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Town of Warner 

Planning Board  

 

APPROVED Meeting Minutes 

October 7, 2019 

7:00 PM Warner Town Hall Lower Level 

 

 

  

1. OPEN MEETING and ROLL CALL 

 

Present:  

 

Romeo Dubreuil (alternate)    Andy Bodnarik Clyde Carson (Board of Selectmen representative)  

Ben Frost (Chair)  Don Hall (Vice Chair) Ben Inman 

 

Absent: James Gaffney 

 

Romeo Dubreuil will vote in place of Peter Anderson’s vacant slot. 

 

2. APPROVAL OF MINUTES:       September 9 and September 16 

 

Motion to approve minutes of September 9 by Don Hall, second by Andy Bodnarik. Approved 6-0 

Motion to approve minutes of September 16 by Don Hall, second by Romeo Dubreuil. Approved 6-0 

 

 

3. NEW BUSINESS: 

 

 

I. PUBLIC HEARING: 2020-2024 CAPITAL IMPROVEMENTS PROGRAM 

 

 Nancy Ladd, representing the Pillsbury Library CIP.  

 

Ben Frost: CIP request for 2019 was $10k, but you said that town meeting appropriated $8k. I have that 

town meeting appropriated $10k, from the minutes on the website.  

Nancy Ladd: It is possible that I made a mistake.  

Ben Frost: It appears from the meeting minutes that it was 10k. Please check with Michelle and with Ray. 

The 10k is on the spreadsheet.  

My second question is that it seemed you could do the HVAC system in 2020, but you will not get money 

until December and you will have 20 days to get it done, which is not enough time. 

Nancy Ladd: We would not have it for this year.  

If you look at the CIP, on page 4, we expect the total for heating will be up to $25k – we don’t have actual 

prices because phase one is a feasibility study. I’m not quite sure why we are waiting. We don’t have 

$25k. 

Ben Frost: I was assuming there was $8k and change at year end. If you are not getting 2020’s $10k until 

late in the year, then there is not enough time. Any questions of board members? 
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Open Public Hearing for the CIP: 

 

CIP for five feet wide sidewalk is estimated at $760k and would extend the sidewalk on West Main Street 

from Roslyn to the Police Station.  The Town will be responsible for 20%, or $170k. The remainder will 

come from transportation alternative funding grant.  

 

Residents Darren Blood, Emma Bates, Tim Blagden, Harry Seidel (Member of Zoning Board), Rebecca 

Courser, Rachel DeThomas (Real Estate Agent), David Bates, Sue Hemingway, John Wexler, Charlie 

Albano, Vince Collins, Rebecca Courser and Ed Mical (Emergency Management) spoke in support of the 

sidewalk. Reasons for their support included: safety, a way for residents to get to work at the Intervale 

Overlay District (INT), increased exercise for senior residents, a walkable community benefits everyone, 

improved health, improve the Town’s brand and identity, foster inclusiveness and accessibility, encourage 

investments, attractive for people interested in moving to Warner if they see a safe passage to the INT, 

increased tourism, increase property values, children could walk to a friend’s house,  reduction of noise, 

and decrease the dependency on non-renewable resources. Harry Seidel submitted a list (attached) of the 

positive attributes that are the result of a sidewalk in town. Several people recalled that two children have 

been hit by cars on that stretch of road on their bikes, and they did not survive. 

 

Emma Bates and Rachel DeThomas request that other sections of sidewalk be extended/repaired.   

 

David Bates added that there is a visual, psychological, element that people automatically slow down if 

they see a sidewalk and increase their speed if there is not a sidewalk. 

 

Charlie Albano (Chair of the Economic Development Advisory Committee), suggested that we ask the 

businesses at exit 9 to help fund the project as it will increase foot traffic, and provide a way for 

employees to walk to work from downtown Warner. Charlie spoke about when McDonald’s was built and 

residents of the town approached McDonalds asking for funds for a sidewalk but did not receive any at 

that time. Charlie would like to approach all the businesses at exit 9 and ask for financial contribution to 

the sidewalk project. 

