
SUNAPEE BOARD OF SELECTMEN 

 MEETING AGENDA 

7:00PM Town Office Meeting Room 

Monday, March 06, 2023 

Join us on Zoom: https://us06web.zoom.us/j/86066395397 

 1. REVIEW OF ITEMS FOR SIGNATURE:  

• CZC’s: 

Parcel ID: 00137-0017-0000 44 Harbor Hill Road, Michael & Laura Salvay 

• DEMO PERMIT: 

Parcel ID: 00106-0023-0000 4 Sunny Knoll Road, Marcos & Luciana Caixeta  

2. APPOINTMENTS: 

• 7:00 PM – Mrs. Warmington  

• 7:05 PM – HEB Presentation, Scott Hazelton 

• 7:20 PM – Health Officer, Doug Gamsby, Review and Adopt Septic Ordinance 

3. PUBLIC COMMENT: 

4. SELECTMEN ACTION: 

• Authorization to Town Manager to Sign Lease Agreement for Police Cruiser  

• Authorize Town Treasurer/Town Manager to open bank account for Permit and Registration Fees 

• Authorize Abbott Library to utilize Town Tax ID 

• Use of Facilities – Lake Sunapee Cruising Fleet – May 20, 2023 

• Use of Facilities – SMHS Class of 2024 – May 13, 2023 

• Certificate of Appointment – Sylvia Kellner, Conservation Commission  

• Certificate of Appointment – Doug Hanson, Conservation Commission 

5. TOWN MANAGER REPORT: 

• Housing Board of Appeals – Decision and Appeal 

• Policy Review/Approval – Sick Bank Leave, Vacation Policy  

• Subpoena – Transfer Station  
o The State of New Hampshire has identified you as the owner, operator, and/or responsible party 

for the site identified in the enclosed subpoena due to alleged detections of certain per- and poly-

fluoroalkyl substances (PF AS) in and/or near the site. 

• Staffing Update: Highway Director Recruitment Closed, Code Compliance Officer Selected, Land Use 

and Assessing Coordinator, new part-time Administrative Assistant 

• Short-Term Rentals: Registration and Decision Points   

• Recreation Sponsored Event: April 8th, Saturday, at noon 

• Expenditure/Revenue Reports 

  

6. CHAIRMAN’S REPORT: 

7. UPCOMING MEETINGS: 

3/8-5:00PM-Energy Committee Meeting 

3/9-10:00AM-Trustees of the Trust Fund 

3/9-7:00PM-Planning Board Meeting 

3/10-10:00AM-Community Conversation 

3/14- 8 AM – 7 PM Town Election Day 

3/14-7:00PM- Recreation Committee 

3/16-7:00PM- Abbott Library Trustees 

3/16-7:00PM- Planning Board Workshop 

  

NONPUBLIC: The Board of Selectmen may enter a nonpublic session, if so voted,  

to discuss items listed under RSA 91-A:3, II 

https://us06web.zoom.us/j/86066395397
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November 28, 2022 
 
Scott Hazelton, Highway Director 
Town of Sunapee 
621 Route 11 
Sunapee, NH 03782 
 
Re: Sargent Road Crossing, Sunapee, NH 
 Bridge Alternatives Letter 
 HEB Project #2022-088 
 
Dear Scott, 
 
We understand the Town of Sunapee would like to replace the existing Sargent Road crossing as it is undersized, 
aging, and structurally obsolete.  The project will be fully funded by the Town and Sargent Road will be closed for 
construction, which is planned to occur during the 2024 construction season.  
 
This letter has been prepared by HEB Engineers, Inc. (HEB) to (1) summarize the findings of the predesign phase 
and (2) present bridge alternatives for the Sargent Road crossing replacement.  These services were performed in 
accordance with our Letter Agreement, dated July 18, 2022.   
 
I. EXISTING CONDITIONS 
The Sargent Road crossing over Tucker Brook is located approximately 0.5 miles west of the Sargent Road 

intersection with Route 11 in Sunapee, New Hampshire. The roadway is a two-lane gravel road, approximately 23 

feet wide in the vicinity of the crossing, with vegetated shoulders.  A gravel driveway exists adjacent to the crossing 

on the north-east corner of the crossing.  

The existing crossing, which has a 6-foot clear span, consists of a concrete slab superstructure bearing on stone 

abutments.  Voids exist in the stone abutments and you reported that scour of the abutments has been an issue 

during large storm events in the past.  A small, W-beam guardrail is present on both sides of the crossing, but is 

not long enough, tall enough, or structurally sufficient.  

HEB carried out a topographic survey of the site in September 2022. Based on our review of the survey, the 

horizontal and vertical alignment of the crossing and approaches is generally acceptable.  The existing roadway is 

approximately 23 feet wide in the vicinity of the crossing, with an overall bridge width of 24 feet.  There is a slight 

horizontal curve at the crossing, as well as a slight vertical sag curve. The right-of-way is 3 rods wide and centered 

on the existing roadway.   

There is no New Hampshire Department of Transportation (NHDOT) Bridge Inspection Report for the existing 

crossing as it has a span of less than 10 feet, which is the length required to be classified as a bridge in New 

Hampshire.  If the crossing is replaced with a span of greater than 10 feet, NHDOT will change the classification to 

a bridge, assign the bridge a number, and begin performing bridge inspections every 24 months. 

Although geotechnical observations, environmental considerations, and hydrologic/hydraulic assessments are 
based on existing conditions, these topics require detailed investigation and/or modeling.  For this reason, these 
topics are omitted from the “Existing Conditions” section of this report and instead are included in separate sections 
below. 
 
II. UTILITIES 
There are no known underground utilities in the project area; DigSafe was contacted during the geotechnical 
investigation and no utilities were located in the ground.  Overhead electrical lines run along the north edge of the 
road.  The electrical poles and wires are owned by the New Hampshire Electric Co-op.  These lines will need to be 
accommodated during construction and will either be protected or relocated as part of this project. 
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III. RIGHT-OF-WAY 
The proposed project would largely take place within the Town-owned right-of-way; however, small temporary and 
permanent easements would likely be necessary to complete the project. These easements would be relatively 
small in size compared to the overall adjacent properties. No significant or long-term adverse impacts to the affected 
properties are anticipated. 
 
IV. DRAINAGE 
The Town has reported high rates of sediment transport evidenced by brown, cloudy water in Tucker Brook during 
storm events. Much of this sediment is coming from the gravel surface of Sargent Road.  The Town should consider 
paving Sargent Road to the tops of the hills, east and west of the crossing.  Additionally, replacement of the existing 
crossing and restoration of the surrounding area should include mitigation of other unnatural sediment transport 
locally, and an investigation of potential upstream contributors to unnatural sediment transport which may not 
otherwise be associated with this project. At the site, sediment ponds/basins with stone outlet aprons should be 
installed where roadside ditches discharge to Tucker Brook. The site may also benefit from the improvement of 
roadside ditches in the area to include vegetative stabilization where possible based on slope and flow velocities, 
or stone lining where vegetative stabilization is impracticable. Subsurface drainage systems including underdrains 
and/or closed drainage by way of catch basins could further improve water quality, but would constitute increased 
costs for the project. Finally, potential sources of sediment upstream of the site should be investigated and 
addressed. 
 
V. GEOTECHNICAL 
The subsurface investigation was performed by New England Boring Contractors on September 22, 2022 with 
observation by HEB.  The assessment included a total of two test borings, one on each side of the existing crossing.  
Boring B1, on the west side of the crossing, encountered glacial till and then refusal at approximately 30 feet, while 
boring B2, on the east side of the crossing, also encountered glacial till, but did not encounter refusal at its bottom 
of excavation (BOE) of 32 feet. (See the attached boring logs in Appendix A).  HEB reviewed the blow counts at the 
proposed elevation of the bottom of abutment footings and has calculated a nominal bearing capacity of 4300 
pounds per square foot.  Based on the results of the assessment, HEB recommends installing either precast or 
cast-in-place concrete spread footings founded on crushed stone.  
 
VI. HYDROLOGIC/HYDRAULIC 
A hydrologic and hydraulic (H/H) analysis was carried out to understand existing conditions and develop appropriate 

spans for crossing replacement options. Peak flows for storm events ranging from the 2-year to the 500-year 

recurrence interval were calculated and applied to surveyed topography, LiDAR data, and bridge models within the 

Hydraulic Engineering Center River Analysis System (HEC-RAS). Models for existing conditions and the 

replacement alternatives produced hydraulic data, such as peak water surface elevation and flow velocities, for the 

range of storm events evaluated. 

 

Based on our models, the existing 6-foot-wide opening is not appropriately sized for Tucker Brook and is likely a 

major contributor to conditions that have resulted in historic damages at the crossing. The existing conditions model 

suggests that backwatering (water impoundment upstream of the crossing) occurs for storms above the 25-year 

recurrence interval. Backwatering can result in flooding upstream, in addition to low velocities and associated 

sedimentation. Velocities through and downstream of the existing crossing are unnaturally high, reaching 8 feet per 

second or higher for storms beyond the 10-year recurrence interval. Velocities of this magnitude could result in 

significant erosion and damage to both the stream channel and the roadway above. These modeled conditions 

likely explain past damage reported by the Town and confirm that the existing crossing should be replaced. 
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In the project area, Tucker Brook appears to be a Rosgen Type A or Type B stream with a steep bed profile 

(averaging about 6%) and a relatively narrow floodplain. Both Type A and Type B streams can be accommodated 

by a single crossing given their tendency to maintain a single channel. As such, HEB proceeded with the 

development of two replacement span options: a 15-foot span bridge that provides sufficient hydraulic capacity for 

Tucker Brook by maintaining natural water surface and velocity profiles through the crossing, and a 23-foot span 

bridge that would meet the New Hampshire Stream Crossing Guidelines referenced by the New Hampshire 

Department of Environmental Services (NHDES). 

