The cost of notification is to be paid in advance by the applicant. Failure to pay such costs shall 
constitute valid grounds for the planning board to terminate further consideration and to disapprove the plat 
without a public hearing. 

“Abutter” as defined in RSA 672:3:  also includes any person whose property has a boundary which is within two hundred 

(200) feet of any boundary of the land under consideration, or has frontage on a pond on which the land under

consideration also has frontage. [Amended March 2020]

Pursuant to RSA 676:4 I (d)(2). For those proposals in which any structure or proposed building site shall be 

within 500 feet of the top of the bank of any lake, pond, river, or stream the Department of Environmental Services 

shall be notified by first class mail at the same time notice is provided to abutters. The sole purpose of notification 

shall be to provide information to the department for dam hazard classification.  

In addition to abutters, please include the names and addresses of the applicant, owner(s) of the subject property, and, 
as applicable, the owners’ agent, engineer, land surveyor, architect, soil scientist, wetland scientist, and holders of 
conservation, preservation, or agricultural preservation restrictions. 

The abutters list must be obtained from the Town of Warner’s Assessors records within 5 days of submission of this 
application. 

 I certify this abutter’s list was obtained from the Town of Warner’s Assessors records on: 

Signature: 

Print Name: 

Date: 

Map # 

Lot # 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 
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Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 

Map 

Lot 

Name: 

Address: 

Map Name: 

Lot Address: 
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Site Plan Review 

REGULATIONS 

Town of Warner, New Hampshire 

Adopted August 7, 1982 

Amended:

September 17, 1990 

February 6, 1995 

May 5, 2003 

November 8, 2006 

June 17, 2013 

February 6, 2017 

March 11, 2020 

_________ 2023 
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Section I - Authority 

Pursuant to the authority vested in the Town of Warner Planning Board voted on at the March, 10, 1982 and 
March 9, 1983 Town Meetings in accordance with the provisions of Chapter 36, section 19-a, New 
Hampshire Revised Statutes Annotated, 1965 as amended, the Town of Warner Planning Board adopts the 
following regulations governing the review of non-residential site plans and multi-family development in 
excess of two (2) units, pursuant to RSA 674:43, whether or not such development includes a subdivision or 
re-subdivision of the site.  These regulations shall be entitled "Site Plan Review Regulations, Town of 
Warner, New Hampshire." 

Effective Date 

The effective date of these regulations shall be ______________________________ 

Planning Board Members 

________________________________ __________________________________ 

________________________________ __________________________________ 

________________________________ __________________________________ 

________________________________ 

____________________________________  ____________________ 
Certified by Judith A. Newman-Rogers - Town Clerk Date 
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Section II - Definitions 

For the purpose of these regulations, certain words used herein are defined as follows: 

Abutter: Any person whose property is located in New Hampshire and (1) adjoins or is directly across a 
street or stream from, or (2) has a boundary which is within two hundred (200) feet of any boundary of the 
land under consideration by the Board, or (3) has frontage on a pond on which the land under consideration 
by the Board also has frontage. For purposes of receiving testimony only, and not for purposes of 
notification, the term "abutter" shall include any person who is able to demonstrate that his or her land will 
be directly affected by the proposal under consideration. For purposes of receipt of notification by the Board 
of a hearing, in the case of an abutting property being under a condominium or other collective form of 
ownership, the term "abutter" means the officers of the collective or association, as defined in RSA 356-B:3, 
XXIII. [RSA 672:3]

Access:  a way or means of approach to provide vehicular or pedestrian entrance or exit to a property. 

Access Management:  the process of providing and managing access to land development while 
preserving local and regional flow of traffic in terms of safety, capacity, and speed. 

Active and Substantial building or development: “Active and substantial building or development” shall 
be deemed to have occurred when building foundations have been installed, inspected and approved by the 
Building Inspector; basic infrastructure roads and/or access drives are constructed to a gravel base; erosion 
control measures as specified on the approved plan for the area of disturbance must be installed; drainage 
systems and swales are completed; utilities have been extended to the site; a certified plot plan of the 
foundation if required has been submitted; and if a bond or other security to cover the costs of roads, drains, 
or sewers is required in connection with such approval, such bond or other security is posted with the Town 
at the time of commencement of such development; and there is continuous productive work on the building 
structures. 

Alternative Tower Structure:  innovative siting techniques such as artificial trees, clock towers, bell 
towers, steeples, light poles and similar design mounting structures that camouflage or conceal the 
presence of antennas or towers. 

Antenna:  any exterior apparatus designed for telephonic, radio, television, personal communications 
service (PCS), pager network, or any other communications through the sending and/or receiving of 
electromagnetic waves of any bandwidth. 

Applicant:  any individual, firm, association, syndicate, co-partnership or corporation, trust or other legal 
entity commencing proceedings under these Regulations to effect a non-residential site plan or multi-family 
development hereunder for him/herself or for another. 

Approval:  recognition by the Planning Board (certified by written endorsement on the site plan map), that 
the Final Site Plan submission meets the requirements of these regulations and all other applicable 
ordinances and regulations. 

Building:  means any combination of materials constructed for the shelter of persons, animals or property 
and is not temporary in nature. 

Board:  Planning Board of the Town of Warner. 

Change of Use: (See in Section V). 

Code Enforcement Officer: Town official appointed by the Selectmen who among other duties inspects 
projects for compliance with Planning Board approved Site Plans as outlined in these Regulations. 
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Corner Clearance:  the distance from the intersection of a public or private roadway to the nearest access, 
measured from the closest edge of pavement of the intersecting road to the closest edge of the pavement of 
the access along the traveled way. 

Cross Access:  a service drive providing vehicular access between two or more contiguous sites so the 
driver need not enter the public street system to access other sites. 

Deed:  a legal document conveying real property. 

Easement:  a grant of one or more property rights by a property owner to or for use by the public, or 
another person or entity. 

Essential Services:  services provided by public utility or government agencies through erection, 
construction or maintenance of underground or overhead gas, electrical, steam or water transmission and 
distribution systems, and collection, communications, supply or disposal systems.  Facilities necessary for 
the provision of essential services including poles wires, mains, drains, sewers, pipes, conduits, cables, fire 
alarm boxes, police call boxes, traffic signals, hydrants and other similar equipment and accessories in 
connection therewith. 

Final Site Plan Map:  the final site plan map of a proposed site development which is presented to the 
Planning Board for final approval, which complies with these regulations and which, if approved, shall be 
filed with the Land Use Office. 

Flood Plain or Flood Prone Area:  (see the definition in the Warner Flood Plain Development Ordinance) 

Frontage Road:  a public or private drive that generally parallels a public street between the right-of-way 
and the front building setback line.  The frontage road provides access to private properties while separating 
them from the arterial street; also known as service roads. 

Ground Cover:  a low growing plant, other than turf or grass, which forms a dense, continuous cover over 
the ground surface. 

Guy Wire:  a cable used to secure and steady a tower. 

Height:  means the vertical distance between the average finished grade within 5 feet of the building and 
the highest point of the building. 

Joint / Shared Access:  a driveway connecting two or more contiguous sites to the public street system. 

Land Use Secretary: Town appointed secretary or Selectmen’s designee for the Land Use Office including 
the handling of Planning and Zoning Board related administrative duties.  

Lot Frontage:  the portion of a lot extending along a street right-of-way line. 

Lot, Reverse Frontage:  any lot that has, or will have, frontage on two or more roadways. 

Monopole:  any tower consisting of a single pole, constructed without guy wires or ground anchors. 

Multi-Use Building: a building which has two (2) or more businesses with more than one use located within 
the same building.  

Occupant: A person, family, tenant, business, owner, absentee owner, group, or organization; anything that 
consumes space in a building, on a lot, or on the premises; one who is in actual possession of a building or 
lot; someone with legal rights to the premises; the Occupant could be the Applicant. 

Pre-existing Towers and Antennas:  any tower or antenna lawfully constructed or permitted prior to the 
adoption of the Wireless Telecommunication Facilities Ordinance as well as the replacement of any such 
towers and antennas. 

Project:  logical method of performing work; something that is contemplated, devised, or planned; a plan; a 
scheme. 

http://dictionary.reference.com/browse/organization
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Qualitative: describing the quality of something in size, appearance, value, etc. 

Quantitative: relating to, measuring or measured by the quantity rather than quality. 

Secondary Use:  a use of land or of a building or portion thereof, which is unrelated to the principal use of 
the land or building. 

Selectmen:  the Board of Selectmen. 

Sight Distance:  the length of the roadway or driveway ahead visible to the driver.  The sight distance is 
based on numerous factors, as adopted by the American Association of State Highway and Transportation 
Officials (AASHTO).  Sight distance is determined by many factors including but not limited to the design of 
alignment and profile of a road or driveway, pavement conditions, and other elements and standards.  

Site Plan or Site Development Plan:  documents depicting the applicant’s project. 

Street:  relates to and includes any street, right-of-way, avenue, road, boulevard, lane, alley, viaduct, 
highway, freeway, and other public ways.  Street shall include the entire right-of-way. 

Structure: means that which is built or constructed. 

Subdivision:  means the division of the lot, tract, or parcel of land into two or more lots, plats, sites, or other 
divisions of land for the purpose, whether immediate or future, of sale, rent, lease, condominium 
conveyance or building development.  It includes re-subdivision, and when appropriate to the context, 
relates to the process of subdividing or to the land or territory subdivided.  The division of a parcel of land 
held in common and subsequently divided into parts among the several owners shall be deemed a 
subdivision.  The grant of an easement in gross to a public utility for the purpose of placing and maintaining 
overhead and underground facilities necessary for its transmission or distribution network such as poles, 
wires, cable, conduit, manholes, repeaters and supporting apparatus, including any unmanned structure 
which is less than 200 square feet, shall not be construed as a subdivision under this title, and shall not be 
deemed to create any new division of land for any other purpose. 

Substantial Completion: Substantial completion of the project shall be deemed to have occurred when a 
Certificate of Occupancy for all buildings shown on the approved site plan shall have been issued by the 
Building Department, and all other on-site and/or off-site improvements have been determined by the Town 
of Warner or its agent to be in compliance with the approved site plan or satisfactory financial guarantees 
remain on deposit with the Town to insure completion of such improvements. 

Tower:  a structure that is designed and constructed primarily for the purpose of supporting one or more 
antennas, including self-supporting lattice towers, guy towers or monopole towers.  The term includes radio 
and television transmission towers, microwave towers, common carrier towers, cellular telephone towers, 
alternative tower structures and the like. 

Tower Height:  the distance measured from ground level to the highest point on the tower or other 
structure, including antennas. 

Wireless Telecommunication Facilities:  any structure, antenna, tower, or other device that provides 
commercial mobile wireless services, unlicensed wireless services, cellular phone services, specialized 
mobile radio communication (SMR), and personal communications services (PCS), and common carrier 
wireless exchange access services. 
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Section III - Purpose 

The purpose of the Site Plan Review Regulations and the site review procedure for nonresidential and 
multi-family development within the town and its environs as stated in RSA 674:44 is to: 

A. Provide for the safe and attractive development of the site and guard against such conditions as would
involve danger or injury to health, safety, or prosperity by reason of:

1. Inadequate drainage or conditions conducive to flooding of the property or that of another;

2. Inadequate protection for the quality of groundwater;

3. Undesirable and preventable elements of pollution such as noise, smoke, soot, particulates, or any
other discharge into the environment which might prove harmful to persons, structures, or adjacent
properties; and

4. Inadequate provision for fire safety, prevention, and control.

B. Provide for the harmonious and aesthetically pleasing development of the municipality and its environs;

C. Provide for open spaces and green spaces of adequate proportions;

D. Require the proper arrangement and coordination of streets within the site in relation to other existing or
planned streets or with features of the official map of the municipality;

E. Require suitably located streets of sufficient width to accommodate existing and prospective traffic and
to afford adequate light, air, and access for firefighting apparatus and equipment to buildings, and be
coordinated so as to compose a convenient system;

F. Require, in proper cases, that plats showing new streets or narrowing or widening of such streets be
submitted to the planning board for approval;

G. Require that the land indicated on plats submitted to the planning board shall be of such character that it
can be used for building purposes without danger to health;

H. Implement the goals and objectives of the Master Plan, as periodically updated;

I. Encourage design and construction of nonresidential structures that help to preserve and promote
Warner’s unique rural character;

J. Manage access to land while preserving the maximum flow of traffic in relation to safety, capacity, and
speed;

K. Protect the functional use and improve the level of service of major local, regional, and state roadways;

L. Minimize the amount of public investment necessary to expand roadway capacity as necessitated by
new growth;

M. Encourage the creation of walkable communities; and

N. Strengthen the local tax base.

Section IV - Applicability 

A. General

These regulations apply to any of the following actions, regardless of whether the action includes a
subdivision or re-subdivision of the site:
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1. Any new nonresidential or multi-family development of land (including but not limited to: the 
construction of any building, any addition to a building, any other structure or parking areas). 

