TOWN OF
NEW LONDON, NEW HAMPSHIRE

375 MAIN STREET ® NEW LONDON, NH 03257 ® NEWLONDON.NH.GOV

Planning Board
MEETING MINUTES
Tuesday, May 26, 2026
Whipple Town Hall
MEMBERS PRESENT:  Tim Paradis (Chair), Emily Campbell, Paul Vance, Erin Maloney
STAFF PRESENT: Adam Ricker (Town Planner/Zoning Administrator)
OTHERS PRESENT: Nancy Sobieck (Applicant), Greg Grigsby (Gradient Design),
Peter Blakeman (Blakeman Engineering), Harry Snow (Applicant)

1. Call to Order: Chair Paradis called the meeting to order at 6:32pm.

2. Governance and Procedures

Chair Paradis opened the meeting and reminded all present that the meeting was being recorded and
would be shared for the public to view.

3. Stormwater & Erosion Control Application for Temporary Access Path (STR 26-05)

Applicant:  Nancy Sobieck

Address: 221 Lamson Lane

Parcel ID: 062-002-000 (0.37 +/- Acres)

Zone(s): R2 Residential (R-2) with Shoreland Overlay

Summary: The applicant is applying for a Stormwater & Erosion Control permit to be able to

remove turf sections in the Waterfront Buffer to be replaced with low, growing native
riparian buffer planting. This project also includes the removal and replacement of an
existing concrete stairway with a natural stone stairway and pathway utilizing pervious
materials and technologies.

Ms. Nancy Sobieck provided an overview of the proposed project she hopes to complete on her property
which include: installation of a shoreline border to help prevent runoff entering Pleasant Lake; planting
of shrubs in a wet area between her and her neighbor’s home to help alleviate mud and stagnant water;
replacement of a set of steep concrete steps with a sloped walkway; and planting of new trees.

Mr. Ricker advised that their impervious area is well below the threshold for approval by the Planning
Board. As such, the board only needs to approve the proposed access path. He highlighted the path on
the plan presented to the board. Mr. Greg Grigsby added that the plan shows the limit of disturbance for
the project; however, he believes there is also some work that needs to be completed on the well line to
the home. He continued, adding that the new pathway will reduce the concentration of runoff with it’s



curve linear design and pervious materials, allowing the water to infiltrate. He further outlined the
riparian planting plan that includes low growing native vegetation, part of which is shrubbery that was
required as part of a tree cutting permit that was approved previously.

Chair Paradis asked if the board had an questions. Ms. Maloney asked what the blue shaded area on the
plan is. Mr. Greg Grigsby advised that is a potential stepping stone pathway over to the neighbor’s
property. Mr. Vance questioned the wet area that had been discussed. Mr. Greg Grigsby showed where
the wet area is on the plan, noting that a pipe is currently there to provide under drainage. This planting
will be more like a rain garden type of space as the space currently becomes a muddy mess when the
area is mowed. Mr. Vance questioned if this area was part of the drainage for downtown New London.
Mr. Greg Grigsby noted that there is a drainage course that runs along the property line that comes
underneath the road, but this project is not located in that area. Ms. Maloney inquired about the location
of the under drain in the wet area. Mr. Greg Grigsby advised that yes, that drain is intended to be used
and not removed.

Chair Paradis asked if the board had any other questions. There were none. Chair Paradis asked if the
public had any questions or comments. There were none.

A motion was made by Ms. Maloney, and seconded by Ms. Campbell, to approved the application as
submitted. The motion passed unanimously.

4. Public Hearing: Preliminary Cluster Development & Subdivision Application

Applicant:  Snow Revocable Trust

Address: King Hill Road

Parcel ID: 131-002-000 (39.45 +/- Acres)

Zone(s): Agricultural Rural Residential (ARR)

Summary: The applicant is requesting Preliminary Cluster Development & Subdivision Plan Review

for an eight-lot cluster subdivision and includes the construction of approximately 933’ of
new road to access the lots and a 30,000-gallon cistern for fire protection. The lots will
range in size from 1.1 acres to 2.7 acres. The total area the eight lots and road will occupy
is 15.94 acres, leaving 23.49 acres as continuous open space around the cluster homes.