The 15-foot-span bridge provides an opening of similar size to the estimated bankfull width (17 feet) of Tucker Brook 

in the project area. While a smaller span may meet the primary hydraulic metrics used by NHDES and NHDOT, 

reports and evidence of past damage necessitate a bridge span that addresses the unnaturally high velocities that 

likely caused such damage.  A 15-foot span is the minimum span for which the model suggests that velocities 

through the crossing will be maintained near natural conditions for all storm events through the 100-year recurrence 

interval. While reported velocities are elevated through the crossing for the 500-year storm, appropriate scour 

protection measures would minimize the risk of failure during this event, as required by NHDES and NHDOT. 

Further, the 15-foot span would accommodate the 100-year water surface elevation (as required by NHDES) with 

no backwatering and provide greater than 1-foot of freeboard (the minimum required by NHDOT) over the 50-year 

storm.  

 

The 23-foot-span bridge provides an opening of 1.2 times the channel bankfull width (17 feet) plus 2 feet, as 

recommended by the New Hampshire Stream Crossing Guidelines for Type A and Type B streams. These stream 

types are entrenched and typically maintain one channel with a relatively narrow floodplain that can be 

accommodated by a single opening. For this span, water surface elevations and velocities through the crossing are 

further reduced from those reported for the 15-foot span. The 23-foot span would also allow for terrestrial wildlife 

passage on both sides of the channel through the crossing and would provide some level of additional protection 

for the bridge abutments. This span would require careful stream channel simulation to ensure velocities are 

maintained to prevent unnatural sedimentation. 

 
VII. DEVELOPMENT OF BRIDGE ALTERNATIVES:  
The following options were considered during the development of the bridge design alternatives: 
 

A. Clear Span: 
The following lengths of spans were considered for replacement of the Sargent Road Crossing: 

 
Span Length Option A: Minimum Recommended Span 
A 15-foot-span bridge was considered to be the smallest practicable span.  While a span smaller than 15 
feet could meet the primary NHDES and NHDOT hydraulic requirements, the 15-foot span addresses the 
likely cause of past damage to the existing bridge (high flow velocities) by maintaining near-natural flow 
velocities through the crossing.  This span meets NHDOT and NHDES minimum hydraulic design criteria: 
to accommodate the 50-year (Q50) storm event with a minimum of 1-foot of freeboard per the NHDOT 
Bridge Design Manual, and to accommodate the 100-year flood event per NHDES Wetland Rules for 
Stream Crossings (Env-Wt 900).  However, this option does not meet the NHDES Stream Crossing 
Guidelines and would require an alternative design request.  Additionally, it may require compensatory 
mitigation.  This option will be further evaluated in the Alternatives section below. 
 
Span Length Option B: Stream Crossing Compliant 
A 23-foot span bridge meets all state hydraulic requirements and meets NHDES Stream Crossing 
Guidelines. The 23-foot span may reduce environmental impacts when compared with Option A because 
it provides additional floodplain capacity and ample space for terrestrial wildlife passage.  This option will 
be further evaluated in the Alternatives section below. 
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B. Superstructure: 
The following types of superstructures were considered for the replacement of the Sargent Road Crossing.  
 
Superstructure Option A: Precast Concrete  
A buried, concrete structure that is manufactured offsite and delivered to the site in multiple pieces which 
are joined together during installation. This type of structure can have either an open bottom in a rigid frame 
bridge, or a closed bottom in a box culvert.  Precast concrete has been a very popular choice for short to 
medium span bridges within the last decade. While aesthetically plain, they are generally very economical, 
simple to install, and straightforward to maintain.  This option will be further evaluated in the Alternatives 
section below. 
 

 
Buffalo Road, Rumney, NH 

 
Superstructure Option B: Prefabricated Multi Plate Arch 
A buried, corrugated metal arch that is prefabricated and assembled on site. The arch is typically joined to 
a concrete substructure, similar to a concrete rigid frame. Prefabricated metal plate arches are a cost-
effective alternative to precast concrete frames. However, their vulnerability to corrosion leads to a shorter 
lifecycle, making them less appealing than concrete in some circumstances. This option will not be further 
evaluated due to its shorter lifecycle. 
 

  
Moose Pond Road, Denmark, ME 

 
 
 

http://www.hebengineers.com/


Town of Sunapee  November 28, 2022 
Sargent Road Crossing, Sunapee, NH  Page 5 of 11 
Bridge Alternatives Letter 
HEB Project #2022-088 
 

 
HEB Engineers, Inc. • www.hebengineers.com  

New Hampshire: Office (603) 356-6936 • Fax (603) 356-7715 • PO Box 440 • 2605 White Mountain Highway • No. Conway, NH 03860 

Maine: Office (207) 803-8265 • PO Box 343 • 103 Main Street • Suite 6 • Bridgton, ME 04009 

Superstructure Option C: Timber 
A structure made up of glued-laminated (glulam) timber deck panels or stringers, which are joined together 
and run longitudinally between the abutments. Timber bridges offer an aesthetic, cost-effective alternative 
to concrete and steel bridges. They are often chosen to replace existing wooden bridges if the natural 
aesthetic is a priority and are often paired with glulam bridge rails. There are already several of this type of 
bridge in Sunapee. This option will be further evaluated in the Alternatives section below.   
 

 
Bradford Road, Sunapee, NH 

 
Superstructure Option D: Precast Concrete Girder 
A structure comprised of concrete girders that are manufactured offsite and joined together on site. 
Concrete girders are a popular option for medium to long span bridges. They are economical, efficient, and 
built to last.  This option will be further in the Alternatives section below. 
 

 
Covered Road Bridge, Thornton, NH  
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Superstructure Option E: Steel Girder 
A structure comprised of longitudinal steel beams supporting a timber or concrete deck.  Steel girders have 
been used for long span bridges for a number of years. They can be fitted with a concrete deck if durability 
is a priority, or a timber deck if simplicity of construction and a natural aesthetic are priorities. They offer a 
competitive alternative to precast concrete bridges. This option will not be further evaluated because it is 
generally not economical for spans shorter than 30 feet. 
 

 
Elm Street, Effingham, NH 

 

C. Bridge Rail Type: 
There are no sidewalks in the vicinity of the bridge and pedestrian traffic is assumed to be low.  As such, a 
rail option with a 42-inch high pedestrian rail was not considered.  There are a number of guardrail options 
available, including galvanized T101 (W-Beam), galvanized T2 (Steel Tube), concrete parapet, and timber.  
All of these options can be designed to withstand AASHTO requirements for crash testing.  These options 
vary in cost, maintenance, and aesthetics. Timber guardrail was chosen for the timber deck alternatives, 
as this matches the natural aesthetic of the bridge and the other timber bridges in Sunapee.  Galvanized 
T101 guardrail was chosen for all other bridge alternatives because it is the least expensive option, is easy 
to maintain, and offers a utilitarian design.   
 

VIII.  BRIDGE TYPE ALTERNATIVES:  
The following alternatives were developed as the most feasible combinations of the options listed above. The two 
span options (15-foot and 23-foot) were combined with the three superstructure options (precast concrete, precast 
concrete slab, and timber) for a total of six alternatives.  The alternatives were evaluated for constructability, 
environmental impact, cost, maintenance, aesthetics, and schedule.  Specific characteristics with relatively 
insignificant differences between the alternatives will not be discussed.  All alternatives are two-lane bridges with a 
24-foot clear width and will utilize a road closure with detour for traffic control during construction.  The following 
alternatives were considered: 

A. 15-foot span Precast Concrete Box Culvert 
B. 15-foot span Precast Concrete Slab 
C. 15-foot span Longitudinal Timber Deck  
D. 23-foot span Precast Concrete Rigid Frame 
E. 23-foot span Precast Concrete Slab 
F. 23-foot span Longitudinal Timber Deck 

 
A. Alternative A: 15-foot span Precast Concrete Box Culvert 
This proposed alternative includes the following options: 

• Clear Span Option A: 15 feet 

• Superstructure Option A: Precast Concrete (Box Culvert) 

• Bridge Rail Option: T101 
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Based on the H/H analysis, a 15-foot span length provides a crossing that meets NHDOT and NHDES hydraulic 
design criteria but does fall short of compliance with the NHDES Stream Crossing Rules.  At this span length, 
a precast concrete box culvert bridge is the most economical superstructure option.  The bottom of the box 
culvert would be embedded to provide a simulated natural stream bottom.  Precast concrete wingwalls are 
necessary at each corner of the bridge.  Precast concrete headwalls would be attached above the inlet and 
outlet of the box culvert, and act as retaining walls for the soil topping. The headwalls include precast concrete 
curbs, with a 7-inch reveal above the wearing surface.  Bridge mounted rails are attached to the curbs.  Due to 
the minimal pedestrian traffic, crash-tested T101 bridge rails have been selected, as this is the most economical 
choice.   
 
Inclusion of a wildlife shelf will be investigated during the preliminary design phase of the project. Wildlife 
shelves provide animals easier and safer access to each side of the roadway, as they can travel through the 
span of the bridge rather than being forced to cross the roadway. As the wildlife shelf reduces the adverse 
environmental impact of the crossing, the addition of a wildlife shelf helps to avoid compensatory mitigation 
fees.  It also helps with the approval of the alternative design request, which is required since the bridge does 
not meet NHDES Stream Crossing Rules. 
 