  

John McGilvary is a resident and lives on the road. He is opposed to the sidewalk as he sees only a few 

people walking along Main Street in front of his home. He is concerned that the state will take part of his 

land for the sidewalk and that people will be able to look inside his house from the sidewalk. John asked if 

the sidewalk project would increase the traffic crossing the street.   John also asked if it involves taking 

people’s land.  

 

  

Nancy Ladd (Director of Pillsbury Library) and Sue Hemingway (member of Energy Committee) said that 

we do not know how many people would use the sidewalk who do not use it now because it is not safe.  

 

Natalie Wells is not against the sidewalk but would like to ask Tim Allen what is the cost when it snows, 

and to remove ice, and wondered if we would have to buy a special machine. Would we also have to take 

out liability if someone falls on the sidewalk? 

 

Ben Frost responded that the sidewalk would be on a state highway, route 103.  We already have the 

equipment to build it. It is the same liability that is for any sidewalk in town.  
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Clyde: If we don’t do it now, we lose the opportunity to apply for the Department of Tranpsortation 

funding which is available for us to apply for a 2021 grant.  

 

Tim Blagden asked that everyone look at Walkscore.com. There is a lot of data on the site about making 

the town more walkable. There are many strong economic reasons to put in a sidewalk. 

 

 

Regarding taking of people’s land, Ben Frost explained that it is unclear at this time. Ben Frost’s 

assumption is that there would be negotiations between the town and the property owner. If they need to 

take a foot, they would negotiate with the property owner.  

 

Alternate Route off of Kearsarge Mountain Road:  

 

Ed Mical: Emergency Management Director. Another safety issue is an alternate route off Kearsarge 

Mountain Road. Ed made contact with Central Regional. They looked at Kirtland all the way up to any 

particular sites that might be available, Gore Road, Quimby Road. There were issues with both of those. 

They also looked at utilizing access from the college into the town forest. The other one is lower portion 

where a water line came through. The preference would be to go higher so you have a better chance of 

going in either direction. Ed did not have a price for Emergency Management to do a study. Central 

Regional suggested a 10k emergency management egress study. Ed is requesting that this be part of the 

CIP, and the 10k.  

 

Ben Frost: Would you want to do as a warrant article in 2020? 

 

Ed Mical: Sooner rather than later. The day will come that we need it. 

 

Ben Frost: Any other comments? The process going forward is essentially complete; what it lacks is a few 

numbers being filled in. They are not terribly important for tonight’s discussions. We do have to decide 

what ranking we give to departmental requests. We have a serious of categories: Urgent, Necessary, 

Desirable, Deferable, Research.  

 

For the most part we have things that have been filed as “Necessary.”  

 

Close public hearing. 

 

Ben Frost: Let’s assume we go with the departmental recommendations. Are there any that you would 

want to pull out for discussion? If we pull none out, then we vote as presented.  

  

Andy Bodnarik makes a motion to rank the Conservation Commission “Desirable” instead of 

“Necessary.” 

Second by Clyde Carson. 

 

Approved 6-0 (to make the Conservation Commission ranking D for desirable.) 

 

 

Motion by Clyde Carson to approve the CIP with amendments. 

Second by Don Hall. 
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 Approved 6-0. 

 

Ben Frost will present to the Budget Committee on October 17. 

 

  

 

II. APPLICATION FOR SUBDIVISION 

 

Applicant:  Arthur F. Siciliano 

Owner:  Fred W. Courser, Jr., Family Trust 

Property Location: Map 7, Lot 60 District R2 

Proposed Use:  Subdivide 1 3-acre lot from 199-acre lot for residential use.  

 

  

Art Siciliano: Subdivision of tax lot 7/60 on Poverty Plains Road in a residential zone. The lot 

is 199 acres. I show the perimeter of the 199 acres.  

 

196 acres will have 720.64 feet of frontage.   

The NH National Heritage Bureau did not have any hits on the property. There is a 

conversation easement on this 199 acres to extract the lot. 