Mr. Peter Blakeman addressed the board to provide an overview of the preliminary plan which had been
brought before the board previously; however, that was some time ago, so they are brining the project
before the board again before they move into the final subdivision. The parcel has over 900’ of road
frontage and the proposed project will include 8 cluster lots ranging in size from 1.1 acre to 2.7 acres.
The total acreage of the current parcel is just under 40 acres, and this proposal includes the 100* buffer
around the property. He continued, adding that each lot will include it’s own septic system; however, it
could include a cluster system if the opportunity presented its self. Test pits were done approximately 20
years ago; however, the data may not have been reviewed at that time. He added that the homes in this
development will all be custom built. Additionally, the development will include a cistern for fire
suppression that is located between lots 7 and 8; and the road will be built to town specifications in
hopes it will be taken over by the town when the project is complete. There are no wetland crossings
needed for the road or the parcels. He added, that since the slope of the land pitches to Interstate 89, the
proposal would address stormwater runoff lot by lot with low impact practices instead of a retention
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basin. Mr. Blakeman advised the project will be back before the board for final approval sometime after
July.

Mr. Ricker shared that the fire department will consult with the applicant before the final submission on
the cistern and other concerns. He continued, adding that Sam Clarke (Public Works Director) had
concerns about the proposed access for lots 6 and 7 should the road become town property in the future.
Mr. Ricker advised that it may best for the group (Mr. Ricker, Mr. Clarke, Mr. Blakeman and Mr. Snow)
to meet to discuss those concerns before the final submission is made to the board for approval.

Ms. Campbell asked how power will be delivered to the lots. Mr. Blakeman advised that it will be
overhead down the road. Mr. Snow advised it would be pole to pole on the road, but would be buried
from the road to the house.

Mr. Vance asked if the separate colors delineate the setbacks. Mr. Blakeman agreed. Mr. Vance asked
what the diagonal line through lot 8 is. Mr. Blakeman advised that is a stonewall. Mr. Vance asked if lot
8 owns to King Hill Road. Mr. Blakeman advised they would, but the buildable area is outside of that
100’ buffer and it is unlike that you would cross the wetland their to access the other portion of the lot.
Mr. Vance continued, asking that the conservation area is outside of that area. Mr. Blakeman agreed,
noting that there is 23.5 acres in total. Mr. Vance asked if he was correct that there was no common land
around the road where the lots are. Mr. Blakeman advised that was correct, and if they do need to
provide that space, they would be able to do so. Mr. Ricker added that even though there is not common
area between King Hill Road and the buildable lots there is a 100’ buffer area required by the
regulations. Those lots are still restricted by that 100’ buffer even though it is not common area.

Mr. Ricker provided an overview of the difference between a cluster subdivision and a traditional
subdivision. In a cluster subdivisions the developer benefits from being able to build on small individual
parcels by setting aside commons area so the entire development still uses the same amount of land as if
each one of these houses were on a four acre individual lot. This does not reduce the overall size of the
track, it just shrinks the area you’re actually building houses on to reduce environmental impacts and
footprint. By doing so, the setbacks are not like traditional setbacks in other parts of town where they are
building to building, not lot line to structures.

Ms. Maloney asked if someone in the subdivision wanted to build a shed in the future how would that be
impacted? Mr. Ricker advised that the green areas on the plan are, in theory, is the space identified as
buildable in those envelopes meeting the setbacks of the neighboring parcels. Mr. Blakeman advised that
the buildable envelopes outlined are not set in stone. Mr. Ricker advised that there have been other
cluster developments that have amended their building envelopes years after they were developed.