2. Any Change of Use as described in these regulations. 

3. Any expansion of the physical size of an existing land use. 

4. Projects for the construction or alteration of wireless telecommunications facilities are directed to 
comply with the “TOWN OF WARNER, NH, WIRELESS TELECOMMUNCATIONS FACILITIES 
ORDINANCE” and the WIRELESS TELECOMMUNICATION FACILITIES section of these 
regulations. 

 

Section V - Scope of Review 

A. Whenever any development or change or expansion of use of a site governed by these regulations is 
proposed or whenever any changes are proposed which differ from an existing site plan as previously 
approved by the Planning Board; and before any construction, land clearing, building development or 
change is begun; and before any permit for the erection of any building or authorization 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 Regulation. 

B. The Planning Board or their designee has the responsibility for making the determination for requiring 
Site Plan Review. The threshold at which Site Plan Review is required is determined using the follows 
guidelines:  
 
1. Threshold for Activities that require Site Plan Review 

a. New construction of non-residential or multi-family development, or 

b. Any change or expansion in use of a site or structure when such change is materially or 
substantially different from the previous use such that there is a significant effect on the 
quantitative or qualitative requirements of these Regulations 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 modifications to a non-residential use that affect the scale or impact or activity 
level of the existing use, or 

e. Modifications to previously approved site plans, or 

f. A change in the site configuration that generates or increases the potential for adverse impacts 
to drainage systems, surface waters, groundwater, wetlands, floodplains, or 

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

h. Expansion of use that impacts traffic flow and lighting 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 edition of the ITE Trip 
Generation Manual, or 

i. Vacancies of space within a single use building or a multi-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 existing multi-use building, the entire 
building and its current and proposed occupant may be taken into consideration, not just the 
proposed new occupant, or 
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k. When applying for a change of use for a project with a previously approved site plan for which 
construction has not been completed, all previously approved waivers of regulations shall be 
resubmitted for approval, or 

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

 
2. Site Plan Review is not required for a project if all the following are met:  

a. Proposed project complies with the Zoning Ordinance. 

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 
activity level of the existing 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 activity level of the 
existing use, and 

d. Internal building modifications to a non-residential use that do not affect the scale, impact or 
activity level of the existing use, and 

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

f. The overall primary use of an existing multi-use building having multiple occupants does not 
change such that it would affect the scale or impact or activity level of the existing overall use, 
and 

g. An approved project which has changed Ownership without a Change of Use.  

h. (*) – Existing 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 “Application for 
Determination 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 application. In the absence of 
the Land Use Secretary during regular business hours, the Town Administrator may make the 
determination. If it is determined that Site Plan Review is required, the applicant shall follow the 
procedures of this document.  

 

Section VI - Zoning        
 
A. All applicants must comply with the Town’s Zoning Ordinance before acceptance of Formal Application 

for Site Plan Review. 
 
B. Special Exceptions & Variances: for projects covered by these Regulations that require Special 

Exceptions or Variances, application must be made to the Zoning Board of Adjustment.  It is suggested 
the applicant first have a conceptual meeting with the Planning Board as other issues requiring Zoning 
Board action may be present, and the Board may be able to suggest changes to alleviate the Zoning 
Ordinance issues. Having secured a Special Exception or Variance the applicant must then obtain 
Planning Board Approval of the Site Plan.   
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Section VII - Conceptual and Design Review Procedures 

A. Conceptual Consultation and Design Review meetings are optional, but are encouraged, and may be
requested to discuss project proposals with the Planning Board in the early stages of consideration and
design. Such reviews and statements made are not binding by either the applicant or the Board. Submit
documents a minimum of 15 days prior to the meeting.

1. Conceptual; A discussion in conceptual form and general terms only.  Consultation may include
desirability of types of development and proposals under the Master Plan.  The meeting must be
scheduled on the Board’s meeting agenda, but it is not necessary to make formal notice to abutters
and other applicable individuals. Refer to RSA 676:4 II(a).

2. Design Review:  A discussion that includes a more specific design proposal and may include the use
of preliminary design plans (lot line, roads, etc).  The meeting must be scheduled on the Board’s
meeting agenda, and it is necessary to give formal notice to abutters and other applicable
individuals. At a public meeting, the Board may determine that the design review process of an
application has ended and shall inform the applicant in writing within 10 days of such determination.
Refer to RSA 676:4 II(b) and 676:12 VI.

B. Neither conceptual or design review takes the place of filing a formal application to the Board if the
project proceeds.  These options are made available by the Board to attempt to save the applicant
unnecessary expenses and changes later in the process.

C. The Applicant is encouraged to meet with the Land Use Office and other appropriate Department Heads
to obtain available information and guidance under Town Ordinances and Regulations. There may be
preliminary questions as well as additional questions arising during formulation of the plan.

D. Applications for either Conceptual or Design Review are to be submitted to, and are considered
received at the time they are physically received at the Land Use Office during regular business hours.
(application form is available at the Land Use Office).

E. Upon receipt of a completed application, the Land Use Office shall set a date, time and place for the
Conceptual or Design Review meeting, public posting shall occur and all necessary notifications (Design
Review only) by certified mail shall occur. The applicant shall bear all costs of notifications as required
by the RSA’s and the Town.

F. If the individual signing the application is not the owner, the agent(s) (surveyor, attorney, engineer, etc)
representing the applicant must have written authorization from the owner submitted as part of the
application.  If the ownership is other than an individual (a corporation or trustee, etc) the application
shall indicate ownership interest and furnish an authorization letter. The Land Use Office is directed not
to accept a Site Plan Review application that does not include written permission from the owner of the
property.

G. The Board may review testimony during these meetings in person or in writing from the applicant, any
abutter or any other person as permitted by the Board.
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Section VIII - Site Plan Application Procedures 

A. A formal Application shall be filed with the Land Use Office at least a minimum of 21 days prior to the
next regular monthly Board meeting.  The Land Use Office shall review the application to make an initial
determination of whether or not the application meets the submission requirements as defined in these
Regulations.

B. Notice of the submission of an application shall be given by the Board to the abutters by certified mail, at
least ten (10) days prior to the hearing, and to the public at the same time by posting in at least two
public places in the Town.  The notice shall give the date, time and place of the Board meeting at which
the application or other item(s) will be formally submitted to the Board, and shall include a general
description of the proposal which is the subject of the application, or of the item to be considered and
shall identify the applicant and location of the proposed site plan. Additional notice shall be given to all
affected municipalities for developments with regional impact and publication in a newspaper of general
circulation in Warner at the discretion of the Board. For those proposals in which any structure or
proposed building site will be within 500 feet of the top of the bank of any lake, pond, river, or stream,
include the notification to the department of environmental services by first class mail at the same time
that notice is provided to abutters. [RSA 676:4 I.d.]

C. The Land Use Office shall make available online a copy of the application form for viewing by the
Highway Department, Police Department, Fire Department, Conservation Commission, the Warner
River Local Advisory Committee (WRLAC) and (if applicable) Warner Village Water District. They are
welcome to submit input to the Planning Board or the Board may seek their input if necessary.

D. Fees:
1. Application and notice fees will be established by the Planning Board.  A completed application, in

such form as the Board requires, will be accompanied by the appropriate filing fee.  The applicant is
also responsible for the Merrimack County Recording fee, if applicable.

2. All costs of notices, whether mailed, posted or published, shall be paid in advance by the applicant
prior to the Board’s acceptance of the application.

3. It shall be the responsibility of the applicant, if the Board deems it necessary, to pay reasonable fees
for special studies or analysis, environmental assessments, legal review of documents,
administrative expenses, and other matters necessary to make an informed decision.  Escrow
accounts shall be established for these fees. Failure to pay such fees shall constitute valid grounds
for the Board to terminate further consideration and to disapprove the plat without a public hearing.

E. The application may be accepted by the Board only at a regularly scheduled public meeting after due
notification to applicant, abutters and the general public.

F. Per RSA 676:4: The Board shall at the next regular meeting or within 30 days following delivery of the
application, for which notice can be given in accordance with the requirements of RSA 676:4, determine
if a submitted application is complete according to the Board’s regulation and shall vote upon its
acceptance.

G. Applications may be refused for acceptance by the Board without a public hearing on grounds of:

1. Failure of the applicant to supply information required by these regulations,

2. Additional or revised items submitted after the filing period including at the meeting.

3. Failure to pay fees.

4. If the individual signing the application is not the owner, the agent(s) (surveyor, attorney, engineer,
etc) representing the applicant must have written authorization from the owner submitted as part of
the application.  If the ownership is other than an individual (a corporation or trustee, etc) the
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application shall indicate ownership interest and furnish an authorization letter. The Land Use Office 
is directed not to accept a Site Plan Review application that does not include written permission from 
the owner of the property. 

Upon determination by the Board that a submitted application is incomplete according to the Board’s 
Regulations, the Board shall notify the applicant of the determination in accordance with RSA 676:3, 
which shall describe the information, procedure, or other requirement necessary for the application 
to be complete. 

H. The Board or its designated agent(s) may visit the site in order to thoroughly and knowledgably review
the proposal.

I. The Board shall act to approve or disapprove the completed application (including the final plat)
within sixty-five (65) days of its formal acceptance, subject to extension or waiver as provided below.
The Board shall provide the applicant with a written decision including conditions of approval or reasons
for denial.

J. The Board may apply to the Selectmen for an extension not to exceed an additional ninety (90) days
before acting to approve or disapprove an application. The Applicant may waive the requirement for
Board action within the above time periods and consent to such extension as may be mutually
agreeable.

K. If the Board has not obtained an extension, and has not taken action to approve or disapprove the
completed application within sixty-five (65) days of its acceptance, the applicant may request the
Selectmen issue an order directing the Board to act on the application within thirty (30) days.  Failure of
the Selectmen to issue an order, or of the Board to act upon such order of the Selectmen, shall give the
applicant certain rights as provided in RSA 676:4, I(c).

L. Public Hearings

1. A Public Hearing is not required when the Board rejects an incomplete application.

2. Abutters and other interested parties shall be given the opportunity to speak at the Public Hearing.

3. Public correspondence related to the application shall be read into the record at the public hearing.

4. Whenever the Board conditionally approves a site plan, placing a condition or conditions precedent
or subsequent on the approval, all conditions shall be met within a specific period of time, or, if not
specified within twelve (12) months from the date of approval, at which time a noticed hearing may
be required to provide abutters an opportunity to review and comment on the full compliance with
the conditions.  If the conditions are administrative in nature and do not involve discretionary
judgment on the part of the Board, no compliance hearing shall be required and compliance shall be
determined by the Board.

5. A Site Plan may not be approved without a Public Hearing.

M. On-Site and Off-Site Improvements:

1. As a condition to approval of a Site Plan, the Planning Board may require the construction,
installation, or improvement, on-site or off-site, including but not limited to the following: streets,
sidewalks, landscaping, curbing, drainage, signals, water, sewer and other mains, piping,
connections of other facilities, and other related systems, which the Planning Board deems
reasonably necessary to accommodate the development. All improvements shall comply with all
town, state and federal regulations. A Site Plan may be conditionally approved subject to the
completion of such improvements and installations, pursuant to RSA 674:21, V(j).

2. In lieu of completion of such improvements and installations prior to the final approval of a Site Plan,
the applicant may be required to provide performance security in accordance with Section XXVI
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Performance Guarantees, to secure its obligations to complete such improvements or installations, 
pursuant to RSA 674:44. 