 

Motion to accept the application by Ben Inman, second by Romeo Dubreuil. 

Approved 6-0 

 

Andy Deegan of Ausbon Sargent spoke in support of the application, and explained the 

process. This does not restrict access for forest management, and purposes of the easement will 

still be intact. 

 

Open Public Hearing: 

 

 No Public Comments 

 

Close the public hearing: 

 

Condition: 

Ben Frost: We will look for a corrected plan of a set monument to be done within 60 days, 

or tomorrow.  

 

Andy Bodnarik: I don’t understand something written with a line through it. Page 32 of 

additional requirement of lot line adjustment. I don’t think they are applicable.  

Ben Frost: I agree.  

 

No other conditions from the board.  
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Ben Inman made a motion to approve the plan for a subdivision with the condition of a 

correct plan of a set monument to be done within 60 days.  Second by Don Hall. 

 

Approved 6-0 

 

 

III. CONCEPTUAL CONSULTATION 

 

Applicant:  Comet, LLC. 

Agent Name: Ranger Engineering & Design, LLC, Benjamin C. Osgood, Jr. 

Property Location: Map 35, Lot 4-1, 4-2, 4-3 District C-1 

Proposed Use: Lot 1. 7,200 SF for retail/drive-through 

  Lot 2. 2,100 SF for drive-through donut shop 

  Lot 3. 7,200 SF for retail 

 

Ben Osgood representing Comet, llc. Paul Leon is the property owner.  

 

Ben Frost: This is a non-binding representation.  

  

 

Ben Osgood: Three lots adjacent to Warner River. The lots are in the Intervale district 

(Intervale Overlay District) and have been sitting vacant. There is a flood plain, and this does 

not anticipate any impact on the wetlands or the flood plain. The retail building of 7200 SF, we 

have provision to do a driveway, and we are thinking it would be a bank. It would be a retail on 

spec. That lot has a driveway entrance that is right turn only, assuming that most of the traffic 

will come off the traffic circle. 

The middle lot is a Dunkin’ Donuts building, designed with their new concept that has a drive-

through and a mobile pickup lane, and you get to cut the line and pick up your order, and there 

is a bypass lane. 

The third lot is a retail building because it is the highest traffic area, based on a retail building. 

It does not have the best visibility. It is approximately 30 feet lower than the street. Access 

would come across the other lot. We have 40-50 pct. designed and are doing a traffic study. 

We expect to come to the board in the next month, to be heard in December. That is a brief 

overview. 

 

Don Hall: When the gas station went in, the elevation of that gas station has always been an 

issue. Are you required to bring this as the same elevation as the gas station? 

 

Ben Osgood: We would be a few feet before the road. We will not be 8 feet below the road 

which is what is there now. We would have an easy level driveway and then drop off in the 

back as the gas station does. 

 

Clyde: Some time ago, we talked about limiting the in and out onto Main Street, connecting 

these lots to Shell, or that people want to go back and forth so that people don’t have to get 

onto Main and go back into. 

 

Ben Osgood: We have not looked into that. 
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Paul Leon: Coordinating with a Fortune 500 company is challenging. We have done that in 

other developments.  

 

Clyde: Have you considered housing? Or workforce housing for employees who need to work 

in town? 

 

Paul Len: Have not. We don’t have any prospects for this site. We are open to a discussion. 

 

Clyde: Warner has the oldest average age in the state. There is a need for senior housing for 

people who want to stay in town. We have a shortage of workforce housing.   

  

Don Hall: In your traffic study, please look at the confusion of the people who come out of the 

gas station. They are either doing a U turn or going through the Park and Ride.  

 

Paul Leon: How could we help that? 

Don Hall: In your overall construction. It is the design. Nobody reads signs.   

  

Paul Leon: Ben Osgood and I have given this a lot of thought. Making this a four-way 

intersection makes sense. 

Andy Bodnarik: There is a bump out shown that is west of the one-way in. They are making U 

turns where they are not supposed to. You may have an issue with the highway department 

about so many entrances in one place. 