With regards to aesthetics, the new bridge would appear to be a more significant structure than what is existing, 
with the addition of a longer span, concrete headwalls, concrete wingwalls, and bridge rails.  It should be noted, 
that based on current codes and standards, most proposed structures would require these items.   
 
It is anticipated that this alternative would have a minimum service life of 80 years and would require only minor 
annual maintenance. Minimal preservation activities are anticipated throughout its life, due to the simple nature 
of this structure type and the lack of expansion joints. Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  
 

Precast concrete components have experienced increasing popularity and therefore lead times (from ordering 
to delivery) can be quite long and are expected to be approximately four months.  The anticipated construction 
duration (onsite) for this alternative is 8-12 weeks, and the conceptual engineer’s opinion of probable cost for 
construction is $525,000. 
 
B. Alternative B: 15-foot span Precast Concrete Slab 
This proposed alternative includes the following options: 

• Clear Span Option A: 15 feet 

• Superstructure Option D: Precast Concrete Girder (Concrete Slab) 

• Bridge Rail Option: T101 
 

This alternative is presented as a variation on Alternative A with a precast concrete slab superstructure. This 
type of superstructure has the advantage of being able to be rehabilitated and, therefore, having a lifecycle of 
120 years if properly maintained.  As this is a non-buried structure, a larger abutment is required, which is the 
primary driver of the increased cost over Alternative A.  Due to its size and geometry, the abutment will likely 
be cast-in-place.  All other aspects of this alternative, including clear span (15 feet), channel reconstruction, 
wildlife shelves, wingwalls, scour protection, and road reconstruction are identical to Alternative A. 
 
With regards to aesthetics, the new bridge will appear to be a more significant structure than what is existing.  
Some consider the concrete slab structure to be more aesthetic than the box culvert structure due to its 
shallower superstructure.  
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It is anticipated that this alternative would have a minimum service life of 120 years and would require moderate 
maintenance. Regular preservation activities, as well as a full rehabilitation at 60 years, are required to ensure 
the bridge reaches its full serviceable life.  Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  

• Every 20 years: Perform bridge preservation. Patch deck and superstructure; replace membrane 
and pavement; rehabilitate bearings.  

• Every 60 years: Perform bridge rehabilitation. Replace railings, pavement, membrane, deck, and 
bearings; patch substructure.  

 
Precast concrete lead times (from ordering to delivery) can be quite long and are expected to be approximately 
four months.  The anticipated construction duration (onsite) for this alternative is 8-12 weeks, and the conceptual 
engineer’s opinion of probable cost for construction is $600,000. 
 
C. Alternative C: 15-foot span Longitudinal Timber Deck 
This proposed alternative includes the following options: 

• Clear Span Option A: 15 feet 

• Superstructure Option C: Timber (Longitudinal Glued-Laminated Timber Deck) 

• Bridge Rail Option: Timber   
 

This alternative is presented as a variation on Alternative B with a timber superstructure; all other aspects of 
this alternative are identical to Alternative B.  Timber superstructures have a natural aesthetic, which some 
prefer to the concrete superstructures.  This type of superstructure also has the benefit of being relatively simple 
to construct and maintain.  
 
This alternative includes the installation of a longitudinal glued-laminated (glulam) timber deck that bears on 
the concrete substructure. The glulam deck would be approximately 12.25 inches thick to meet current timber 
design standards.  A crash-tested timber railing system will be installed, with corresponding approach and 
terminal sections. 
 

It is anticipated that this alternative would have a minimum service life of 120 years and would require moderate 
maintenance. Regular preservation activities, as well as a full deck replacement at 40 years, is required to 
ensure the bridge reaches its full serviceable life.  Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  

• Every 20 years: Perform bridge preservation. Repair timber deck, replace membrane and 
pavement.   

• Every 40 years: Perform bridge rehabilitation. Replace railings, pavement, membrane, and timber 
deck; patch substructure.  
 

Timber has been in high demand recently; lead times are expected to be approximately four months.  This has 
also led to unprecedented price increases, making timber bridges less economical than they have been in the 
past. The anticipated construction duration (onsite) for this alternative is 8-12 weeks, and the conceptual 
engineer’s opinion of probable cost for construction is $575,000 

 
D. Alternative D: 23-foot span Precast Concrete Rigid Frame 
This proposed alternative includes the following options: 

• Clear Span Option B: 23 feet 

• Superstructure Option A: Precast Concrete (Rigid Frame) 

• Bridge Rail Option: T101 
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Based on the H/H analysis, a 23-foot span length provides a crossing that meets NHDOT and NHDES hydraulic 
design criteria and is also in compliance with the NHDES Stream Crossing Rules.  At this span length, a precast 
concrete rigid frame bridge is the most economical superstructure option.  Besides the increased span and 
modification from a box culvert to a rigid frame, this bridge alternative is very similar to Alternative A.  This 
Alternative includes precast concrete wingwalls and headwalls with T101 bridge rails.  
 
Due to the larger span length for this proposed bridge alternative, this would be a more visually significant 
structure than Alternative A, albeit with a similar overall appearance.  The extents of the guardrail would be 
slightly longer; however, the majority of the guardrail is in the approach and terminal units. The length of these 
units is fixed for bridges of this size, so the guardrail would not appear to be significantly longer than Alternative 
A.  
 
Although a larger construction project, and more impactful in the short term, the longer span of Alternative D 
will restore the stream to a near-natural condition.  An NHDES stream crossing compliant bridge will attempt to 
match the river’s natural upstream and downstream characteristics.  The crossing will promote passage of both 
terrestrial and aquatic life, and be less impactful to the environment throughout the lifespan of the structure.  
Finally, the wider span has lower water velocities through the channel, which increases resiliency and makes 
the structure less susceptible to scour and storm damage.  It should be noted that careful design of the 
streambed should be considered to ensure velocities do not become too slow and cause sedimentation at the 
bridge.  
 
The service life and maintenance requirements for this Alternative are the same as Alternative A. It is anticipated 
that this alternative would have a minimum service life of 80 years and would require only minor annual 
maintenance. Minimal preservation activities are anticipated throughout its life, due to the simple nature of this 
structure type and the lack of expansion joints. Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  
 

Again, precast concrete rigid frame bridge components have experienced increasing popularity and lead times 
can be expected to be approximately four months. The anticipated construction duration (onsite) for this 
alternative is 8-12 weeks, and the conceptual engineer’s opinion of probable cost for construction is $600,000. 
 

E. Alternative E: 23-foot span Precast Concrete Slab 
This proposed alternative includes the following options: 

• Clear Span Option B: 23 feet 

• Superstructure Option D: Precast Concrete Girder (Concrete Slab) 

• Bridge Rail Option: T101 
 

This alternative is presented as a variation on Alternative B with the longer, 23-foot.  Therefore, this Alternative 
has the advantages of the longer span, similar to Alternative D, as well as the increased lifecycle of 120 years, 
similar to Alternative B.   
 
 
 
 
 
 
 
 
 
 

http://www.hebengineers.com/
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The service life and maintenance requirements for this Alternative are the same as Alternative B. It is anticipated 
that this alternative would have a minimum service life of 120 years and would require moderate maintenance. 
Regular preservation activities, as well as a full rehabilitation at 60 years, are required to ensure the bridge 
reaches its full serviceable life.  Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  

• Every 20 years: Perform bridge preservation. Patch deck and superstructure; replace membrane 
and pavement; rehabilitate bearings.   

• Every 60 years: Perform bridge rehabilitation. Replace railings, pavement, membrane, deck and 
bearings; patch substructure. 

 
Again, precast concrete bridge components have experienced increasing popularity and lead times can be 
expected to be approximately four months. The anticipated construction duration (onsite) for this alternative is 
8-12 weeks, and the conceptual engineer’s opinion of probable cost for construction is $700,000. 
 
F. Alternative F: 23-foot span Longitudinal Timber Deck 
This proposed alternative includes the following options: 

• Clear Span Option B: 23 feet 

• Superstructure Option C: Timber (Longitudinal Glued-Laminated Timber Deck) 

• Bridge Rail Option: Timber   
 

This alternative is presented as a variation on Alternative C with the longer, 23-foot span.  Therefore, this 
Alternative has the advantages of the longer span, similar to Alternative D, as well as the natural aesthetic of 
the timber deck, similar to Alternative C.   
 
The service life and maintenance requirements for this Alternative are the same as Alternative C. It is anticipated 
that this alternative would have a minimum service life of 120 years and would require moderate maintenance. 
Regular preservation activities, as well as a full deck replacement at 40 years and 80 years, are required to 
ensure the bridge reaches its full serviceable life.  Maintenance required for this structure includes: 

• Annual removal of debris and cleaning/sealing of substructure 

• Every 5 years: Crack seal pavement 

• Every 10 years: Pavement inlay  

• Every 20 years: Perform bridge preservation. Repair timber deck, replace membrane and 
pavement.   

• Every 40 years: Perform bridge rehabilitation. Replace railings, pavement, membrane, and timber 
deck; patch substructure.  

 
Timber has been in high demand recently; lead times are expected to be approximately four months.  This has 
also lead to unprecedented price increases, making timber bridges less economical than they have been in the 
past.  The anticipated construction duration (onsite) for this alternative is 8-12 weeks, and the conceptual 
engineer’s opinion of probable cost for construction is $675,000. 