N. The Decision Content: The Planning Board shall forward the Notice of Decision to the applicant within 
5 working days. The Notice of Decision may include but is not limited to only the following: 

1. Description of the Site 
2. Description of the Project 
3. Name of Applicant and Owner 
4. List of plans & documents which were the basis for the decision (reference document name and 

date). 
5. Statement of any Variance(s) or Special Exception(s) 
6. List of approved Waivers to these Site Plan Regulations 
7. Conditions to be met prior to start of construction 
8. Requirement for additional submittals or approved permits to be submitted to the Planning Board. 
9. If the Decision is to deny the project, in addition to appropriate items list above, there shall be a 

summary of the reason(s) for the Planning Board’s decision to deny the project. 

O. Approved Site Plan 

1. One Site Plan Mylar(s) shall be submitted to the Land Use Office. It shall be the approved plan(s) 
with all items changed or added as directed by the Conditions of Approval. Site Plan Mylar(s) shall 
then be certified by means of the Chairman signing and dating the Mylar(s). The Certified Mylar(s) 
shall be on file at the Land Use Office prior to the issuance of a building permit or start of any 
construction activity.  

2. If a survey of the property has been required under the provisions of these regulations, then the 
approved Plat must be recorded with the Registry of Deeds.  A copy of the recorded documents, 
with proof thereon of recordation must be filed with the Land Use Office.   

3. In addition, when the project involves easements, covenants, deed restrictions, etc., the applicant 
shall be responsible for the recording fee(s) for the Merrimack County Registry of Deeds.   

4. When the Site Plan Review process creates easements, they shall be indicated with metes and 
bounds on the site plan or on a plat recorded with the Merrimack County Registrar of Deeds. The 
Applicant is responsible for the recording fee(s). The Land Use Office shall record the plat with proof 
of the recording filed in the Land Use Office. 

 

Section IX - Site Plan Application Requirements 
 
A. Projects: All projects are required to provide the following as part of the complete application at the time 

of the initial filing of the formal application with the Land Use Office.  
 

1. Items submitted with the completed application form; 

a. Completed Site Plan Review application form (form is available at the Land Use Office) 

b. Completed Site Plan Review Checklist (Appendix A); 

c. Plot plans (see requirements in #2 below); 

d. Provide a separate list including names, addresses of the abutters, applicant’s agent; holders of 
conservation, preservation restrictions, agriculture preservation restrictions; and every engineer, 
architect, land surveyor, or soil scientist whose professional seal appears or will appear on the 
documents; and information required for submission to assist in notification; [see RSA 676:4 
I.(b)]; 

e. Fees as set by the Planning Board; 
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f. Copy of deed, easements or right-of-ways;

g. A colored elevation view or photograph of all buildings indicating their height, width and surface
treatment;

h. Information on specific materials anticipated to be used and stored on site using Title 49 Code
Federal Regulations as a standard for hazardous materials;

i. Special site preparation such as excavation and blasting, as well as extent of hauling materials
to and from the site. Reference the Warner Excavation Regulations where applicable;

j. Any other exhibits or data that the Planning Board may require in order to adequately evaluate
the proposed development for Site Review including but not limited to any state, federal, or local
requirements and permits (driveways, drainage, flood plan, DES, traffic studies, etc.), special
studies or analysis, environmental assessments, and legal review of documents.

2. Plot plan requirements:

a. Provide six (6) prints of each plan sheet (blue or black ink) 22”x34” and eleven (11) copies
11”x17”. Provide one 22”x34” colored-in site plan which highlights regions (landscaped, roads,
buildings, drainage, utility systems, etc) to assist in illustrating the project scope.

b. Scale: not less than 1" = 100';

c. Match lines when needed;

d. Date, title, scale, north arrow, location map, legend;

e. Name and address of developer, designer/engineer if required, and owner(s) of record;

f. All existing and proposed easements and right-of-ways;

g. List any approved Variances and Special Exceptions;

h. Indicate Zoning Ordinance items: proposed type of use, minimum lot size, minimum frontage,
buildable area, impervious area, and other pertinent items. If applicable indicate building
separation, shared driveway, cross lot traffic provisions;

i. The zoning districts and boundaries for the site and within 1,000 feet of the site;

j. Current names and addresses of all abutters, use of abutting properties, and location of the
structures thereon including access roads, keyed on the plan;

k. Drawing of site showing boundaries, existing natural features including watercourses and water
bodies, wetlands, trees and other vegetation, topographical features, any other features
including existing structure that should be considered in the site design process;

l. Any existing hazardous and contaminated materials;

m. One hundred year flood elevation line, where applicable;

n. Existing and proposed contours and finished grade elevations – all contours shall be a minimum
of 2-foot intervals;

o. Surveyed property lines showing their angles, bearings, distances, radius, lengths of arcs,
control angles, along property lines and monument locations;

p. Right-of-way lines of all existing adjoining streets;

q. Plan of all buildings with their type, size, location (setbacks) and elevation of first floor indicated:
(assume a permanent onsite elevation);

r. If a subdivision, the lines and names of all proposed streets, lanes, ways, or easements intended
to be dedicated for public use shall be indicated and all Subdivision Regulations shall apply;

s. Location of off-street parking and loading spaces with a layout of the parking indicated;

t. Snow storage locations;

u. Driveway, road, parking, pavement marking, and exterior storage areas including construction
details;
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v. If a road is planned with the anticipation of its acceptance by the Town as a Town road, the
construction design and details shall be shown per the requirements in the Warner Subdivision
Regulations;

w. Traffic control signs location and details; traffic circulation plan;

x. The location, width, curbing and type of access ways and egress ways (driveways), plus streets
and sidewalks within and around site;

y. The type and location of solid waste disposal facilities, including enclosures and screening;

z. The size and proposed location of water supply and sewage facilities. Indicate the distance from
the proposed facilities to all existing water and sewage facilities (on site and abutters) within 200
feet (or greater if required by DES) of each of these proposed facilities;

aa. The location, elevation and layout of catch basins and other surface and underground
drainage features, storm-water drainage system, applicable permits; 

bb. Erosion and sedimentation control plan; 

cc. The size and location of all public utility service connections – gas, power, telephone, fire
alarm, (overhead or underground);

dd. The location, type and lumens of lighting for all outdoor facilities, including direction and area
of illumination;

ee. The location, size and design of proposed signs and other advertising or instructional 
devices; (sign permit is through the Selectmen’s office); 

ff. The type, extent and location of existing and proposed landscaping and open space areas 
indicating what existing landscaping and open space areas will be retained, as described 
within these Regulations; 

gg. Any other information or data that the Planning Board may require in order to adequately 
evaluate the proposed development for Site Review. 

Section X - Waiver of Site Plan Review Regulations 

A. General

The Planning Board may waive any of the requirements of this regulation (RSA 674:44 III (e)). The basis
for any waiver granted by the Planning Board shall be stated in the minutes. The Planning Board may
only grant a waiver if it finds, by majority vote, that:

1. Strict conformity would pose an unnecessary hardship to the applicant and waiver would not be
contrary to the spirit and intent of the regulations; or

2. Specific circumstances relative to the site plan, or conditions of the land in such site plan, indicate
that the waiver will properly carry out the spirit and intent of the regulations.

B. Conditions for Granting of Waivers

In granting waivers, the Board may impose such conditions as it deems appropriate to substantially
secure the objectives of the standards or requirements of this ordinance.

C. Procedures

The applicant shall submit a request for a waiver in writing with the application for Planning Board
Review. The request shall state fully the grounds for the waiver and all of the facts relied on by the
applicant. The Board has the discretion to deny any request for waiver which is not in writing.



 Site Plan Review, Warner, NH     2023 

14 

Section XI - Developments Having Regional Impacts 

A. A development shall be considered to have regional impact if it can reasonably be expected to impact
on a neighboring municipality, because of factors such as, but not limited to, the following:

1. Relative size or number of dwelling units as compared with existing stock.

2. Proximity to the borders of a neighboring community.

3. Transportation networks.

4. Anticipated emission such as light, noise, smoke, odors or particles.

5. Proximity to aquifers or surface waters which transcend municipal boundaries.

6. Shared facilities such as schools and solid waste disposal facilities.

7. Other factors which, in the sole discretion of the Board, are reasonably likely to have a substantial
effect on another municipality.

B. If the application is found to have regional impact, refer to RSA 36:54 through 36:58 for proper
procedures and notifications.

Section XII - Compliance 

A. Projects must be built and maintained in accordance with the approved Site Plan. The Code
Enforcement Officer shall periodically inspect during and at completion of the project. A report shall be
written after each inspection and sent to the Planning Board. A copy of the final report shall also be sent
to the Planning Board to be placed in the project’s file.

B. Modifications or Alterations to Approved Site Plans prior to completion of a project:

1. If the site plan being constructed requires revision due to plan changes or site conditions
encountered, the applicant shall report this to the Planning Board. If the revisions are incidental and
consistent with the approved Site Plan, the Planning Board may approve the revision at a public
meeting without a public hearing.

2. Where appropriate, the applicant shall submit information only for the modified or altered portion(s)
of the project as required in the Site Plan Application Requirements Section.

3. The applicant shall resubmit for State and Federal permits where applicable.

4. Where substantial differences are proposed, the Planning Board has the option to go through the
Site Plan review process again.

5. The Planning Board at its discretion may require an as-built if multiple changes are made during the
course of construction. Upon determination by the Board that construction complies with the
approved revised plan, it shall be endorsed by the Chair.

C. Site Plan Approval expires if:

1. A Site Plan is conditionally approved and within the specified period of time, or if not specified, within
three (3) months, the applicant fails to meet any of the conditions that the Board determines must be
met prior to signing of the plan by the Planning Board Chair. If an extension is required, the Planning
Board may grant up to three (3) additional three (3) month extensions, normally not to exceed a total
of 12 months from the original date of approval.

2. “Active and substantial building or development” has not been achieved within twenty-four (24)
months from the date the site plan was approved by the Planning Board.
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3. The above deadlines or others imposed conditionally by the Planning Board are not met resulting in 
automatic expiration of the Planning Board approval. 

D. Extension of Approval 

1. A project with approved site plans which has not reached “active and substantial building or 
development” may, for reasonable cause, have their expiration date extended by the Planning Board 
for a period normally not to exceed twelve (12) months, providing there is receipt of a written request 
for extension at least thirty (30) days prior to the expiration date of the site plan approval. The 
Planning Board shall have a public meeting to review the request.   

E. Exemption from Changed Requirements 

1. Five Year Exemption: Every site plan approved by the Planning Board shall be exempt from all 
subsequent changes in Site Plan Review Regulations, Subdivision Regulations and Zoning 
Ordinances adopted by the Town, except those regulations and ordinances which expressly protect 
public health standards such as water quality and sewage treatment requirements, for a period of 
five years after the date of approval, provided, however, “Active and substantial development or 
building” has begun on the site by the owner or the owner's successor in interest in accordance with 
the approved subdivision plat within 24 months after the date of approval, or in accordance with the 
terms of the approval, and, if a bond or other security to cover the costs of roads, drains, or sewers 
is required in connection with such approval, such bond or other security is posted with the Town at 
the time of commencement of such development; that once substantial completion of the 
improvements as shown on the site plan have occurred in compliance with the approved site plan, or 
the terms of said approval, the rights of the owner or his successor in interest shall vest and no 
subsequent changes in the Site Plan Review Regulations, Subdivision Regulations, or Zoning 
Ordinance shall operate to affect such improvements. Refer to RSA 674:39 for additional guidance. 

2. In approving any Site Plan, the Planning Board may specify the threshold level of work which 
constitutes “active and substantial development or building”; or  

3. In the absence of a specific finding by the Planning Board, “Active and substantial building or 
development” shall be deemed to have occurred when building foundations have been installed, 
inspected and approved by the Building Inspector; basic infrastructure roads and\or drives are 
constructed to a gravel base; erosion control measures as specified on the approved plan for the 
area of disturbance must be installed; drainage systems and swales are completed; utilities have 
been extended to the site; a certified plot plan of the foundation if required has been submitted; and 
if a bond or other security to cover the costs of roads, drains, or sewers is required in connection 
with such approval, such bond or other security is posted with the Town at the time of 
commencement of such development; and there is continuous productive work on the building 
structures.  