Ben Osgood: Our preliminary discussion with DOT, the driveways are 140 feet apart. Our 

argument with DOT, is that this is an urban area inside a rural town. It is not practical to have 

one entrance for 3 properties. I honestly do not know there was an issue with the exits at the 

gas station. Mr. Evans is the owners of the Shell station. 

 

Andy Bodnarik: I have some questions about number of parking spaces.  

Ben Osgood: That is taken straight from your bylaws. There are employees, seats, and square 

footage. We are just reading the bylaws. We do not need fifty parking spaces; we could get by 

with 25. It is more pavement, more storm water. We can prepare an area if we need it.  

 

Paul Leon: Have you done anything like that before? 

 

Ben Frost: Yes, we have.  My issue for the Dunkin Donuts  is not the parking, it is the queuing. 

I am interested in the mobile line for people just picking up who have ordered in advance. 

Paul Leon: It is a new concept. It should move people in and out faster.  This would close the 

Dunkin’ Donuts at Irving.  

Andy: Have you thought about traffic counts?  

Ben Osgood: We were told we only need to study what is in the roadway for turning. We 

would have to study the rotary, and because it is so new.  

Andy Bodnarik: Do you know what is going to be in the building to the far right?  

Paul Leon: If you have someone, send them to me.  

Ben Osgood: We have had the wetlands delineated. This plan is well on its way.  

Don Hall: The other thing that is inevitable is the quaint Main Street that we have. People get 

antsy about someone taking away from the downtown area. I hope the majority of this is 
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catered to 89. There are locals that would like to see things brought into the community to help 

it along.  

Paul Leon: I don’t know the community well. I would be interested to hear what comes out of 

this initial announcement. Who is going to occupy these buildings? There is not a lot going on 

here. 

Ben Osgood: The third building is a bit of a challenge because it may not be retail, it may be 

housing. We showed it the most intense use so that if we do something else, it is a throttle 

back.  

If you are to do housing, you are only going to get 4 or 5 per floor. If it is a residential building, 

it is not going to be a huge apartment complex. 

Ben Frost: This is all in Intervale? There are no residential uses permitted. I had heard a rumor 

of a car wash.  

Paul Osgood: We have had several inquiries, a carwash, a cell phone store, a restaurant.    

Ben Frost: You may want to talk to the Land Use Office and look through the files.  

Paul Osgood: Would a carwash be desirable? 

Ben Osgood: I believe you have a restriction.  

Ben Frost: The language of the zoning board is a little ambiguous. That is a special exception 

of the ZBA.  

The ZBA does not require a fully engineered plan. We would have to evaluate and we can talk 

to the ZBA Chair.  

Paul: We would like to service the 89 traffic. 

Andy: Are we looking at a merger of lots?  

Ben Osgood: This anticipates sharing parking. The calculations for parking there will be cross 

easements for parking.  

Ben Osgood: This is municipal sewer and water. The McDonalds installed a pump which is at 

capacity. We have been in contact with precinct.   

Ben Frost: Check with Fire Department. NH just adopted the 2015 building codes. 

 

Ben Frost: Open to the Public and please provide brief comments. 

David Hartman: I was the Precinct Commissioner at one point. Their water supply comes from 

wells that only about 1000 feet away from their properties, downstream from the Warner 

River. Make sure the water supply in the Precinct has been very good, and we have been very 

careful about protecting the runoff from the properties in the Intervale district. So far it has 

been proven Ok.  

 

Paul Leon: We are very familiar with storm water runoff. I am from Massachusetts.  

David Hartman: We just built a 2 million dollar fire station. The storm water on that site is 

taken care off on that site. It does not go into a stream that migrates to the Warner River.  

Ben Osgood: We try to have no increase in volume and runoff.  

Charlie Albano: As the Chair of the EDAC, we invited some of these gentlemen and their staff, 

and one of the things we promoted, if there would be businesses in that location, that would 

provide a decent job. Not necessarily a PT job with no benefits. For the record, have you 

considered doing more than one floor?  