 
 
 
 
 
 
 
 
 

http://www.hebengineers.com/
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IX. BRIDGE ALTERNATIVES SUMMARY
The following table summarizes the bridge alternatives: 

Table 1: Bridge Alternatives Summary 

All proposed alternatives were evaluated for constructability, environmental considerations, aesthetics, schedule, 
cost, and maintenance.  With respect to constructability, each alternative is common to local bridge contractors.  
The longer span of Alternative D – F provides less significant long-term environmental impacts and provide more 
storm resiliency.  Alternative A – C do not meet the NHDES Stream Crossing Guidelines; however, the Town can 
seek acceptance of an Alternative Design. Aesthetically, all alternatives will appear to be a more significant structure 
than the existing crossing due to the longer span.  The timber superstructure of Alternatives C and F provide a more 
natural aesthetic. All alternatives have the same anticipated construction duration of 8-12 weeks. Alternative A has 
the lowest projected up-front cost ($525,000) and requires the least maintenance.   

As always, we are more than willing to discuss the findings of this letter with the Town; as you review the bridge 
alternatives, please do not hesitate to contact us. 

Sincerely, 
HEB Engineers, Inc. 

Christopher R. Fournier, PE, SE  Trevor S. Ricker, EIT 
Vice President / Lead Structural Engineer Staff Structural Engineer 

Enclosures:  Appendix A – Boring Logs 

Copy: File 

P:\Jobs\2022\2022-088 Town of Sunapee - Sargent Road Bridge, Sunapee, NH\Reports\Bridge Alternatives Letter\Bridge Alternatives Letter - Sunapee Sargent Road Bridge 11-28-22.docx 
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APPENDIX A 
Boring Logs 



(603) 437-1610 New England Boring Contractors  
P.O. Box 165  

Derry, NH  03038  
E-Mail: nebc@neboring.com 

     Fax:  (603) 437-0034 

Boring # B-1 
                

Project:  Sargent Rd Project #  185082 
 

Project Address:  Sargent Rd. City:  Sunapee State: NH 
 

Zip: 03782 
 

Date Start:  9/22/2022 
 

Date End: 9/22/2022 Location:  See Plan 

Casing Type & size:  HW 4”ID 
Hammer wt.: 300lb. 
Hammer fall: 30”. 

Sampler:  SS 1 3/8 
Hammer wt.: 140lb. 
Hammer fall: 30”. 

Core Barrel:   
Size:  
 

 

G  R  O  U  N  D  W  A  T  E  R         O  B  S  E  R  V  A  T  I  O  N 
Date: 

 

Depth: 
9’ 

Casing:  
 

Stabilization Period 
 

DP S# DEPTH PEN REC BLOWS/6” S/C SAMPLE DESCRIPTION 
- S-1 0’ – 2’ 24” 16” 14-22-13-15  Dry, dense, gray, fine to coarse SAND, some fine to coarse 

-       Gravel, trace Silt, road base. 

-      3’6”  

- S-2 4’ – 6’ 24” 17” 3-2-5-4  Dry, loose, brown, fine to medium SAND, some Silt. 

5’0”        

-        

-        

-      9’  

-        

10’0” S-3 10’ – 12’ 24” 14” 14-23-28-25  Wet, very dense, brown, fine SAND and SILT, trace fine  

-       Gravel. 

-      13’  

-        

-        

15’0” S-4 15’ – 17’ 24” 17” 13-12-15-17  Wet, medium dense, gray, fine SAND and SILT. 

-        

-        

-        

-        

20’0” S-5 20’ – 22’ 18” 13” 20-20-100/6”  Wet, very dense, bray, fine SAND and SILT, trace fine to  

-       coarse Gravel. (advance roller bit) 

-        

-        

-        

25’0” S-6 25’ – 27’ 24” 19” 24-30-47-53  Wet, very dense, gray, fine SAND and SILT, trace fine 

-       Gravel. 

-        

-        

-      29’6”  

30’0” S-7 30’ – 30’3” 3” 3” 100/3” 30’3” Very dense, white and gray possible rock chips.  

-       B.O.E. 30’3”                                   Refusal 30’3” 

 

Driller: Mark D’Ambrosio  Helpers:   Cody Richards 
 

Inspector:  Jason Ross 

Remarks:   
S/#:  Sample PEN:  Penetration REC:  Recovery S/C:  Strata Change     

 



(603) 437-1610 New England Boring Contractors  
P.O. Box 165  

Derry, NH  03038  
E-Mail: nebc@neboring.com 

     Fax:  (603) 437-0034 

Boring # B-2 
                

Project:  Sargent Rd Project #  185082 
 

Project Address:  Sargent Rd. City:  Sunapee State: NH 
 

Zip: 03782 
 

Date Start:  9/22/2022 
 

Date End: 9/22/2022 Location:  See Plan 

Casing Type & size:  FJ 4”ID 
Hammer wt.: 300lb. 
Hammer fall: 30”. 

Sampler:  SS 1 3/8 
Hammer wt.: 140lb. 
Hammer fall: 30”. 

Core Barrel:  NQ 
Size: 1 7/8 dia 
 

 

G  R  O  U  N  D  W  A  T  E  R         O  B  S  E  R  V  A  T  I  O  N 
Date: 

 

Depth: 
12’ 

Casing:  
 

Stabilization Period 
 

DP S# DEPTH PEN REC BLOWS/6” S/C SAMPLE DESCRIPTION 
- S-1 0’ – 2’ 24” 16” 16-20-24-28  Dry, dense, gray, fine to coarse SAND and GRAVEL, trace 

-       Silt fill. 

-        

- S-2 4’ – 6’ 24” 0” 6-2-4-4  Rock stuck in tip of spoon, possible fill. 

5’0”        

-        

-        

-        

-      10’ Note: hitting cobble, advancing casing. 

10’0” S-3 10’ – 12’ 24” 4” 3-3-7-25  Wet, loose, gray, fine to coarse SAND, some fine to medium 

-       Gravel, trace cobbles. 

-        

-      13’6”  

-        

15’0”       Note: cobble at 15’ took sample at 16’ 

- S-4 16’ – 17’6” 18” 15” 34-48-82  Wet, very dense, gray, fine SAND and SILT, some fine  

-       Gravel, trace Cobbles. 

-        

-        

20’0” S-5 20’ – 21’6” 18” 13” 39-82-84  Wet, very dense, gray, fine SAND and SILT, some fine to 

-       medium Gravel. 

-        

-        

-        

25’0” S-6 25’ – 27’ 24” 24” 15-18-29-38  Wet, dense, gray, fine SAND and SILT. Trace fine Gravel. 

-        

-        

-        

-        

30’0” S-7 30’ – 32’ 24” 24” 20-20-32-24  
32’ 

Wet, very dense, gray, fine SAND and SILT, trace fine 

Gravel, trace Clay. 

-       B.O.E 32’ 

Driller: Mark D’Ambrosio  Helpers:   Cody Richards 
 

Inspector:  Jason Ross 

Remarks:   
S/#:  Sample PEN:  Penetration REC:  Recovery S/C:  Strata Change     
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Proposed Septic Rules for the Town of Sunapee 
Final 1-25-23 

 
 
Authority:  Health Officers  

NH RSA 147:10 grants municipal health officers, with the approval of the Board of Selectmen 
(NH RSA 147:1), authority to adopt regulations that will ensure that wastewater disposal systems 
shall not be a nuisance or injurious to public health.  
 
General Purpose and Intent 

1) Protect the quality of the surface waters of Lake Sunapee, which is the major public water 
supply for the Town of Sunapee 

2) Protect the quality of ground water in the lakes, ponds and Sugar River in the Town of 
Sunapee 

3) Protect public health through prevention of human contact with sewage and related 
pathogens 

4) Prevent increased nitrogen and phosphorus accumulations and related pathogens from 
entering the lakes, ponds, rivers, streams and aquifer recharge areas 

5) Provide a proactive approach towards septic systems posing higher risk and significance of 
failure within the Shoreland Overlay District. 

 

Reference & Definitions  

All terms used herein shall have the same definitions as found in State regulations and references 
based on Chapter Env-Wq 1000 “Subdivisions; Individual Sewage Disposal Systems” with 
Statutory Authority RSA 485-A:6, latest effective date Oct. 1, 2016 or most recent. 

 

Applicability 

These regulations apply to all sewage disposal systems on private septic system located wholly, 
or part within the Shoreline Overlay District, (within 250 feet of lakes & ponds over 10 acres in 
size and fourth order streams) as well as all commercial food preparation facilities within the 
entire Town of Sunapee on a septic system. 

 

Septic Tank Pumping 

All septic tanks to be pumped on the following schedule: 

All developed properties with septic systems in the Shoreline Overlay District  in the Town of 
Sunapee shall be pumped a minimum of once every three years. 
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In cases where a septic tank or pump chamber has not been pumped out in the three years prior 
to the adoption of this regulation, such systems shall be pumped out within one year of the 
effective date of this regulation. 

Exceptions 

Exceptions to these regulations are to be determined by the Town Selectboard or its 
designee. 

Holding Tank Exception: Properties that have a ‘holding tank’ system, shall abide by 
the NHDES regulations, which currently require the holding tank to be pumped when the 
tank is at 80% capacity. 

Grease Trap Exception:  All commercial Food preparation facilities within the Town of 
Sunapee, on a septic system are required to have a grease trap system installed. All grease 
trap systems must be pumped per manufacturer’s or service providers recommendation 
but no less than twice a year. 

Owners of Residential properties occupied by 2 or fewer persons and owners of 
properties used on a strictly seasonal use may apply to the Board of Selectmen, or 
designee, for a waiver of the 3 year requirement.  In no case shall a septic tank be 
pumped less often than once every 6 years. 

Waivers shall not be granted for commercial or any type of Short Term Rental (STR) 
properties. 

The Health Officer shall maintain  a list of approved proprietary Innovative/Alternatative 
Technology (ITA) septic systems as defined in NHDES Env-Wq1024. Such systems shall 
be pumped out, inspected and maintained at a frequency specified by the ITA 
manufacturer. The Health Officer may also request inspection records from the 
manufacturers of the ITA systems. 