F. Substantial Completion:  

1. Period to Complete Site Improvements: The applicant shall construct and complete all required 
building and site improvements to a level of Substantial Completion before a Certificate of 
Occupancy Permit can be issued. Once substantial completion of the improvements as shown on 
the subdivision plat or site plan has occurred in compliance with the approved Site Plan or the terms 
of said approval or unless otherwise stipulated by the planning board, the rights of the owner or the 
owner's successor in interest shall vest and no subsequent changes in site plan regulations, or 
zoning ordinances, except impact fees adopted pursuant to RSA 674:21 and 675:2-4, shall operate 
to affect such improvements.  

2. Unless the Planning Board determines that a site plan is permanently vested pursuant to RSA 
674:39, the Planning Board may review any approved site plan that is more than 5 years old before 
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building permits or other locally-required permits for a development to proceed will be issued by the 
Town. In such cases, an application must be filed with the Board to amend the approved site plan. 
The Board may review the approval for consistency with current zoning and other land use 
regulations, and may modify any conditions of the original approval, including exaction formulas. 

G. Final Completions: 

1. Final Completion of the project shall be deemed to have occurred when a Certificate of Occupancy 
for all buildings shown on the approved site plan shall have been issued by the Building Department, 
and all on-site and/or off-site improvements, and other work have been determined by the Code 
Enforcement Officer to be fully completed in accordance to and compliances with compliance with 
the approved site plan documents.  

H. This section shall not be waivable under the “Waivers of Site Plan Review Regulations” section of these 
Regulations. 

 

Section XIII - Performance Guarantees  

A. Application 

1. The Planning board may require the posting of an improvement guarantee (refer to RSA 674:44) in 
such amount and form as specified below, as is reasonably necessary to ensure the proper 
installation of all on and off-site improvements required as conditions of approval.  The nature and 
duration of the guarantee shall be structured to achieve this goal without adding unnecessary costs 
to the applicant. 

2. Upon substantial completion of all required improvements, the developer shall notify the Planning 
Board of the completion or substantial completion of improvements, and shall send a copy of such 
notice to the Board of Selectmen.  The Board of Selectmen, along with other appropriate town 
officials, shall inspect all improvements and shall file a report with the Planning Board 
recommending approval, partial approval, or rejection of such improvements with a statement of 
reasons for any rejection. 

3. The Planning Board shall approve, partially approve, or reject the improvements on the basis of the 
report of the town officials. 

4. If the improvements are approved, the guarantee shall be released.  Where partial approval is 
granted, the developer shall be released from liability only for that portion of the improvements 
approved, at the discretion of the Planning Board. 

B. Form of Guarantee 

Performance guarantees may be provided by a variety of means that shall be approved as to form and 
enforceability by the Planning Board and Town Attorney.  Acceptable forms of performance 
guarantees may include, at the Board's discretion: 

1. Security Bond:  The applicant may obtain a security bond from a surety bonding company 
authorized to do business in the State of NH and is acceptable to the Town of Warner. 

2. Escrow Account:  The applicant may deposit cash or other instruments readily convertible into 
cash at face value, either with the municipality, or in escrow with a bank. 
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Section XIV - Enforcement  

A. These regulations shall be enforced by the Board of Selectmen, its duly authorized agent or as 
otherwise set forth in statue or zoning ordinance. 

B. A written notice of violation shall be issued to the property owner by registered mail from the Board of 
Selectmen or their designated agent if they determine that conditions at the site are in violation of any of 
the requirements of this regulation or plans approved under this regulation and that the violation is not 
an immediate threat to public health and safety. 

1. The notice of violation shall:  

a. Specify the actions or conditions that violate the requirements of this regulation or plans 
approved under this regulation; 

b. Identify what needs to be done to correct the violation(s);  

c. Specify a reasonable time frame within which the violation will be corrected; and 

d. Be provided to the property owner with a copy to be kept in the official records of the 
Planning Board and the Board of Selectmen. 

C. Enforcement action may include, Cease and Desist Orders, in accordance with RSA 676:17-a. Local 
Land se Citations, RSA 676:17-b, or other legal remedies available to the Town of Warner. 

 

Section XV - Penalties  

Any person who violates any provision of the ordinance shall be subject to penalties in accordance with 
RSA 676:17.  

 

Section XVI - Town Engineer 

The town engineer, or in the absence of a town engineer, a registered engineer designated by the Planning 
Board and acceptable to the applicant, shall inspect all site improvements.  The developer shall pay said 
engineer and the cost of any inspection(s) and test(s) deemed necessary by the Board or the engineer.  A 
letter certifying to the developer's concurrence to the employment of said engineer shall be filed with the 
Board as part of the site plan review. 

 

Section XVII  - Landscaping Standards   

A. Landscape Design: 

The overall site design shall incorporate the following landscaping standards. 

1. Landscape plans shall be designed to provide projects with an enhanced visual appearance, insure 
privacy, establish vegetative buffers, and support on-site storm water controls.  

2. Landscaping is the treatment of lot areas with a diverse selection of trees, shrubs, plants, mulch, 
berms, boulders, grass/lawn, and other visual improvements. Integrating desirable existing trees, 
plants, rock, land formations, views, etc is encouraged. 

3. Landscaping shall be provided which is in keeping with the character of the area where the lot is 
located, the purpose of the development, and the locations of buildings and improvements.  
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4. Landscape plantings and improvements shall be located to avoid interference with pedestrian and 
vehicular movement, underground and overhead utilities, and snow storage when the plantings have 
matured. 

5. The selections of native species and flowering species are encouraged. Trees shall be salt and 
drought-tolerant. Plantings which are classified as an invasive species shall not be allowed. 

6. Landscaping strategically located shall assist in minimizing the visual mass of larger buildings and 
screening the less attractive portions of buildings. 

B. General Landscaping Standards 

1. Stripped topsoil shall be stockpiled and reused on the site where needed. Topsoil shall be a 
minimum of 4 inches deep (measured when consolidated). Topsoil shall be treated if needed to 
promote healthy grass when seeded. Scarify and repeat seeding as necessary. 

2. Site preparation is to be conducted with minimal disturbance to existing vegetation which will remain.  
Construction materials, equipment, vehicles or temporary soil deposits shall not be located within the 
drip-line of trees that are to be preserved. 

3. Existing trees which remain shall be pruned and thinned if appropriate per UNH Cooperative 
Extension recommendations to maintain healthy appearances. 

4. All open space areas not covered with plantings shall be covered with grass or other vegetative 
groundcovers, with the exception of planting beds which may be mulched. 

5. In areas where suitable vegetative buffers exist and are maintained, or where existing specimen 
trees are maintained, the Planning Board may not require the planting of additional vegetation in 
those areas. 

6. Screening for adjacent residential districts shall be evergreen trees a minimum of 10 foot tall at time 
of planting, planted in a staggered pattern which will close gaps as the trees mature. Earth berms 
are also encouraged to assist in screening.  

7. Berms and fences may be required by the Planning Board to insure a dense buffer in certain 
densely populated areas.  A detailed plan shall be provided for Planning Board review and approval. 

8. Indicate snow storage locations on plans. The accessible portions of landscaped open areas may be 
used for snow storage if the snow storage does not conflict with other site design parameters such 
as drainage control and visibility. 

9. Where slopes of 33% or greater are created or disturbed, they shall be covered or planted with deep 
rooted species to prevent erosion. If the slope is too steep, rip-rap, retaining walls, or other 
appropriate means shall be use to retain earth. 

10. Deciduous trees planted on the south and west sides of buildings to provide summer shade and 
allow solar warming in the winter is encouraged. Evergreen trees should be used to block prevailing 
winds where appropriate. 

11. All dead, dying, or diseased vegetation shall be promptly replaced, based on seasonal planting 
practices, with healthy living plants in all required landscape areas.   

12. Provide a maintenance escrow account to ensure that any planted materials will be replaced in the 
event they are damaged or die within one year after final completion of the project. 

C. Yard Landscaping Standards:  

1. The front yard landscape area shall be a minimum of (10) feet wide running parallel with the entire 
frontage of the parcel.   
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2. The side and rear yard Landscaping shall be an average of (7) feet wide running parallel to 
boundaries. Coordinate the need and extent with adjacent lot’s landscaping or anticipated 
landscaping potential. Locate trees anticipating mature tree size as it relates to the adjacent lot. 
Parking and roads shall not be allowed within (10) feet of adjacent lots. 

3. The landscaped area adjacent to buildings shall be an average of (5) feet wide and run parallel with 
all sides of the proposed buildings that will be visible from abutting streets and or residential 
properties.  

4. In the B-1 Business District, the buffers may be reduced in appropriate areas at the discretion of the 
Planning Board provided that sufficient landscaping is provided.  

5. Landscape shall include a diverse and visually interesting combination of the following: 

a. A minimum of one shade tree and (5) shrubs per 900 square feet of each landscape area type. A 
minimum of one tree per each building side is required. Deciduous trees shall be 2-1/2" to 3" 
caliper and a height of 12 feet at time of planting; 

b. Evergreen Trees at 8’ tall at time of planting (10’ if for screening); 

c. Evergreen or deciduous shrubs a minimum of 2 feet in height at time of planting; 

d. Loam, seed, and mulch in conjunction with trees and plantings; 

e. Planting beds of perennial flowerbeds, ground cover and other landscaping material; 

f. Mulch, stone, and other landscaping materials but not as the primary design element; 

g. Berms, fences and stone walls that do not pose safety concerns. 

D. Landscaping and Screening of Accessory Structures and Unsightly Features:  

 Refuse, dumpsters, compactors, and stock piled materials shall be located so as to be out of view from 
any abutting property and from the public right-of-way throughout the year.  At a minimum, all such 
areas shall be concealed with fencing that is at least as tall as the items to be stockpiled, and 
landscaped with plant materials. 

E. Parking Lot Medians:   

 Landscaped median areas shall include other plantings and landscape features that will increase the 
attractiveness of the site and be designed to provide a safe haven for pedestrians if needed.  Medians 
shall be incorporated into parking lot designs according to the following standards: 

1. A minimum of one 2-1/2” caliper deciduous tree shall be provided for every (20) parking spaces and 
every (60) feet of access roads. Provide trees at the perimeter of parking areas, in medians, and 
islands;  

2. Each parking island shall contain at least one (1) shade tree. Coordinate extent of islands and island 
locations with snow removal strategies; 

3. A minimum of ten (10) percent of the interior of parking lots shall be set aside for landscaping areas, 
exclusive of paved pedestrian areas; 

4. The C-1 Commercial district requires additional landscaped open green space area intermixed with 
buildings, roads and parking for lots with multiple buildings and larger buildings (see Zoning 
Ordinance). The intent is to enhance the natural setting and reduce/breakup contiguous impervious 
surfaces. These green space areas are encouraged to be designed for pedestrian walking area, but 
may also be part of the site storm drainage system and snow storage areas. At a minimum, these 
areas shall be loamed and seeded and shall have (1) each 2-1/2” to 3” caliper deciduous trees per 
2,000 square feet of this additional open green space landscape area. 
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F. Landscape Plan:

A separate Landscaping Plan shall be included which indicates the following:

1. Address the interaction of landscaping as it relates to the designs of parking lots, buildings, general
site design, topography, and snow storage;

2. Existing location of trees, shrubs, and planting beds, including method to preserve existing items;

3. Proposed locations of all planting, materials, improvements, and other features;

4. A planting schedule with the plant’s botanical and common names, the size, quantity, and
description of all plants;

5. The height and caliper of trees and shrubs at the time of planting and maturity;

6. Information on a soil management program detailing treatment of new and existing topsoil. Provide
information for raking, fertilizing, seeding, installing sod, mulching, and maintenance.