 

Paul Leon: It makes sense to do all the work at once, in the next 6,8,12 months. If you have 

ideas, please bring them forward. 
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Ben Osgood: One of the issues we have with a multi-story building is that we don’t have any 

additional room for parking. We cannot fit parking. We could have more business space.  

Ed Mical: With the development of lot 3, I believe there was a conservation easement that was 

attached to that.  

Ben Osgood: Lot 3 is the developable part. There is a big part in the back that is a conservation 

easement. 

Emma Bates: I have a question about looks. Are you building generic buildings, or something 

more country? The liquor store made it look a little more like NH. 

Paul Leon:   We would like to have the buildings fit into the town. Having said that, Dunkin is 

Dunkin. I have a fair amount of influence, outside of Dunkin’ Donuts. I have very high 

standards myself and am open to ideas. 

Ben Frost: When McDonalds first came before us, we rejected their look. 

David Bates: I would like to mention that at our last Town Meeting, there was a lot of talk of 

our taxes going up. There is demand for housing. 

Paul Leon: Do you have 3 story buildings here? 

Don Hall: The highest is 35 feet? 

Paul Leon: How would we get mixed use?  

Ben Frost: Unless this board discusses residential uses in Intervale or go to the ZBA for a 

variance. 

Andy Bodnarik: Please be cognizant of lighting as the lights at the liquor store stay on too 

long. 

Paul Leon: All the buildings I work on have a good solution.  

 

Daryll Parker: I own the coffee shop and fully support another Dunkin’ Donuts.  

Ben Frost asked the Land Use Office to check the existing Dunkin’ Donuts to find out if they 

needed a special exception. 

 

  

4. OLD BUSINESS 

 

 

5. COMMUNICATIONS   

 

SB 306 (attached)  

 

James Gaffney had requested to discuss SB 306 but is not in attendance tonight.  

 

Ben Frost: The housing appeals board will be a separate board, very much like the board of tax and 

land appeals, which hears certain cases. If you have a beef over a tax, you choose to go to the 

superior court or BTLA. Whether you are a developer, you have a choice. The same legal 

standards apply. The difference is that the housing appeals board is cheaper and faster. It 

encourages pro-se (people who represent themselves) and non-attorney, you could have a 

surveyor. In superior court you need an attorney and many cannot afford it. Decisions are appealed 

to the Supreme Court. Members are selected by the expertise. All three must have expertise in 
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municipal development. They are full time employees for the state of NH. There has been a lot of 

concern about this. I think there is not a lot to fear to it. 

 

Don Hall: What is it that warrants this? 

Ben Frost: The delays in litigation. It is not a problem with this Planning Board. We don’t care 

about the appellate process. The only decision we have had appealed was the shooting range. That 

got killed because of the ZBA, not the Planning Board. But it was dismissed because the ZBA 

rejected the application. It is very rare to have a decision appealed.  

 

  

Andy: In my past experience, we got hit with a budget footnote to raise their fees. Legislation of 

this importance should go through the legislative process. It will increase the number of appeals, 

and it will be an increase for towns. The process as it stands is that it requires a defense from the 

town with superior court. 

 

Ben Frost: We have communication from the town of Holderness regarding regional impact.  

 Does this board have any concerns about a cell tower in Holderness? 

The board did not have any concerns. 

 

 

 

 

 

6. REPORTS 

 

I. Chair’s Report – Ben Frost. I will present the CIP to Budget Committee on the 17th. 

 

II. Board of Selectmen – Clyde Carson. We are consolidating the first round of budgets. We have 

a dozen applicants for the Town Administrator and interviews will start the week following the 

festival. 

 

 

III. Regional Planning Commission – Ben Inman. I was unable to attend because of an emergency.  

I have requested information on the ROW. 

 

IV. Economic Development Advisory Committee – We do not have a member on that committee. 

 

PUBLIC COMMENT:  

ADJOURN 8:54pm. 

 