 

Sale of property within Shoreland Overlay District 

When a developed waterfront property is sold or transferred, a copy of the Waterfront Property 
Site Assessment Study required by NHDES Env-Wq 1025 regulations must be submitted to 
the Town either by the seller or their Agent within 10 days of the sale of property.  

 

Adoption 

A) These regulations shall be administered by the Code Enforcement Officer and/or Health 
Officer or by such person as the Board of Selectmen may designate. Any person willfully 
violating these regulations shall be guilty of a violation. 
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B) Prior to the effective date of this regulation, the owners of all affected properties shall be 
provided with a written notice of the requirements of these regulations. 
 

 
C) Property owners who have had their septic tanks pumped within 3 years prior to the 

effective date of this regulation shall provide the Health Officer, or designee, with 
documentation of such pumping, failing which it,  shall be presumed that the septic tank 
pumped has not been pumped within 3 years prior to the effective date of this regulation. 
 

D) Property owners who have their septic tank/ holding tank/ grease trap pumped out after the 
effective date of this regulation shall provide the Health Officer or designee with 
documentation of the pumping, including receipts from the Company that did the 
pumping, and the approximate gallons of septage pumped. Such information shall be 
provided within 10 days of the pumping. 

 

  
Douglas Gamsby  
Health Officer, Town of Sunapee 
 
 
 
 



 

OFFICE HOURS: Mon., Tues., Thurs., Fri. – 8:00 A.M. to 5:00 P.M. • Wed. – 8:00 A.M. to 1:00 P.M. 

TOWN OF SUNAPEE 
Post Office Box 717 

23 Edgemont Road 

Sunapee, New Hampshire 03782-0717 

Phone: (603) 763-2212     Fax: (603) 763-4925 

 

CERTIFICATE OF APPOINTMENT 

TOWN OF SUNAPEE, NEW HAMPSHIRE 
 

To, Sylvia Kellner, of Sunapee, NH in the 

County of Sullivan 
 

Whereas, there is a vacancy on the Conservation Commission Committee in said town and whereas 

we, the subscribers, have confidence in your ability and integrity to perform the duties of said office, we 

do hereby appoint you Sylvia Kellner as a member of the Conservation Commission Committee of 

said town; and upon your taking the oath of office, and having this appointment and the certificate of 

said oath of office recorded by the town clerk, you shall have the powers, perform the duties, and be 

subject to the liabilities of such office, until another person shall be chosen and qualified in your stead. 

This term expires April 12, 2026.  
 

 Given under our hands this the 6th day of March 2023 

__________________________________ 

 

__________________________________ 

 

__________________________________   

 

__________________________________ 

 

__________________________________ 

 

I, Sylvia Kellner, do solemnly swear that I will faithfully and impartially discharge and perform all the 

duties incumbent on me as a member of the Conservation Commission Committee according to the 

best of my abilities, agreeably to the rules and regulations of the constitution and laws of the State of 

New Hampshire.  So Help Me God. 
 

STATE OF NEW HAMPSHIRE, ss. 

SULLIVAN COUNTY 
 

Personally, appeared the above named Sylvia Kellner who took and subscribed the foregoing oath.  

Before me, 
 

Date _____________________20    

 Received and Recorded  ______________________________ 

 

      _____________________________ 

      Town Clerk 





























































THE STATE OF NEW HAMPSHIRE 
HOUSING APPEALS BOARD 

 
Governor Gallen State Office Park 
Johnson Hall, 107 Pleasant Street 
Concord, New Hampshire 03301 
Telephone: (603) 271-1198 
TTY/TDD Relay: (800) 735-2964 
Visit us at https://hab.nh.gov  

HOUSING APPEALS BOARD 
   ORDER #2023-007 
   PAGE 1 OF 8 

 
Case Name:  Peter Hoekstra and Elizabeth Hoekstra v. Town of Sunapee 
Case Number:  ZBA-2022-21 
 

ORDER 
 

 This matter concerns the appeal filed by Peter Hoekstra and Elizabeth Hoekstra 

(together, the “Applicant”) of a decision by the Town of Sunapee (“Town” or “Sunapee”) Zoning 

Board of Adjustment (“ZBA”) denying the Applicant’s administrative appeal concerning their use 

of a travel trailer on their property in Sunapee.  

 

FACTS 
 The Applicant owns certain property located at 25 Maple Street in Sunapee, also known 

in the Town’s tax records as Parcel ID: 0133-0104-0000 (“Property”). Certified Record (“CR”) at 

pp. 1, 10. The Property is located in the Town’s Village-Residential (“VR”) district, CR 10, and is 

currently improved with a single-family dwelling unit that is used as the Applicant’s primary 

residence. CR 10. The Applicant also maintains a single travel trailer (“Trailer”) on the Property, 

which they use as a short-term rental.1 CR 10, 32, 46-61. See also Applicant’s Appeal of Zoning 

Board Decision, ¶¶ 4, 7. 

By letter dated April 19, 2022, the Town’s zoning administrator notified the Applicant that 

their use of the Trailer violated the Town’s Zoning Ordinance (“Ordinance”) in that it “cannot be 

used as a dwelling, it must be hooked up to an approved water & sewer system.” CR 1. 

Subsequently, as indicated in correspondence dated June 13, 2022, the zoning administrator 

determined that the use of the travel trailer did not violate water or sewer requirements. CR 30. 

At the same time, however, the zoning administrator determined that the Applicant’s use of the 

 
1  The record reflects that the Applicant lists the Trailer on Airbnb for nightly (i.e., transient) rentals, 
for a fee. CR 10, 46-61. The Airbnb listing refers to the Trailer as a “camper/rv” and is advertised as a 
“Sunapee Harbor Minimalist Retreat.” CR 46. House rules reflect the existence of check-in and checkout 
times. CR 59. 

https://hab.nh.gov/
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Trailer for short-term rental use was prohibited under Section 4.20 of the Ordinance, CR 31, 

which states that “[a]ny use not specifically permitted is prohibited.” CR 213. 

On June 30, 2022, the Applicant filed its administrative appeal of the zoning 

administrator’s June 13th determination. CR 36. The ZBA heard the Applicant’s appeal at its 

meeting on July 19, 2022. CR 83. At the conclusion of such hearing, by a 4-1 margin, the ZBA 

voted to uphold the zoning administrator’s decision and to deny the Applicant’s appeal. CR 87. 

A written decision dated July 19, 2022 followed. CR 89. On August 11, 2022, the Applicant filed 

its request for rehearing with the Town, CR 90, which was denied by the ZBA at its meeting on 

September 1, 2022, CR 185, with a written decision issued on September 6, 2022. CR 191. 

 The Applicant filed its appeal with the Housing Appeals Board (“Board”) on 

September 27, 2022. A prehearing conference was held on November 14, 2022, and a hearing 

on the merits was held on November 29, 2022. This decision follows. 

 

LEGAL STANDARDS 

 The Housing Appeals Board’s review of any Zoning Board of Adjustment decision is 

limited. It will consider the Zoning Board’s factual findings prima facie, lawful, and reasonable. 

Those findings will not be set aside unless, by a balance of the probabilities upon the evidence 

before it, the Housing Appeals Board finds that the Zoning Board decision was unlawful or 

unreasonable. See RSA 679:9. See also, Lone Pine Hunters Club v. Town of Hollis, 149 N.H. 

668 (2003) and Saturley v. Town of Hollis Zoning Board of Adjustment, 129 N.H. 757 (1987). 

The party seeking to set aside a Zoning Board decision bears the burden of proof to show that 

the order or decision was unlawful or unreasonable. RSA 677:6. 

 

DISCUSSION 
 This issue in this case is discrete. It involves a straightforward interpretation of the 

Ordinance. Specifically, at issue is whether the Applicant’s use of the Trailer as a short-term 

rental is permitted under the Ordinance. As such, a review of the applicable provisions of the 

Ordinance is necessary. 

 

 I.  The Ordinance 

To begin, Section 4.20 of the Ordinance establishes a “permissive” ordinance, meaning 
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that all uses that are not expressly allowed are prohibited. See Working Stiff Partners v. City of 

Portsmouth, 172 N.H. 611, 616 (2019). Section 4.10 of the Ordinance lists permitted uses in 

each zoning district. Its introduction states: 

The following uses are permitted in each zoning district, subject to the other provisions 
of this ordinance. Whenever a use is permitted by right or special exception in any 
district, it may be used in conjunction with any other permitted or special exception 
use in that district. All uses are subject to other provisions of this ordinance[.] 

Pursuant to Section 4.10, the following uses are permitted within the VR district: 

Permitted by Right: 
Accessory Uses 
Assembly Halls 
Banks 
Bed & Breakfast, Tourist Homes, Inns, 

Lodging & Boarding Services  
Churches 
Day Care 
Food Vendor Cart (Adopted 3/08/2022) 
Funeral Homes 
Home Business 
Home Occupation Services 
Laundromat & Dry Cleaners 
Motels & Hotels 
Multi-Family Dwellings (3 to 5 Units) 

Municipal Buildings & Facilities 
Museums & Galleries 
Nursing & Convalescent Homes 
Playhouse/Performing Arts/Theatre 
Post Offices 
Professional Offices & Clinics 
Restaurants (excluding Drive-in  
Restaurants) 
Retail (up to 15,000 SF) 
Schools (Public & Private) 
Shopping Centers (up to 15,000 SF) 
Single-Family Dwellings 
Two-Family Dwellings

 
Permitted by Special Exception: 
Accessory use/wind generation systems (Adopted 3/10/09) 
Auto, Boat & Engine Repair Shops 
Marinas 
Veterinarians 
Yards, (Lumber, Etc.) 
 