Section XVIII - Erosion/ Sedimentation and Storm-Water Control 

A. The erosion/sedimentation and storm-water drainage plans shall include as a minimum:

1. Design, drawings and specifications indicating all proposed erosion/sediment control measures,
storm-water drainage structures, and storm-water drainage systems. These shall be in accordance
with Town, NH Department of Environmental Services (DES) Stormwater Manual (latest addition)
recommendations and specifications, and other applicable State or Federal requirements; and

2. A design by a qualified firm or individual; and

3. State and federal permits submitted as part of the application; and

4. Indicate provisions to accommodate the increased run-off caused by changed soil and surface
conditions during and after development.  Sediment, litter, and other contaminants in the run-off
water shall be trapped by the use of sediment basins or other acceptable methods until the disturbed
area is stabilized; and

5. Indicate elevations, grades and/or contours at intervals of not greater than two (2) feet for the
existing and proposed drainage ways, drainage easements, drainage structures, treatment swales,
and bodies of water.

B. The stripping of vegetation, regrading or other development shall be conducted in such a way that
erosion of soil will be minimized.  Temporary seeding and/or mulching may be required to protect
exposed critical areas during development.  Whenever practical, natural vegetation shall be retained,
protected and supplemented.

C. The development of the site shall not result in increased runoff or velocity of surface runoff onto adjacent
properties or surface water bodies.

D. Attention must be given to the quality of storm-water and melt water leaving the site.  Use treatment
systems such as wet detention basins, constructed wetlands and/or grassy swales, oil/gas traps in catch
basins, and other storm-water treatment systems.

E. Reference the Warner Subdivision Regulations for Town required designs where applicable.

F. Diversions, sediment retention basins, and other such devices employed during site development, shall
be constructed and functional prior to any on-site grading or disturbance of existing surface material.
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G. All temporary and permanent systems shall be maintained and repaired promptly for the duration of the 
project. Remove temporary systems when no longer needed and permanent systems are fully 
functioning. 

H. Permanent systems shall be continuously maintained, not limited to removal of sediment, litter, 
branches, and other contaminates as necessary. Replace soil wash-outs and reseed, and repair or 
replace damaged drainage systems promptly. 

I. For Low Impact Development (LID) use non-structured NHDES Best Management Practices for on-site 
treatment/infiltration. 

 

Section XIX - Access, Parking, Loading and Pedestrian Safety Standards  

A. General 

1. There shall be adequate access to and from Town and State roads/streets and highways to ensure 
the safety of vehicles pedestrians, and bicycles.  All access shall be in conformance with the rules 
and regulations of the New Hampshire Department of Transportation and/or the town, including the 
Town of Warner Zoning Ordnance, Subdivision Regulation, Road Standards, as adopted and 
amended. 

2. The access/egress to a parking facility shall be clearly marked and signed and said marking signs 
maintained year around.  One-way entrances shall be a minimum of 13 feet wide, two-way 
entrances a minimum of 24 feet wide.  All access points on the site must be paved; however, the 
Planning Board will entertain the use of permeable pavement if sufficient information is submitted to 
document the effectiveness of such pavement, such as climatic conditions and any other conditions 
that may affect the overall performance of the pavement. 

3. Sufficient off-street parking must be provided for the anticipated use to accommodate both 
employees and customers so that no parking is forced onto public streets or nearby properties. 

4. Handicapped parking is required and shall conform to the most current State and Federal law in 
place at the time of the application.  Adequate provisions shall be made for handicapped parking 
and safe accessibility for the handicapped from the parking spaces to the proposed 
building(s)/use(s). 

5. Buildings, structures, parking lots, and landscaping shall be arranged so that access and egress by 
emergency vehicles will not be inhibited, and so as to promote safe internal circulation on the 
property. 

6. Sufficient off-street loading and/or unloading space must be provided including off-street areas for 
maneuvering of anticipated trucks or other vehicles which shall be designed to ensure the safety of 
vehicles and pedestrians on the site.  Maneuvers for parking and/or loading or unloading spaces 
must not take place on a public street. 

7. Access, parking and loading areas are to be constructed so as to minimize dust, erosion and run-off 
conditions that would have a detrimental effect on abutting or neighboring properties and public 
rights-of-way and shall be designed to ensure the safety of vehicles and pedestrians.   

8. Parking spaces shall not be used as temporary/permanent storage, nor will they be considered 
loading areas.  No activities will be permitted except for those for which the use of the spaces was 
intended. 

9. All site plans presented to the Planning Board for approval shall identify an area or areas of 
sufficient size and composition to allow for safe and convenient storage of snow volumes anticipated 



 Site Plan Review, Warner, NH     2023 

22 

to be generated by winter site maintenance, or include a note indicating that snow is to be removed 
from the site. 

10. Snow storage areas shall not be specified at locations where: accumulated volumes of snow will
produce a visual nuisance on-site or to abutters; inevitable snow melt will result in the flow of water
onto a public street. Snow shall not be stored in areas of jurisdictional wetland, wetland buffers or in
parking spaces, aisles, fire lanes, access drives nor other areas of a site where accumulated snow
volumes would prevent proper use of a site in terms of these Regulations or in the judgment of the
Planning Board.

11. Through traffic on fronting roads/streets shall not be impeded or endangered by vehicles entering or
leaving the site.

12. Include consideration of bicycle access within the site and bicycle storage area near building
entrance.

13. It is the responsibility of the applicant to maintain the parking area in a safe manner for pedestrians
and bicyclists, as well as vehicles.  This also includes replacing signs, line-striping, etc. that have
been damaged or become missing.

B. Table of Off-Street Parking Guidelines:

In addition to these guidelines, the Board will consider the use of innovative parking techniques allowing
for a reduction in the amount of parking for multi-use developments.

Accessory Attached Apartment 1 space per dwelling unit 

Agricultural Road Stand 7 spaces per customer service employee 

Auto/Truck Sales (only) 5 minimum plus 1 space per 10 vehicles 

Bank 12 spaces per 1,000 SF 

Child Care Facility 1 space per 3 children plus 1 per employee 

Elderly Housing 1 space per dwelling unit 

Emergency Services 1 space per 200 SF of gross floor area 

Funeral Home 
1 space for each 4 patron seats in the largest assembly 
area 

Gas Service Station 
1 space per employee plus 2 spaces per service bay or 1 
space 

Automotive Repair Garage per 200 SF 

Gas Station with or without Mini-
Mart 

minimum 1 space per pump plus 1 space per 200 SF 

Hair Salon, Nails, Tanning 2 spaces per chair/table 

Hospital, Nursing/ Convalescent 
Home 

1 per 3 beds plus 1 per 3 employees on dayshift 

Hotel, Motel, Lodging House or B 
and B 

1.1 spaces per rental unit; and 1 space per 5 seats in 
ancillary restaurant; and 1 space per 100 SF floor area for 
function room and other such uses. 

Industrial (light volume) 1 space per employee plus 1 space per 200 SF 
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Industrial (heavy volume)   1 space per 2 employees plus 1 space per 2,000 SF 

Lounge 1 space per 2 seats 

Medical and Dental Offices, 
Medical Office Buildings, Clinics 

3 spaces per Doctor plus 1 space per employee 

Multi-Family Housing   not less than 2.5 spaces per dwelling unit 

Office (high volume) – Including 
but not limited to health aid 
services attorneys, insurance, real 
estate 

1 space per 100 SF 

Office (low volume) – Including but 
not limited to construction, 
remodelers 

1 space per 200 SF 

Place of Assembly: Churches, 
Theaters, Etc. 

1 space per 3 seats; and 1 space per 55 inches of 
permanent bleacher or bench seating space; and 1 space 
per 150 SF of area without permanent seating that is 
devoted to regular public assembly; and 1space per 
employee 

Private Club or Lodge 1 space per 4 members 

Residential Single Family and 
Two-Family Dwellings 

2 spaces per dwelling unit 

Restaurants: carry out or drive 
through (no beverages or food  
consumed on premises) 

1 space per 50 SF of gross floor area 

Restaurants: sit-down, eat in 1 space per 3 seats plus 1 per employee 

Restaurants: Sit-down and carry 
out and/or drive through 

Parking shall be the combination of the standards for sit 
down and carry-out restaurants, above. 

Retail (high volume) including but 
not limited to drug, food, specialty 
bakery & ice cream stores 

1 space per 150 SF 

Retail (medium volume) including   
but not limited to clothing, shoes, 
general merchandise, lawn and 
garden supplies, service 
industries, 
video store, etc. 

1 space per 250 SF 

Retail (low volume) including but   
not limited to construction,  
remodeling services and materials 

1 space per 400 SF 

   

C. Special Consideration Guidelines: 

1. Sidewalks, a minimum of five (5) feet wide, shall be provided for pedestrian traffic to provide 
connection between the main entrances to businesses, housing, or industrial establishments and 
parking areas.  In the event that pedestrian shoppers or employees are reasonably anticipated, 
provisions shall be made for sidewalks running from the street line to the establishments.  Such 
sidewalks, when adjacent to or within five (5) feet of driveways or roadways, shall be at least six (6) 
inches above grade and protected by curbing. Comply with applicable ADA requirements. 
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2. Sight distance is crucial to ensure safe ingress and egress from a site.  For all access points, 
adequate sight distance standards in accordance with acceptable engineering practices and State or 
Federal standards (whichever is stricter) shall apply.  

3. Driveway approaches, widths, and throat lengths must be adequately designed to accommodate 
the volume of traffic entering and exiting the site.  This design must also take into consideration the 
safety of pedestrians, bicyclists, and other motorists.  

4. Driveways shall be aligned with those curb cuts directly across the street from the site unless a 
safer and more effective configuration is presented that will facilitate better traffic circulation in the 
area. 

5. Off-Site Improvements - Where traffic from a proposed development will adversely impact an 
adjacent street or intersection, provision shall be made for the mitigation of said impacts.  Such 
improvements may include, but are not limited to:  medians, traffic signage, drainage improvements, 
sidewalks or other pedestrian infrastructure or modifications to existing infrastructure, traffic signals, 
and curbing. 

 

Section XX - Parking Lot, Driveways, and Shared Access Performance 
Standards 

A. Parking and driveway configuration plans shall include the following submittal requirements: 

1. Location of access points on both sides of road including distances to neighboring constructed 
access points, median openings, traffic signals, intersections, and other transportation features on 
both sides of the property; and 

2. Number and direction of driveway lane(s) to be constructed, with striping and signage plans; and 

3. All planned transportation features (emergency/fire lanes, frontage roads, common access drives, 
signals, etc.); and 

4. Trip generation data and traffic studies; and 

5. Parking and internal circulation plans; and 

6. Coordinate layout of parking islands and medians with the Landscape design; and 

7. Coordinate the location of proper drainage and storm-water control facilities. Include catch basins, 
retention ponds, vegetated swales, drywells, grid separators, or other appropriate systems; and 

8. For drive-through businesses, vehicle stacking spaces for drive-up window(s) service shall be 
located on the same lot as the principal use, and shall not interfere with ingress to the lot from a 
public street, other required parking spaces, or access aisles to said parking spaces.  

B. Design   

1. Surface Materials:   

a. All parking, driveways, loading and entrances are required to be paved. Pavement shall consist 
of an asphalt binder and wear course. In loading areas, additional pavement thickness or 
concrete may be required due to weight of delivery vehicles. See Subdivision Regulations for 
recommended design standards. At seasonal agricultural use locations, paving is optional. 

b. Applicants are encouraged to use alternative impervious surface materials other than asphalt 
and concrete at areas such as sidewalks and customer drop-offs.  Encouraged materials include 
brick pavers, concrete pavers, stamped concrete, cobblestone, and other similar materials. 
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c. The Planning Board will entertain the use of permeable pavement if sufficient information is 
submitted to document the effectiveness of using such pavement in light of climatic conditions 
and any other conditions that may affect the overall performance of the paving.   

d. Where a road is expected to be become a Town road, construction shall as a minimum meet the 
requirements in the Warner Subdivision Regulations. 

C. Connectivity with adjacent parcels / parking areas 

The Planning Board may require the use of cross access drives, and other access management 
techniques to reduce the number of access points on to public roadways.  A system of joint use 
driveways shall be established wherever feasible, along all state roads, and roads with minor collector 
classification or higher.  The location, width, and pavement treatment of all driveways and access points 
within 200 feet of the site shall be shown on the site plan.  The applicant is encouraged to discuss with 
the Planning Board their plans to minimize access points and provide for joint use driveways and cross 
easements prior to submitting a formal site plan application.   