Ms. Maloney asked what the standard is for turnarounds as it relates to snow removal and student
transportation (school buses) with the use of the hammerhead. Mr. Ricker advised that the specifications
are in the subdivision regulations. He continued, noting that past Public Works Directors have had
different opinions on their preferred method of the terminus of a road; however, he believes Director
Clarke is open to either but the driveway location is the key concern. Ms. Maloney asked what rules or
oversight pertain to stonewalls. Mr. Ricker advised that unless they boundary lines the property owner is
at will to move them or change them.
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Ms. Campbell asked if these will be built on spec or as individual sales. Mr. Snow advised he hopes to
presell with a design-build package, but there may be a spec to get the project going and to establish the
project.

Mr. Vance asked if the cistern will be available to the fire department generally or for use only within
the development. Mr. Blakeman advised it will be available for use whenever the fire department needs
to use it. It will feature a pull-off so the fire truck can pull off to draw water and not block the road. Mr.
Vance asked if the location provide sufficient access for the fire department. Mr. Ricker advised that the
new leadership within the fire department has not yet revised these plans, but they will before they are
finalized for for board’s approval.

Chair Paradis asked if the board had any other questions. There were none. Chair Paradis asked if the
public had any questions.

Cathy Webber (Chairman, Housing Commission) noted that there is a huge demand and need for homes
on smaller lots at lower price points. She asked is it possible to get 10 homes with smaller square
footage and lower price points to help with the housing need the town has. Mr. Blakeman advised that 8
lots is currently the maximum amount of lots for this parcel to meet the regulation requirements. Mr.
Ricker agreed. Mr. Snow added that due to steep slopes and wetlands, not all of the lot is available for
building. Mr. Ricker added that the road and cistern area has to be removed from the 40 acre total.

Elizabeth Kelly (abutter) asked why the buffer area in lot 6 does not include lines. Mr. Blakeman
advised that because that part of the parcel is flatter. The lines in reference refer to change in elevation
through the area. Ms. Kelly advised that the rural setting in the area is lovely and she’s hopeful that the
trees near the pond may remain. Mr. Blakeman advised that Mr. Snow is unable to cut trees on other’s
property and this building area is actually quite a ways from that space.

Mr. Vance asked if Mr. Ricker could confirm if these lots would be available for ADU development.
Mr. Ricker advised that would be possible under the town regulations; however, they may be excluded
within the homeowners association regulations. Mr. Ricker advised that the septic load for some of these
lots may be questioned depending on the total bedrooms in the structure, especially if an ADU was
proposed. Mr. Blakeman believes that there would no concern; however, they do require state approval
and permitting.

Paulie Crowell (abutter) noted that she loves the stonewalls in the area and hopes they will not be
touched. Mr. Blakeman advised the walls being referenced by Ms. Crowell are property boundaries, so
they will not be touched in accordance with state law. Ms. Crowell asked if the common land could be
developed down the road. Mr. Snow advised that space is a divided interest for the 8 lots who all have a
common ownership. She reiterated how much the trees mean to the abutters.

Chair Paradis asked if the board had any other questions. There were none. Chair Paradis asked if the
applicant had any questions for the board. There were none. Chair Paradis asked if anyone else in

attendance had questions or comments. There were none.

5. Next Meeting
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Chair Paradis reminded the board that the next meeting will be Tuesday, June 9.
6. Adjournment

A motion was made by Ms. Campbell, and seconded by Mr. Vance, to adjourn the meeting. The motion
passed unanimously and the meeting was adjourned at 7:27pm.

Respectfully submitted,

Kelsie L. Clarke
Recording Secretary
Town of New London

Note: RSA 91-A:2, Il provides that “Minutes of all such meetings, including nonpublic sessions, shall include
the names of members, persons appearing before the public bodies, and a brief description of the subject matter
discussed and final decisions.” A video of the entire meeting may be available for viewing on the town website,
NewLondon.NH.gov, if more than the brief description contained in these meeting minutes is desired.
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