Finally, Section 3.40(m) relates to travel trailers. It states: 

Travel Trailers, which include, but are not limited to, camper trailers, motor homes, 
recreational vehicles, tent trailers and truck campers, are permitted subject to the 
following restrictions: 

1) The owner of a travel trailer may store up to two (2) such trailers on his/her 
property in as inconspicuous a location as possible; 

2) A travel trailer may be used for temporary sleeping quarters for not more 
than 90 days per 12-month period unless a Certificate of Compliance is 
issued. Sewage disposal must be in compliance with New Hampshire Water 
Supply and Pollution Control regulations or approved by the Sunapee Water 
and Sewer Department if on municipal sewer; 
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3) All travel trailers used for temporary sleeping quarters must be in 
compliance with all other provisions of this ordinance including building 
setbacks; 

4) If three (3) or more travel trailers are to be placed on an individual lot and 
used as sleeping quarters, a Site Plan Review approval must be granted by 
the Planning Board. (Adopted 3/9/2004) 

(Emphasis added.)2 

 II.  Canons of Statutory Construction 

Interpreting a zoning ordinance is legal exercise that requires the application of rules of 

statutory construction. As summarized in Working Stiff, 172 N.H. at 616: 

The interpretation of an ordinance is a question of law and requires us to determine 
the intent of the enacting body. We use the traditional rules of statutory 
construction when interpreting zoning ordinances. We construe the words and 
phrases of an ordinance according to the common and approved usage of the 
language, but where the ordinance defines the terms in issue, those definitions will 
govern. Furthermore, we determine the meaning of a zoning ordinance from its 
construction as a whole, not by construing isolated words or phrases. When the 
language of an ordinance is plain and unambiguous, we need not look beyond the 
ordinance itself for further indications of legislative intent. 
 

(internal citations omitted). 

 III.  Arguments 

 The Applicant contends that the ZBA erred in upholding the zoning administrator’s 

determination because the Ordinance permits the occupancy of travel trailers. The Applicant’s 

primary argument relies upon Section 3.40(m) of the Ordinance, which provides that “a travel 

trailer may be used for temporary sleeping quarters for not more than 90 days per 12-month 

period[.]” The Applicant asserts that this language, together with the fact that rentals are 

permitted throughout the Town, confers them with the authority to use the Trailer for short-term 

rentals. The Town responds by pointing to the permissive nature of the Ordinance, as set up in 

Section 4.20, and contends that the Applicant’s use of the Trailer for short-term rental is 

prohibited as it does not fall within any of the permitted uses listed in Section 4.10. 

 Here, the Applicant’s argument relies on the language of Section 3.40, which arguably 

supports the Applicant’s position when viewed in isolation. However, it does so at the exclusion 

of the plain language contained within Sections 4.10 and 4.20. Critically, the Applicant does not 

 
2  The record does not reveal the legislative intent behind the passage of Section 3.40(m). 



 

HOUSING APPEALS BOARD 
   ORDER #2023-007 
   PAGE 5 OF 8 

purport to use the Trailer as any of the allowed uses, which include accessory uses. Rather, the 

Applicant’s position altogether bypasses Sections 4.10 and 4.20 of the Ordinance, which list 

those uses that are allowed in the Town and prohibit all others. Such a position runs counter to 

the above-referenced rules of statutory construction, which require that attention must be paid 

to the ordinance as a whole, and not select provisions in isolation. See Working Stiff, 172 N.H. 

at 616. 

The introductory language within Section 4.10 provides additional evidence that any 

inquiry into permitted uses in the Town must include its consideration. Section 4.10 states that 

the listed uses are permitted “subject to the other provisions of [the Ordinance],” and that “[a]ll 

uses are subject to other provisions of this ordinance[.]” Here, the use of the phrase “subject to” 

is telling as it indicates that the primary uses may be dependent upon, or affected by, other 

provisions within the Ordinance. See Merriam-Webster.com, https://www.merriam-

webster.com/dictionary/subject%20to (defining “subject to,” in relevant part as “affected by or 

possibly affected by (something)” (last visited January 27, 2023). Regardless of precisely how 

one defines “subject to,” the phrase indicates a link between the permitted uses and the 

remaining provisions within the Ordinance. By ignoring Sections 4.10 and 4.20 of the Ordinance, 

the Applicant’s argument severs such link, unreasonably. 

 Furthermore, the location of Section 3.40(m) within the structure of the Ordinance 

provides additional context in this case. Whereas Article IV of the Ordinance is titled “use 

regulations,” Article III of the Ordinance is titled “dimensional controls.” Article III includes 

standard requirements for lot size, frontage, setbacks, etc. Specifically, Section 3.40 is titled 

“additional requirements,” and contains miscellaneous provisions, most of which primarily relate 

to aspects of dimensional requirements in the Ordinance. See, e.g., § 3.40(c), (d), (f), (h), (i), (j), 

(l), (n), and (o). It is here – in the Article of the Ordinance titled “dimensional controls,” in a section 

titled “additional requirements” – where Section 3.40(m) resides. In light of this organization, it 

is difficult to envision that the intent of Section 3.40(m) was to create a new, independent 

permitted use untethered from Section 4.10.  

 The Applicant also asserts that the Trailer falls under the definition of a “dwelling unit,” 

which, under the Ordinance, may be rented. See Article XI (definitions). However, even if a travel 

trailer can be a rentable dwelling unit in theory, that fact does not automatically mean that the 

Applicant’s particular use of its travel trailer is allowed under the Ordinance. The Town’s 

https://www.merriam-webster.com/dictionary/subject%20to
https://www.merriam-webster.com/dictionary/subject%20to
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objection is not to the rental aspect, necessarily, but the use of the Trailer as a short-term 

vacation rental for transient use. The distinction may be subtle, but reference to Section 4.20’s 

list of permitted uses provides some clarity. There, it is evident that the Town’s list of permitted 

uses does not concern itself with the ability for one to rent property. Rather, it regulates how 

property can be used. 

Section 4.20 also shows that the Ordinance does, in fact, allow for certain short-term 

sleeping accommodations in the VR district. It does so by allowing “Bed & Breakfast, Tourist 

Homes, Inns, Lodging & Boarding Services[,]” which Article XI defines as “[a]n owner occupied 

single family dwelling in which no more than ten (10) rooms are used to provide transient 

sleeping accommodations, with meals served to guests only.”3 Thus, the Ordinance reflects a 

clear intent to regulate short-term transient use in the VR district, under certain conditions, 

including that such use take place in an owner occupied, single-family dwelling. Here, the 

Applicant’s propose a variant of short-term transient use that is not specifically allowed under 

the Ordinance. As discussed previously, under the Ordinance, any use that is not specifically 

allowed is prohibited. 

 Moreover, on its face, Section 3.40(m) does not provide for “transient” sleeping 

accommodations, as is permitted at times under the Ordinance. “Transient” sleeping 

accommodations are allowed in certain districts when a property is used as a “Bed & Breakfast, 

Tourist Homes, Inns, Lodging & Boarding Services” or a “Hotel & Motel.” See Article XI 

(definitions). Rather, Section 3.40(m) allows a trailer to be used for “temporary sleeping 

quarters.” As noted by the Town, there is a material distinction between transient sleeping 

accommodations and temporary sleeping quarters. Based on standard dictionary definitions,4 

the former implies brief lodging for visitors, while the latter suggests that the lodging itself is 

 
3  The Applicant originally argued that the Trailer fell under this definition as a tourist home, CR 32, 
but does not present such argument on appeal. 
4  None of these terms are defined in the Ordinance, so common dictionary definitions provide 
instruction. “Transient” is defined as “passing especially quickly into and out of existence” or “passing 
through or by a place with only a brief stay or sojourn.” Merriam-Webster.com, https://www.merriam-
webster.com/dictionary/transient (last visited January 27, 2023). “Accommodation” is defined as “lodging, 
food, and services or traveling space and related services” Id. at https://www.merriam-
webster.com/dictionary/accommodation (last visited January 27, 2023). “Temporary” is defined as 
“lasting for a limited time” Id. at https://www.merriam-webster.com/dictionary/temporary (last visited 
January 27, 2023). “Quarters” is defined as “to provide with lodging or shelter” Id. at https://www.merriam-
webster.com/dictionary/quarters (last visited January 27, 2023). 

https://www.merriam-webster.com/dictionary/transient
https://www.merriam-webster.com/dictionary/transient
https://www.merriam-webster.com/dictionary/accommodation
https://www.merriam-webster.com/dictionary/accommodation
https://www.merriam-webster.com/dictionary/temporary
https://www.merriam-webster.com/dictionary/quarters
https://www.merriam-webster.com/dictionary/quarters
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somehow limited. The use of two different terms indicates a legislative intent for two different 

meanings. See City of Concord v. State of N.H., 164 N.H. 130, 141 (2012). The fact that the 

Ordinance does not allow travel trailers to be used for transient sleeping accommodations further 

supports the ZBA’s denial of the Applicant’s administrative appeal. 

Finally, the Applicant contends that the ZBA’s decision was unlawful because (1) the 

Town has previously approved an unrelated travel trailer in Town as a dwelling unit for use as a 

rental, see CR 93, and (2) many other short-term rentals are allowed throughout the Town. 

CR 94-182. Thus, the Applicant reasons, it was arbitrary and unlawful for the Town to deny its 

request to use the Trailer for short-term rentals.  

However, the specific example cited to by the Applicant at page 93 of the record shows 

that the Town permitted the structure for occupancy for more than three months per year. 

Regardless of how the Trailer is currently being used, the face of the certificate of zoning 

compliance does not indicate that the structure was approved for use as a short-term rental. 