Where cross access arrangements are proposed or requested by the Planning Board, the site plan 
design shall incorporate the following: 

1. A least one (1) cross-easement or right-of-way to each abutting parcel, whether developed or not.  
Said easement or right-of-way shall be recorded with the deed of each parcel allowing for shared or 
cross access to and from other properties by the joint use driveways and/or access drives; 

2. Connecting drives shall be constructed with a design speed of 15 mph and sufficient cart way width 
of at least 22 feet to accommodate two-way travel; 

3. The applicant will record an agreement with the deed that remaining access rights along the 
roadway providing frontage to the development will be dedicated to the Town and pre-existing 
driveways will be closed and eliminated after the construction of the joint-use driveway; and 

4. All agreements will be recorded with the deed, including but not limited to maintenance agreements 
and shall be review and approved by the Town Attorney.  Cost of legal review of all documentation 
will be borne by the Applicant.  All costs shall be paid by the applicant prior to the signing of the final 
plat. 

D. Driveway Spacing / Location 

The following shall serve as the acceptable standard for determining the location and spacing of 
driveway/access points in a development, or as these standards are amended they shall hereby be 
incorporated by reference.   

Driveway Spacing 

Roadway Classification Minimum Spacing (feet) Desired Spacing (feet) 

Arterial  300 500 

Collector  100 300 

Local 100 300 

• Arterial – is a road whose primary function is to mobility, moving people and 
goods over long distances quickly & efficiently (such as Route #103, #127, 
#114).  

• Collector – is a road connection arterial roads to local locals, whose function is 
divided between providing mobility and access.  

• Local Road – is a road whose primary function is to provide access to adjacent 
development.  

• Refer to NHDES Innovative Land Use Planning Techniques October 2008 
chapter 3.3 for illustrations. 

• Coordinate with Warner Subdivision Regulation requirements when applicable. 
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Section XXI - Exterior Lighting Standards   

A. The purpose of the exterior lighting standards is: 

1. To balance the goals of the Master Plan to maintain a small village, rural atmosphere, with the need 
to provide for public safety and at the same time enhance the appeal of buildings and landscaping 
while avoiding excessive lighting. 

2. To regulate the type of light fixtures, lamps and standards, and to assure that exterior lights shall be 
shielded so that they do not cast direct light beyond the property line. 

3. To protect residential zones from the ill effects associated with non-residential and multi-family 
exterior lighting; 

B. Lighting Definitions 

1. "Uniformity ratio" shall mean the average illumination to minimum illumination, presented as a ratio 
example 4:1. 

2. "Lux" shall mean a unit of illumination equal to the direct illumination on a surface that is 
everywhere one meter from a uniform point source of one candle intensity or equal to one lumen per 
square meter.  

3. "Lumen" shall mean a unit of luminous lux equal to the light emitted in a unit solid angle by a 
uniform point source of one-candle intensity.  

4. "Foot-candle" shall mean a unit of illumination on a surface that is everywhere one foot from a 
uniform point source of light of one candle and equal to one lumen per square foot.  

C. Applicability and Exceptions 

1. The Planning Board shall review and approve the lighting design as part of the site plan process. 

2. These regulations do not apply to individual dwelling unit lots, with the exception of common areas, 
which shall be reviewed by the Planning Board during the site plan or subdivision process.  
Examples of common areas include, but are not limited to pathways, clubhouses, shared driveways, 
and parking lots and play areas. 

3. These regulations do not apply to lighting necessary for emergency equipment and work conducted 
in the interests of law enforcement or for the safety, health, or welfare of the community. 

4. Flags of the United States, the State of New Hampshire and other patriotic flags may be illuminated 
from below provided such lighting is focused primarily on the individual flag or flags so as to limit 
light trespass and spill into the dark night sky. 

5. Holiday lighting shall be considered temporary and as such be regulated by the Board of Selectmen. 

D. Lighting Requirements 

The following performance standards shall apply to exterior lighting designs: 

1. Design: 

a. Exterior lighting shall be designed to coordinate with the building architecture and landscaping, 
and should contribute to the character of the property, neighborhood, and street.   

b. The style of lighting fixtures used shall be uniform for the entire site. 

c. A qualified lighting engineer acceptable to the applicant shall review exterior lighting designs.  
The developer shall pay said engineer and the cost of any inspection(s) and test(s) deemed 
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necessary by the Board or the engineer.  A letter certifying to the developer's concurrence to the 
employment of said engineer shall be filed with the Board as part of the site plan review. 

d. Building facades may be illuminated with soft lighting of low intensity that does not draw
inordinate attention to the building. The light source for the building façade illumination shall be
concealed.  Light designed to illuminate the sides of buildings is discouraged.  Building
entrances may be illuminated using recessed lighting in overhangs, canopies, and soffits, or by
the use of spotlighting focused on the building entrances with the light source concealed (e.g. in
landscaped areas).  Direct lighting of limited exterior building areas is permitted when necessary
for security purposes.

e. All light fixtures mounted in canopies must be recessed or flush with the bottom surface on the
canopy.  Canopy lighting shall not shine or glare directly on abutting properties. Light levels
under canopies shall have a maximum illumination of twenty foot-candles and shall be subject to
a four (4) to one (1) uniformity ratio.

f. Parking lot lighting shall provide a minimum of two (2) foot-candles of light at ground level.
Parking lot entrances and intersections shall provide a minimum of five (5) foot-candles of light at
ground level. Parking lot and security lighting shall not exceed a maximum of fifteen (15) feet in
height, including lamp, pole, and base.

g. All parking lighting shall be subject to a four to one (4:1) uniformity ratio.

h. Any sign lighting shall be external illumination per the Zoning Ordinance.

i. Outdoor lighting is restricted to that which is necessary for advertising, safety and security of the
development.

j. Public spaces and sidewalks shall provide a minimum average of one (1) foot-candle of light at
ground level.

k. Where practical, exterior lighting installations shall include timers, dimmers, motion sensors, or
photocell controllers that turn the lights off during daylight hours or hours when lighting is not
needed eliminate unneeded lighting.

l. Exterior lighting installations shall be designed to avoid harsh contrasts in lighting levels.

2. Control of Glare:

a. Lighting fixtures shall be positioned to prevent undesirable incidental illumination of abutting
properties, the street, and the nighttime sky.  Glare, directions, and light level should be
considered in design of illumination plans.

b. Security, parking lot, and sign lighting shall be shielded or otherwise designed to ensure the light
is directed downward.

c. To prevent light pollution and impacts on abutting properties, the total cutoff of light should occur
within the property lines of the lot to be developed.

d. The maximum illumination at the edge of the property line adjacent to a residential use or
residential zoning district shall be two tenths (0.2) foot-candle.

e. The maximum illumination at the edge of the property line adjacent to nonresidential zoning
districts or uses shall be two tenths (0.2) foot-candles.  Exceptions may be considered where lots
are interconnected.

3. Temporary Lighting: Temporary construction lighting shall be installed so that all direct illumination is
kept within the boundaries of the construction site.
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4. Maintenance: 

a. Fixtures and lighting systems used for safety and security shall be in good working order, and 
shall be maintained in a manner that serves the original design intent of the system. 

b. Vegetation and landscaping shall be maintained so that they do not obstruct security lighting. 

E. Exterior Lighting Plan Requirements - Whenever outside lighting is proposed it shall be accompanied 
by a lighting plan that shall show: 

1. The location and type of any outdoor lighting luminaries, including the height of the luminaries, and 
base design; 

2. The luminaries’ manufacturer's specification data, including lumen output and photometric data 
showing cutoff angles; 

3. The type of lamp such as:  metal halide, high pressure sodium, LED, compact fluorescent, etc; and 

4. A photometric plan showing the intensity of illumination at ground level, expressed in foot candles, 
and documenting that the cut-off point for each fixture shall not spill on to any street or abutting lot 
using the proposed luminaries. 

 
 

Section XXII - Exterior Building Façade Performance Standards 

The following performance standards shall apply to the construction of all new nonresidential, mixed use, or 
multifamily structures. Existing developments shall use these standards where appropriate for renovations 
and expansions. 

A. Overview: 

1. The goal is to provide an appearance consistent with the location and proposed use. 

DESIGN OF EXTERNAL LIGHTING FIXTURES 
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2. Appropriate exterior building materials, colors, and design shall be chosen which provide visual
interest, reduce massive aesthetic effects, and harmonize with the appropriate and orderly
development of the surrounding area while also meeting the provisions of the Zoning Ordinance,
and goals and recommendations of the Master Plan.

3. The presence of any existing development in a surrounding area that does not conform to these
standards for aesthetic character shall not exempt the applicant from complying with the standards.

4. In the B-1 Business District, building design and cladding shall be sensitive to and in keeping with
the character of the community with the use of traditional wood clapboard, brick, and similar trim.

B. Submittal Requirements:

1. Provide colored building elevation plans depicting all sides shall be submitted with application.
Colored perspective and more detailed drawings are encouraged where they may be helpful in
illustrating the design.

2. Provide color/sample for finishes planned to be used on the building exterior.

C. Building Orientation and Layout

1. The proposed building shall respect the orientation and location of surrounding buildings, pedestrian
paths, sidewalks, streets, and any anticipated future development in the area.

2. All entrances shall be clearly identifiable and directly accessible from a sidewalk.

D. Surface Materials / Building Cladding

1. Building exterior surfaces visible from a public right-of-way or abutting residential property shall be
constructed of face brick, stone, stucco, architectural precast concrete, decorative masonry block,
glass, clapboards, shingles, shakes, vinyl siding, or a combination thereof.  Metal siding may be
used only in the C-1 Commercial and INT Intervale Overlay districts.

2. Asphalt, slate shingle, shakes, and metal may be used for roofing on pitched roofs.

3. Exterior Colors:

a. Paint colors shall relate to natural material colors found on buildings such as brick, stucco, stone,
and wood, and to traditional colors.

b. Colors and materials shall be selected to minimize visual aggressiveness. Subtle tones or earth
tones with semi-gloss or less sheen are encouraged.

c. Provide complementary colors on architectural details, such as cupolas, roofs, awnings, and
other similar items.

d. Changing the color of the building in the future requires the submittal of the “Application for
Determination of Site Plan Review” to the Land Use Office.

E. Building Details for Visual Interest

1. Incorporate the use of visually interesting buildings with features compatible with Warner’s
character. Provide sufficient variety in exterior design so as to avoid monotony in appearance.
Standards include:

a. Prominent three-dimensional details to create shadow lines such as wall line offsets, thick trim,
sills, projected eaves and rakes, cornices, decorative column, and openings.

b. Multiple types and textures of materials.

c. Varied roof heights and roof forms shall be incorporated into all new buildings or additions to
existing structures.
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d. Provide a pitched roof(s) with a minimum 6/12 roof pitch with the gable ends oriented to the 
street whenever possible. 

e. A pitched roof shall be provided for all buildings of 5,000 SF or less. The roof shall have a 
minimum 6/12 roof pitch. 

2. Additional requirements for larger buildings - over fifty (50) lineal feet wall length: 

a. The maximum uninterrupted façade length shall not exceed fifty (50) feet or thirty-five (35) 
percent of the total façade. The façade shall incorporate wall plane projections or recesses a 
minimum width of thirty (30) percent of the wall’s total length. Each projection or recess shall be 
a minimum depth of three (3) percent of the wall’s total length. 

b. Provide multiple roof lines, wall alignments, and sight lines to help minimize the perception of 
mass and bulk. Strategically located trees, grade changes, and other landscape features are 
encouraged to help facilitate these requirements. 

c. For large buildings where pitching the entire roof is not practical, the use of mansard roofs shall 
be used to imitate pitched roofs to vary the horizontal lines or create the appearance of multiple 
attached buildings. 

3. Entryways shall be a distinct feature of any building.  The building(s) shall provide for clearly defined, 
highly visible entries. 

4. Weather protection overhangs are encouraged that extend beyond the main roofline, and create a 
covered walking environment. The overhang may be a permanent extension of the roofline, an 
awning, or other element that serves to protect pedestrians. 

5. All mechanical equipment shall be screened from view with either building walls or roof forms.  
Screening materials shall be the same material as used for building cladding or a different 
aesthetically complementary material.  