Likewise, with respect to the various other instances of unenforced short-term renters, the record 

does not address whether or not such uses violate the Ordinance. Moreover, the Applicant fails 

to articulate a specific legal theory that would justify its position on this issue. For example, it is 

unclear if the underlying theory is grounded in constitutional principles, whether the doctrine of 

administrative gloss should apply, or whether the Applicant is the subject of selective 

enforcement. Merely asserting arbitrary treatment, without specific and credible evidence, does 

not satisfy the Applicant’s burden to demonstrate that the ZBA acted unreasonably or unlawfully 

in denying the Applicant’s administrative appeal. 

 

 
 
CONCLUSION 

Based on the foregoing, upon a balancing of the probabilities, the Housing Appeals Board 

ORDERS as follows: 

1. The decision of the Town of Sunapee Zoning Board of Adjustment denying the 
Applicant’s administrative appeal is AFFIRMED, consistent with this Order; 

2. The Applicant’s appeal is DENIED; and 
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3. The Town’s requests for findings of fact and rulings of law which are consistent with
this Order are APPROVED; the balance are DENIED.

HOUSING APPEALS BOARD 
ALL MEMBERS CONCURRED 
SO ORDERED: 

Date: January 30, 2023 Elizabeth Menard, Clerk 



STATE OF NEW HAMPSHIRE
HOUSING APPEALS BOARD

PETER & ELIZABETH HOEKSTRA
v.

TOWN OF SUNAPEE

DOCKET #ZBA-2022-21

MOTION FOR RECONSIDERATION

NOW COME Peter Hoekstra and Elizabeth Hoekstra, by and through their attorneys, and

respectfully request pursuant to Rule Hab 201.32(a) that the Housing Appeals Board reconsider

its Order issued on January 30, 2023, and state as follows:

The Board’s Order states that “the Applicant does not purport to use the Trailer as any of

the allowed uses.” Order, page 4-5. None of the uses listed in Sections 4.10 are appropriate in a

travel trailer. Section 4.20 prohibits any use not specifically permitted but Section 4.20 does not

restrict that word “permitted” to only those uses in 4.10. Regardless of its placement in the

Ordinance, the language of Section 3.40(m) of the Ordinance unambiguously permits temporary

sleeping use of a travel trailer.

The Order fails to describe what the Applicants’ proposed use is, but proceeds to define

the applicants’ use for “transient” sleeping accommodations in a travel trailer. Order, p. 6.

Although the Hoekstras never used the word “transient” to describe their proposed use of the

travel trailer, the Order does so and, having defined Appellants’ use as transient, finds that

transient use is not permitted. The finding that the Hoekstras’ intended use is “transient” rather
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than “temporary,” which is specifically permitted under Section 3.40(m), is not supported in the

Record or reasonable.

The Board referred to the on-line dictionary Merriam-Webster.com, to explain how

“temporary” differs from “transient.” Order, p. 6, fn. 4. However, a review of the on-line

dictionary Merriam-Webster.com cited by the Order lists “temporary” as synonymous with

“transient” along with the other following words: brief, deciduous, ephemeral, evanescent, flash,

fleeting, fugacious, fugitive, impermanent, momentary, passing, short-lived, temporary,

transitory. The on-line dictionary also provides synonyms for “temporary” which include:

impermanent, interim, provisional, provisionary, provisory, short-term. Both temporary and

transient describe the same short-term use. The attached pages from Roget’s Thesaurus further

demonstrate that the two words are synonymous.

While the use of different words in an ordinance may indicate different intents,

“transient” and “temporary” are synonyms. The activity of one sleeping in a travel trailer for a

night, or a week, or a month - so long as not for longer than 90 days per year - is temporary and

transient. The activity of sleeping in a travel trailer - whether by a friend, relative or stranger -

results in that same activity, namely “sleeping.”  Although the Ordinance specifically permits a

travel trailer to be used for temporary sleeping quarters, the result of the Board’s Order is to

prohibit any such use and eliminate Section 3.40(m)(2) from the Ordinance. Now, no one may

use a travel trailer for any sleeping accommodations since any temporary use will be deemed

2
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transient.1

The conclusion of the Board’s Order results in an inconsistent and contradictory

interpretation of the literal words of the Ordinance. The Board’s Order is in error and the

Hoekstras respectfully request that the Board reconsider its Order.

February 21, 2023 Respectfully submitted,
Peter & Elizabeth Hoekstra
By their attorneys
Schuster, Buttrey & Wing, P.A.

By: /s/ Barry C. Schuster, Bar #2280
79 Hanover Street, PO Box 388
Lebanon, NH 03766
603-448-4780
barry@ivylegal.com

Certification

I hereby certify that a copy of this Motion for Reconsideration has this day, February 21,
2023, been mailed and e-mailed to Cordell A. Johnston, Esq., counsel for the Town of Sunapee,
NH.

By:  /s/ Barry C. Schuster   
Barry C. Schuster, Esq. - #2280 

1  The reference to the other travel trailer in Sunapee was only intended to demonstrate
that the Town had already interpreted the Ordinance to permit a travel trailer to be used “per
Sunapee Zoning Ordinance 3.40(m)2” ... “as a rental property” for sleeping accommodation.
Additionally, the Town acknowledged at the hearing that “renting” per se was not a violation.

3









ALL FUNDS  Periods: 2023-02 thru 2023-02 [16.67% of Year] Include: Revenues -

Revenue Report Monthly BOS

Account # Account Title Est. Revenue YTD Rev. Uncollected % Coll.PTD Rev. Prior YTD Rev.

01 - GENERAL FUND
3190 - PENALTIES AND INTEREST
01-3190-01-902 INTEREST & COSTS 0.00 9,819.22 (9,819.22) 0.006,353.46 0.00

0.00 9,819.22 (9,819.22) 0.006,353.46 0.003190 - PENALTIES AND INTEREST

3220 - MOTOR VEHICLE PERMIT FEES
01-3220-01-906 AUTO REGISTRATIONS 0.00 125,558.50 (125,558.50) 0.0056,057.00 0.00

01-3220-01-907 SNOWMOBILE AND ATV FEES 0.00 124.00 (124.00) 0.0016.00 0.00

0.00 125,682.50 (125,682.50) 0.0056,073.00 0.003220 - MOTOR VEHICLE PERMIT FEES

3230 - BUILDING PERMITS
01-3230-01-909 SITE PLAN REVIEW FEES 0.00 300.00 (300.00) 0.00150.00 0.00

01-3230-01-910 CERTIFICATE OF COMPLIANCE FEES 0.00 3,525.00 (3,525.00) 0.00862.50 0.00

0.00 3,825.00 (3,825.00) 0.001,012.50 0.003230 - BUILDING PERMITS

3290 - OTHER LICENSSES, PERMITS AND FEES
01-3290-01-907 BOAT REGISTRATIONS/FEES 0.00 724.20 (724.20) 0.00152.60 0.00

01-3290-01-912 DOG LICENSES/FEES 0.00 533.50 (533.50) 0.00130.00 0.00

01-3290-01-915 VITALS-BIRTH & DEATH 0.00 335.00 (335.00) 0.0071.00 0.00

01-3290-01-917 TOWN CLERK FEES 0.00 11.50 (11.50) 0.003.50 0.00

01-3290-01-918 MISC. TC/TC OVERAGES 0.00 (261.50) 261.50 0.00125.70 0.00

0.00 1,342.70 (1,342.70) 0.00482.80 0.003290 - OTHER LICENSSES, PERMITS AND FEES

3354 - STATE - WATER POLLUTION GRANTS
01-3354-01-795 STATE OF NH - WATER GRANT 0.00 7,376.77 (7,376.77) 0.000.00 0.00

0.00 7,376.77 (7,376.77) 0.000.00 0.003354 - STATE - WATER POLLUTION GRANTS

3401 - INCOME FROM DEPARTMENTS
01-3401-01-321 PHOTOCOPY INCOME 0.00 9.25 (9.25) 0.000.00 0.00

01-3401-01-586 RECYCLING INCOME-ALUMINUM 0.00 2,759.07 (2,759.07) 0.001,217.70 0.00

01-3401-01-588 RECYCLING NEWSPAPER 0.00 281.75 (281.75) 0.000.00 0.00

01-3401-01-937 MISC. GENERAL GOV'T INCOME 0.00 100.00 (100.00) 0.000.00 0.00

01-3401-01-950 ZBA INCOME 0.00 600.00 (600.00) 0.00150.00 0.00

01-3401-01-959 [IA] HWY-MATERIALS SOLD 0.00 400.00 (400.00) 0.000.00 0.00

0.00 4,150.07 (4,150.07) 0.001,367.70 0.003401 - INCOME FROM DEPARTMENTS

3404 - GARBAGE - REFUSE CHARGES
01-3404-01-940 SUNAPEE T/S TICKET SALES 0.00 3,205.00 (3,205.00) 0.00200.00 0.00

0.00 3,205.00 (3,205.00) 0.00200.00 0.003404 - GARBAGE - REFUSE CHARGES

3501 - SALES OF MUNICIPAL PROPERTY
01-3501-01-970 CHECKING ACCOUNT INTEREST EARNED 0.00 6,120.52 (6,120.52) 0.00(6.94) 0.00

Town of SunapeePrinted 3/02/2023 3:06PM Page   1By ALLYSON of   4



ALL FUNDS  Periods: 2023-02 thru 2023-02 [16.67% of Year] Include: Revenues -

Revenue Report Monthly BOS

Account # Account Title Est. Revenue YTD Rev. Uncollected % Coll.PTD Rev. Prior YTD Rev.