(continued on next page) 
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6. Some illustrations of Façade and Roof; however, applicants shall conform to all requirements.
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Section XXIII - Support Services 

A. Water Supply and Sewage Disposal Systems: 

1. Water supply and sewage disposal systems must be sized to adequately meet the needs of the 
proposed use under the regulations of the New Hampshire Department of Environmental Services, 
Division of Water Supply and Pollution Control and/or the Town Subdivision Regulations.   

2. In areas not currently served by public water and sewer, it shall be the responsibility of the applicant 
to provide adequate information to prove that the area of the lot is adequate to permit the installation 
and operation of water and sewage systems.   

3. The applicant shall be required to provide the necessary percolation tests and submit such tests 
together with the proposed plan to the New Hampshire Department of Environmental Services, 
Division of Water Supply and Pollution Control for its consideration and approval.  Such approval 
must be obtained before site plan approval can be finalized.  

4. Follow regulations as set forth in the Warner Subdivision Regulation for shared facilities. 

5. For locations served by the Warner Village Water District water and sewer system, design and 
construct as directed by the Warner Village Water District.  

6. Adequate provisions must be made for fire safety, prevention, and control.  

B. Utilities:  All nonresidential structures and sites shall be serviced by underground utilities 

1. Electrical. 

2. CATV, internet, phone, Fire Alarm. 

3. Water and sewage. 

4. Underground storage tanks – indicate location and type 

5. Propane tanks – may be above ground at the discretion of the Board if screening is provided. 

6. Others not listed. 

C. Renewable Energy: 

1. Solar panels require certain available sun exposure to function efficiently. The following is a 
preferred guide line for installation location; however each lot and building will have its own 
characteristics so the Board shall allow flexibility with a goal of minimizing visual impact from 
adjacent streets and abutters: 

a. Attempt to keep solar panels from the front yard or on the face of a building or structure facing 
a street unless integrated with the ordinary construction of the building or structure.  

b. Attempt to use flush-mount or integrate solar panels on sloped roofs and building wall surfaces. 
Where not feasible and for other roof design situations, keep any top of panels to within five (5) 
feet above the building high point. 

c. For ground-mounted solar panels, where possible locate panels in a side or rear yard with the 
top height less than 8 feet above the adjacent ground. Provide screening from adjacent 
properties with fencing, or a combination of evergreen and deciduous plantings. The integrating 
of sloping panels with topography is encouraged. 

2. Small Wind Energy Systems defined as 100KW and under shall comply with State RSA 674:62 
through 674:66. 
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D. Refuse Storage Area:  All exterior solid waste disposal or recycling facilities shall be screened on each 
side. Screening shall be one of the following: 

1. Stockade fence with gate with landscaping, or 

2. Enclosure using the same or complementary materials as used on the main building, or  

3. Other method acceptable to the Board. 

E. Outside Display or Storage: Any outside areas used for the display or storage of merchandise or 
materials used in the business shall not conflict with sidewalks, parking, drainage, landscaping, open 
space requirements, sight distance, and intersections. Indicate the area, location, and type of use on the 
plan. Depending on the location or type of use, the Planning Board may require an enclosure, fencing or 
screening from all or particular perspectives. 

Section XXIV - Signage Design Standards 

All signs shall be designed to fit the architectural characteristics of the building and take into account: letter 
size and style of text, sign support methods, sign area configuration, sign shape and proportion, and 
construction materials (text and background surfaces). 

A. General:  

1. All signage shall be in compliance with the provisions of the Warner Zoning Ordinance.  

2. Wall signs above the eave line are discouraged. 

3. No internally illuminated signs shall be permitted.  

4. Signs shall not be directly painted on a building. 

5. The letter area as it relates to the overall sign background area shall be proportional, and the letters 
shall not occupy more than seventy-five percent (75%) of the sign panel area. 

B. Freestanding Signs  

1. Freestanding signs should be either monument or directory type signs. 

2. Freestanding signs shall be placed perpendicular to approaching vehicular traffic. 

3. Freestanding signs may include only the following information:  the identification of the business or 
center as a whole, the major tenant(s) and the street address range included within the center.  

4. The use of carved or painted wood, stone, or other masonry products is encouraged.   

5. A Signage Landscape Strip shall be constructed to re-establish ground cover where disturbed by 
sign installation and to screen the foundation of monument or pedestal signs without blocking the 
view of signage information. 

6. Suggested General Forms for Freestanding Signs: 

Sign

Sign

Sign

Directory Type Monument Type Pole Mounted  
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C. Wall and Eave-Line Signs

1. Wall and eave-line signs shall be designed to be compatible with the predominant visual elements of
the building and emphasize architectural elements of the building’s facade.

2. Signs shall establish a visual continuity with adjacent building facades.

3. Signs shall be oriented to emphasize visibility to pedestrians walking and motorists traveling along
the street, with emphasis on not making the sign too large to distract from the other visual aspects of
the building or surrounding area.

4. Preferred Location for Wall and Eave Line Signs:

Section XXV - Flood Hazard Areas 

Site plans for both non-residential development and multi-family units will be reviewed to determine whether 
such proposals will meet the Floodplain Development Ordinance.  If such a proposal is determined to be in 
a flood prone area, such proposals will be reviewed to assure that:  

A. All such proposals are consistent with the need to minimize flood damage within the flood prone area;

B. All new construction or substantial improvements of non-residential and multi-family structures with the
lowest floor (including basement) elevated to or above the 100 year flood level; or together with
attendant utility and sanitary facilities, shall:

1. be flood-proofed so that below the 100 year flood elevation the structure is watertight with walls
substantially impermeable to the passage of water;

2. have structural components capable of resisting hydrostatic and hydrodynamic loads and the effects
of buoyancy; and

3. be certified by a registered professional engineer or architect that the design and methods of
construction are in accordance with accepted standards of practice for meeting the provisions of this
section;

C. All public utilities and facilities, such as sewer, gas, electrical, and water systems are located and
constructed to minimize or eliminate flood damage;

D. Septic systems, if required, shall be designed to minimize or eliminate infiltration of floodwaters into the
systems and discharges from the systems into flood waters; and

E. Such plan complies with the Town of Warner Floodplain Development Ordinance.

S  i  g  n S  i  g  n S  i  g  n 

Eave line 

S  i  g  n 

Eave line

Sign
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Section XXVI - Wireless Telecommunication Facilities 

A. Telecommunication Facility Site Requirements

In reviewing and approving the site plan, the Planning Board may impose conditions to the extent the
Board concludes such conditions are necessary to minimize any adverse impact of the proposed tower
or antenna on adjoining properties and preserve the intent of the ordinance.  The following factors are to
be considered when reviewing the application:

1. Height of proposed tower or other structure;

2. Proximity of tower to residential development or zones and schools;

3. Nature of use on adjacent and nearby properties;

4. Impact on identified historic resources;

5. Surrounding tree cover and foliage;

6. Identification of flight corridors, public and private;

7. Design of the tower with particular reference to design characteristics that have the effect of
reducing or eliminating visual obtrusiveness;

8. Proposed ingress and egress to the site;

9. Availability of suitable existing towers and other structures as discussed in Section 1003.02 of the
Wireless Telecommunications Facilities Ordinance;

10. Visual impacts on view shed, ridge lines, open fields and other impacts by means of tower location,
tree and foliage clearing and placement of incidental structures; and

11. Feasibility of alternative tower structures and alternative filing locations.

B. Submission Requirements for Telecommunication Facilities

Each applicant requesting Site Plan review and approval for telecommunication facility shall submit an
application and site plan in accordance with the requirements of the Wireless Telecommunications
Facilities Ordinance and Site Plan Review Regulations.  In addition, the applicant shall submit the
following prior to any approval by the Board:

1. Additional site plan information: a scaled elevation view, topography, radio frequency coverage,
tower height requirements, setbacks, access drives, parking, fencing, landscaping and adjacent
uses (up to 200 feet away).

2. Written proof that the proposed use/facility complies with Federal Communications Commission
regulation on radio frequency (RF) exposure guidelines.

3. Written proof that an evaluation has taken place as well as the results of such evaluation satisfying
the requirements of the National Environmental Policy Act (NEPA) further referenced in applicable
Federal Communications Commission (FCC) rules.

4. An inventory of existing towers that are within the jurisdiction of the Town and those within seven (7)
miles of the border of the Town including specific information about the location height and design of
each tower as well as economic and technological feasibility for co-location on the inventoried
towers.

5. Written evidence demonstrating that no existing structure can accommodate the applicants'
proposed antenna if the applicant is proposing to build a new tower.  This evidence can consist of an
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analysis of the location, height, strength, potential interference, signal coverage and co-location 
costs that would make co-location impractical. 

6. A written agreement with the Town specifying that the applicant agrees to provide for maximum
shared use of the facility with other telecommunication providers and with governmental agencies at
industry standard lease rates.  The applicant shall also provide notice to all commercial carriers in
the region that a new facility is to be erected and that an opportunity for co-location exists.

7. A view shed analysis to include at minimum a test balloon moored at the site for the purpose of
indicating the visibility of the proposed structure from all abutting streets and other key locations
within Town boundaries. The Planning Board shall be contacted at least 15 days prior to a balloon
test so the public can be notified.

8. Engineering information detailing the size and coverage required for the facility location.  The
Planning Board may have this information reviewed by a consultant for verification of any claims
made by the applicant regarding technological limitations and feasibility for alternative locations.
Cost for this review shall be borne by the applicant in accordance with RSA 676:4(g).

C. Construction Performance Requirements

The guidelines in this section shall govern the location of all towers and the installation of all antennas.
The Planning Board may waive these requirements in accordance "Waivers of Site Plan Review
Regulations" only if it determines that the goals of the Wireless Telecommunications Facilities
Ordinance are served.  These requirements shall supersede any and all other applicable standards
found elsewhere in Town regulations that are less strict.

D. Aesthetics and Lighting

1. Towers and dish antennas shall maintain a neutral non-reflective color so as to reduce visual
obtrusiveness, such as medium or shadow gray.

2. The design of the buildings and related structures at a tower site and antennas and supporting
equipment on structures other than a tower shall use materials, colors, textures, screening and
landscaping that will blend the tower facilities with the natural setting and build environment.

3. Towers shall not be artificially lighted; the Town or other applicable authority may require a
navigational beacon.

4. Towers shall not contain permanent or temporary signs, writing, symbols or any graphic
representation of any kind other than safety related signs.

E. Security Fencing

Towers shall be enclosed by decay-resistant security facing not less shall eight (8) feet in height and
where appropriate also be equipped with an appropriate anti-climbing device or other similar device to
prevent tower access.

F. Landscaping

1. Towers may be required to be landscaped with a buffer of plant materials that effectively screens the
view of the tower compound from adjacent residential property.  The standard buffer shall consist of
a landscaped strip of at least ten (10) feet wide outside the perimeter of the compound.

2. Natural vegetation is preferred, and existing mature tree growth and natural landforms on the site
shall be preserved to the maximum extent possible.

3. In locations where visual impact of the tower would be minimal or where natural growth provides a
sufficient buffer the landscaping requirement may be reduced or waived entirely.
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Section XXVII - Joint Hearings 

Pursuant to RSA 676:2, and in accordance with adopted Rules of Procedure, the Planning Board may hold 
a hearing on Site Plan Review in conjunction with a subdivision hearing if both are required for a proposal. 
A hearing for Site Plan Review by the Planning Board may be held at the same time and place that the 
Zoning Board of Adjustment holds a hearing for a special exception or variance for the project. 

Section XXVIII - Amendments 

Amendments to these Site Plan Review Regulations shall be made in the same manner as these 
regulations were adopted and in accordance with the procedure outlined in RSA 675:6, as may be amended 
from time to time. 

Section XXIX - Separability 

If any provision herein shall be held to be invalid for any reason by a court, such holding shall not invalidate 
in any manner, any other provision contained herein. 



APPENDIX  A - Application Checklist - for SITE PLAN REVIEW Planning Board, Warner, NH

Applicant Name:________________________________________Date:_____________________ 

1 

This checklist refers only to the required submittals necessary to begin Planning Board review of a project. 

Instructions: 

1. Review Warner’s Zoning Ordinance and Site Plan Review Regulations prior to completing.
2. Place a checkmark adjacent to all items included with the application & plan.
3. In cases where all items on the line are not applicable to the project, indicate N/A.
4. Where some items are applicable, write “some” and circle & strike a line through items N/A.
5. Indicate ‘Waiver” and provide formal request if requesting a Waiver.

ITEMS SUBMITTED WITH APPLICATION 

_____a. Completed Site Plan Review application; 

_____b. Completed Site Plan Review checklist;  

_____c. Plot plan (see requirements in #A2 below); 

_____d. Provide a separate list including names, addresses of the abutters, applicant’s agent; holders of 
conservation, preservation restrictions, agriculture preservation restrictions; and every engineer, 
architect, land surveyor, or soil scientist whose professional seal appears or will appear on the 
documents; and information required for submission to assist in notification; (see RSA 676:4.I.b) 

_____e. Fees as set by the Planning Board; 

_____f. Copy of deed, easements or right-of-way; 

_____g. A colored elevation view or photograph of all buildings indicating height, width and surface 
treatment; 

_____h. Information on specific materials anticipated to be used and stored on site using title 49 Code 
Federal Regulations as a standard for hazardous materials; 

_____i. Special site preparation such as excavation and blasting, as well as extent of hauling materials 
to and from the site; 

_____j. Any other exhibits or data that the Planning Board may require in order to adequately evaluate 
the propose development for Site Review including but not limited to any state, federal or local 
requirements and permits (driveways, drainage, flood plan, DES, traffic studies, etc), special 
studies or analysis environmental assessments and legal review of documents. 

PLOT PLAN REQUIREMENTS 
_____a. Provide six (6) prints of each plan sheet (blue or black ink) 22”x34” and eleven (11) copies 

11”x17”.   Provide one 22”x34” colored-in site plan which highlights regions (landscaped, roads, 
buildings, drainage, utility systems, etc) to assist in illustrating the project scope. 

_____b. Scale: not less than 1” = 100’; 

_____c. Match lines when needed; 

_____d. Date, title, scale, north arrow, location map, legend; 

_____e. Name and address of developer, designer/engineer if required, and owner(s) of record; 

_____f. All existing and proposed easements and right-of-ways; 

_____g. List any approved Variances and Special Exceptions; 

_____h. Indicate Zoning Ordinance items: proposed type of use, minimum lot size minimum frontage, 
buildable area, impervious area, and other pertinent items. If applicable indicate building 
separation, shared driveway, cross lot traffic provisions; 

_____i. The zoning districts and boundaries for the site and within 1,000 feet of the site; 

_____j. Current names and addresses of all abutters, use of abutting properties, and location of the 
structures thereon including access roads, keyed on the plan; 
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_____k. Drawing of site showing boundaries, existing natural features including watercourses and water 
bodies, wetlands, trees and other vegetation, topographical features, any other features 
including existing structure that should be considered in the site design process; 

_____l. Any existing hazardous and contaminated materials; 

_____m. One hundred year flood elevation line, where applicable; 

_____n. Existing and propose contours and finished grade elevations - all contours shall be a minimum of 
2-foot intervals;

_____o. Surveyed property lines showing their angles, distances, radius, lengths of arcs, control angles, 
along property lines and monument locations; 

_____p. Right-of-way lines of all existing adjoining streets; 

_____q. Plan of all buildings with their type, size, location (setbacks) and elevation of first floor indicated 
(assume a permanent onsite elevation); 

_____r. If a subdivision, the lines and names of all proposed streets, lanes, ways or easements intended 
to be dedicated for public use shall be indicated and all Subdivision Regulations shall apply; 

_____s. Location of off-street parking and loading spaces with a layout of the parking indicated. 

_____t. Snow storage locations; 

_____u. Driveway, road, parking, pavement marking and exterior storage areas including construction 
details; 

_____v. If a road is planned with the anticipation of its acceptance by the Town as a Town road, the 
construction design and details shall be shown per the requirements in the Warner Subdivision 
Regulations; 

_____w. Traffic control signs, locations and details; traffic circulation plan; 

_____x. The location, width, curbing and type of access ways and egress ways (driveways) plus streets 
and sidewalks within and around site; 

_____y. The type and location of solid waste disposal facilities, including enclosures  and screening; 

_____z. The size and proposed location of water supply and sewage facilities. Indicate the distances 
from the proposed facilities to all existing water and sewage facilities (on site and abutters) within 
200 feet (or greater if required by DES) of each of these proposed facilities; 

_____aa. The location, elevation and layout of catch basins and other surface and underground 
drainage features, storm-water drainage system, applicable permits; 

_____bb. Erosion and sedimentation control plan; 

_____cc. The size and location of all public utility service connections - gas, power, telephone, fire 
alarm (overhead or underground); 

_____dd. The location, type and lumens of lighting for al outdoor facilities, including direction and area 
of illumination; 

_____ee. The location, size and design of proposed signs and other advertising or instructional devices 
(sign permit is through the Selectmen’s office); 

_____ff. The type, extent and location of existing and proposed landscaping and open space areas 
indicating what existing landscaping and open space areas will be retained, as described 
within these regulations; 

_____gg. Any other information or data that the Planning Board may require in order to adequately 
evaluate the proposed development for Site Review; 

To the best of my knowledge, the information provided herein is accurate and is in accordance with the 
Town of Warner Zoning Ordinance and other land use regulations of the Town including but not limited to 
the Site Plan Regulations, and other applicable state and federal regulations which may apply. 

Printed Signature Name: ____________________________________ 

Authorized Signature: _______________________________________    Date: ____________________ 
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Hi Janice,  

Attorney Courtney and I reviewed your questions. 

Question # 1: So, does our definition of frontage mean you can have an existing lot of record with 
frontage on a Class VI highway, but, pursuant to RSA 674:41 you cannot build a structure on that lot? 

Answer: No, RSA 674:41 does not prohibit the building of a lot on a class VI road. RSA 674:41 states in 
relevant part:  

RSA 674:41 
I. From and after the time when a planning board shall expressly have been granted the

authority to approve or disapprove plats by a municipality, as described in RSA 674:35, no
building shall be erected on any lot within any part of the municipality nor shall a building
permit be issued for the erection of a building unless the street giving access to the lot upon
which such building is proposed to be placed:

(c) Is a class VI highway, provided that:

(1) The local governing body after review and comment by the planning board has voted to authorize
the issuance of building permits for the erection of buildings on said class VI highway or a portion
thereof; and
(2) The municipality neither assumes responsibility for maintenance of said class VI highway nor liability
for any damages resulting from the use thereof; and
(3) Prior to the issuance of a building permit, the applicant shall produce evidence that notice of the
limits of municipal responsibility and liability has been recorded in the county registry of deeds;

So if you have an existing lot of record, on a class VI road, and subsection 1-3 is met, a pre-existing lot 
with the required frontage  on class VI road can be issued a building permit. (See also Town definition of 
“Frontage”).  

Question # 2: When subdivided and two new lots will be created. Do those lots have to come into 
conformity with existing ordinances? Which means they must have the required frontage on a Class V 
road to be considered buildable lots? 

Answer: Yes, when subdivided, the two new lots must be conforming lots. That would mean, pursuant 
to town ordinances, within the OC1 district, both lots would need a minimum of 300 feet of frontage, 
and a minimum buildable area of at least 5 acres.  

Pursuant to the ordinance, "Frontage" is defined to mean: “the continuous length of a lot bordering on a 
Class I, II, III, or V highway (as defined in RSA 229:5) or an approved subdivision road, or in the case of an 
existing lot of record, a Class VI highway, provided the provisions of RSA 674:41 are met.” 

Because the new subdivided lots will not be an “existing lot of record,” class VI frontage would not be 
allowed under the ordinance. Additionally, the frontage ordinance says, “continuous length.”  I do not 
interpret that to allow for the “combining” of two separate roads to equal the 300 feet of required 
frontage, as that would not be continuous, unless the roads were connected, and the frontage ran 
continuous through both roads.  
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Therefore, in a strict interpretation of the ordinances, the applicant cannot satisfy the road frontage 
requirement for both lots. Any questions please let us know. Thanks,  

-Tim
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Town of Warner

Board of Selectmen’s Policy for Class VI Roads

Purpose: 

This policy establishes the intent of the Board of Selectmen (BOS), being the governing body of the Town 

of Warner, to comply with the NH Statutes that apply to Class VI Roads.  The policy strives to clarify the 

Board’s position on specific uses of Class VI roads and the means by which residents can obtain 

permission to use Class VI roads in the Town of Warner where required and appropriate.

Construction on properties abutting or having ROW access to a Class VI Road:

Pursuant to RSA 674:41, I (c), no structure shall be constructed or placed on a Class VI road without 

being brought up to Class V standards.  The road must be approved by the Public Works Director (PWD), 

then accepted by the Board of Selectmen after holding a public hearing and conferring with the Planning 

Board. The cost incurred making any and all improvements will be solely at the expense of the proposed 

landowner seeking consideration and subject to a plan approved by the Public Works Director.  Only 

when said road is completed, reviewed and signed off as being acceptable by the Public Works Director, 

will the Town of Warner process a Building Permit Application.  No segmented portion within a Class VI 

road will be upgraded to meet these criteria. 

Alteration of Terrain along Class VI ROW:

In accordance with RSA 236:9 - 11, no person may snowplow, excavate, construct or physically alter the 

ROW of any Class VI road, which includes the existing roadbed, culverts, stone walls, vegetation or 

structures and foundations without first seeking permission from the Board of Selectmen.  The proposed 

landowner or its agent must submit a plan specifying the work intended to the Public Works Director for 

review.  Said plans and recommendations from the PWD to the BOS must then be reviewed and 

approved by the Board of Selectmen prior to implementation. 

Load Weight Limits:

In accordance with RSA 231:190 – 191, the Board of Selectmen is authorized to enact maximum weight 

limits on Class V and Class VI roads either seasonally or otherwise in order to prevent unreasonable 

damage or extraordinary maintenance  or repair expense.  The weight limits established should be 

supported in public testimony from the road agent or highway engineer.  The weight limits shall be 

posted at all entrances from other highways.  The Board of Selectmen in consultation with the Public 

Works Director may grant exemptions to the weight limit and may condition an exemption upon bonding 

and restoration of the condition of the road to its former condition prior to exempted use.  
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Heavy Haul Permit:

Landowners wishing to extract harvested timber or other materials over a class VI road shall submit a 

Heavy Haul Permit application the Assessor’s Office.  An on-site review of the section of the class VI road 

to be used to transport the timber will be conducted by the Public Works Director and the logging 

operator to determine the road preparation required in accordance with best management practices as 

established by the NH Timberland Owners Association and the NH Division of Forests and Lands. 

Pursuant to RSA 236:10 the Town may require a bond from the individual or party accessing the Class VI 

Right of Way to insure satisfactory restoration of the road as determined by the Public Works Director.

If the Heavy Haul Permit is not signed by the landowner harvesting the lumber or other materials, then a 

bond is required.

Emergency Lanes:

Pursuant to RSA 231:59-a, upon following the stated procedure to notice and hold a public hearing, the 

Board of Selectmen shall present written findings demonstrating the public need to keep a class VI or 

private road passable by emergency vehicles is supported by an identified public safety or welfare need, 

which surpasses or differs from the landowners abutting such a road and may designate a class VI or a 

private road an Emergency Lane.  When a road is declared an Emergency Lane the town may spend 

funds appropriated for highway maintenance to repair and do other work “deemed necessary to render 

such way passable by firefighting equipment and rescue or other emergency vehicles.

Off Highway Recreational Vehicles (OHRVs):

Per RSA 231:21-a, the Board of Selectmen, upon the recommendation of the PWD or town engineer, 

may restrict access by OHRVs seasonally (such as during mud season) or otherwise as the Board 

determines necessary in order to prevent unreasonable damage or extraordinary maintenance or repair 

expense.  These roads shall be posted accordingly with signs indicating the effective date(s), citing the 

RSAs authorizing this action and the official(s) authorizing this action.

The Board of Selectmen may enter into specific agreements with recreational vehicle organizations or 

clubs giving permission to use designated Class VI roads.  The OHRV club members shall comply with any 

and all posted restrictions and limits to the designated roads identified in the agreement as appropriate.  
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