0.00 6,120.52 (6,120.52) 0.00(6.94) 0.003501 - SALES OF MUNICIPAL PROPERTY

0.00 161,521.78 (161,521.78) 0.0065,482.52 0.0001 - GENERAL FUND

02 - HYDRO FUND
3409 - OTHER CHARGES FOR SERVICES
02-3409-99-000 HYDRO - SALE OF ELECTRICITY 0.00 150,310.99 (150,310.99) 0.0091,419.65 0.00

0.00 150,310.99 (150,310.99) 0.0091,419.65 0.003409 - OTHER CHARGES FOR SERVICES

3501 - SALES OF MUNICIPAL PROPERTY
02-3501-99-971 HYDRO INTEREST EARNED 0.00 130.62 (130.62) 0.000.00 0.00

0.00 130.62 (130.62) 0.000.00 0.003501 - SALES OF MUNICIPAL PROPERTY

0.00 150,441.61 (150,441.61) 0.0091,419.65 0.0002 - HYDRO FUND

04 - WATER DEPT
3401 - INCOME FROM DEPARTMENTS
04-3401-99-000 DUE FROM WATER FOR MONTHLY EXPENSES 0.00 63,595.76 (63,595.76) 0.0063,595.76 0.00

0.00 63,595.76 (63,595.76) 0.0063,595.76 0.003401 - INCOME FROM DEPARTMENTS

0.00 63,595.76 (63,595.76) 0.0063,595.76 0.0004 - WATER DEPT

07 - SPECIAL RECREATION FUND
3401 - INCOME FROM DEPARTMENTS
07-3401-07-151 SPEC REC - Basketball 0.00 3,955.00 (3,955.00) 0.003,955.00 0.00

07-3401-99-700 SPEC REC - Baseball, Softball, Babe Ruth 0.00 4,160.00 (4,160.00) 0.001,305.00 0.00

07-3401-99-708 SPEC REC - Track & Field 0.00 70.00 (70.00) 0.0035.00 0.00

07-3401-99-717 SPEC REC - SUMMER CAMP 0.00 20,795.00 (20,795.00) 0.0020,795.00 0.00

07-3401-99-902 SPEC REC - Boot Camp 0.00 800.00 (800.00) 0.00600.00 0.00

0.00 29,780.00 (29,780.00) 0.0026,690.00 0.003401 - INCOME FROM DEPARTMENTS

3503 - RENTS OF PROPERTY
07-3503-00-000 SPEC REC - ONLINE PAYMENT CASH DISCREPANCIES 0.00 (0.01) 0.01 0.000.00 0.00

0.00 (0.01) 0.01 0.000.00 0.003503 - RENTS OF PROPERTY

0.00 29,779.99 (29,779.99) 0.0026,690.00 0.0007 - SPECIAL RECREATION FUND

08 - LAND DISTURBANCE ESCROW ACCOUNT
3509 - OTHER MISCELLANEOUS REVENUE
08-3509-00-000 INTEREST REVENUE ON LAND BONDS 0.00 0.08 (0.08) 0.000.00 0.00

0.00 0.08 (0.08) 0.000.00 0.003509 - OTHER MISCELLANEOUS REVENUE

0.00 0.08 (0.08) 0.000.00 0.0008 - LAND DISTURBANCE ESCROW ACCOUNT

09 - PLANNING AND ZONING ESCROW FUND
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ALL FUNDS  Periods: 2023-02 thru 2023-02 [16.67% of Year] Include: Revenues -

Revenue Report Monthly BOS

Account # Account Title Est. Revenue YTD Rev. Uncollected % Coll.PTD Rev. Prior YTD Rev.

3401 - INCOME FROM DEPARTMENTS
09-3401-21-801 Bell Construction Oversight Bond 0.00 254.61 (254.61) 0.00254.61 0.00

09-3401-21-802 AUBUCHON REALTY COMPANY CASH BOND 0.00 1,153.50 (1,153.50) 0.001,153.50 0.00

0.00 1,408.11 (1,408.11) 0.001,408.11 0.003401 - INCOME FROM DEPARTMENTS

0.00 1,408.11 (1,408.11) 0.001,408.11 0.0009 - PLANNING AND ZONING ESCROW FUND

11 - SPECIAL REC - SPECIAL REVENUE - DONATIONS
3501 - SALES OF MUNICIPAL PROPERTY
11-3501-00-000 SPEC REC DONATION ACCOUNT - INTEREST EARNED 0.00 47.54 (47.54) 0.000.00 0.00

0.00 47.54 (47.54) 0.000.00 0.003501 - SALES OF MUNICIPAL PROPERTY

3508 - CONTRIBUTIONS AND DONATIONS
11-3508-00-001 SPEC REC - SPECIAL REVENUE - DONATION REVENUE 0.00 2,000.00 (2,000.00) 0.001,000.00 0.00

0.00 2,000.00 (2,000.00) 0.001,000.00 0.003508 - CONTRIBUTIONS AND DONATIONS

0.00 2,047.54 (2,047.54) 0.001,000.00 0.0011 - SPECIAL REC - SPECIAL REVENUE - DONATIONS

15 - CONSERVATION COMISSION FUND
3501 - SALES OF MUNICIPAL PROPERTY
15-3501-99-971 CONSERVATION COMMISSION FUND INTEREST EARNED 0.00 5.55 (5.55) 0.000.00 0.00

0.00 5.55 (5.55) 0.000.00 0.003501 - SALES OF MUNICIPAL PROPERTY

0.00 5.55 (5.55) 0.000.00 0.0015 - CONSERVATION COMISSION FUND

16 - DEWEY WOODS
3501 - SALES OF MUNICIPAL PROPERTY
16-3501-99-340 DEWEY WOODS INTEREST EARNED 0.00 0.35 (0.35) 0.000.00 0.00

0.00 0.35 (0.35) 0.000.00 0.003501 - SALES OF MUNICIPAL PROPERTY

0.00 0.35 (0.35) 0.000.00 0.0016 - DEWEY WOODS

19 - TOWN FOREST FUND
3501 - SALES OF MUNICIPAL PROPERTY
19-3501-99-971 TOWN FOREST FUND INTEREST EARNED 0.00 3.66 (3.66) 0.000.00 0.00

0.00 3.66 (3.66) 0.000.00 0.003501 - SALES OF MUNICIPAL PROPERTY

0.00 3.66 (3.66) 0.000.00 0.0019 - TOWN FOREST FUND

22 - SPECIAL DETAIL
3409 - OTHER CHARGES FOR SERVICES
22-3409-99-140 POLICE SPECIAL DETAIL INCOME 0.00 1,159.65 (1,159.65) 0.000.00 0.00

0.00 1,159.65 (1,159.65) 0.000.00 0.003409 - OTHER CHARGES FOR SERVICES

0.00 1,159.65 (1,159.65) 0.000.00 0.0022 - SPECIAL DETAIL
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Revenue Report Monthly BOS

Account # Account Title Est. Revenue YTD Rev. Uncollected % Coll.PTD Rev. Prior YTD Rev.

0.00 409,964.08 (409,964.08) 0.00249,596.04 0.00
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ALL FUNDS  Periods: 2023-02 thru 2023-02 [16.67% of Year] Include: - Expenditures

Expenditure Report Monthly BOS

Total Budget EncumberedYTD Expended Available % Exp.PTD Expended(Seg1-FUND - Seg2-PRIMARY)

01 - GENERAL FUND
0.00 0.0056,366.78 (56,366.78) 0.0021,463.024130 - GENERAL GOVERNMENT: EXECUTIVE
0.00 0.0043,903.77 (43,903.77) 0.0024,994.064140 - TOWN CLERK TAX COLLECTOR
0.00 0.00176.70 (176.70) 0.000.004141 - ELECTIONS
0.00 0.00118,188.88 (118,188.88) 0.0051,152.364150 - FINANCIAL ADMINSTRATION
0.00 0.00482.89 (482.89) 0.00224.524152 - REVALUATION OF PROPERTY
0.00 0.008,752.57 (8,752.57) 0.003,311.504153 - LEGAL EXPENSES
0.00 0.00105.04 (105.04) 0.00102.294155 - PERSONNEL ADMINISTRATION
0.00 0.0024,465.82 (24,465.82) 0.0011,097.884191 - PLANNING AND ZONING
0.00 0.0051,028.13 (51,028.13) 0.0025,119.194194 - GENERAL GOVERNMENT BUILDINGS
0.00 0.00254.24 (254.24) 0.000.004195 - CEMETERIES
0.00 0.0011,697.01 (11,697.01) 0.000.004196 - INSURANCE NOT OTHERWISE ALLOCATED
0.00 0.00963.34 (963.34) 0.00766.264197 - ADVERTISING AND REGIONAL ASSOCIATION
0.00 0.001,346.75 (1,346.75) 0.00382.304199 - OTHER GENERAL GOVERNMENT
0.00 0.00133,220.90 (133,220.90) 0.0059,971.894210 - PUBLIC SAFETY: POLICE
0.00 0.000.00 0.00 0.000.004215 - AMBULANCE
0.00 0.0037,033.64 (37,033.64) 0.0016,447.014220 - FIRE
0.00 0.0010,312.44 (10,312.44) 0.007,858.704229 - SAFETY SERVICES BUILDING
0.00 0.000.00 0.00 0.000.004290 - EMERGENCY MANAGEMENT
0.00 0.00289,765.40 (289,765.40) 0.00149,698.744312 - HIGHWAY AND STREETS
0.00 0.001,028.43 (1,028.43) 0.00995.304316 - STREET LIGHTS
0.00 0.0086,386.44 (86,386.44) 0.0037,812.944324 - SOLID WASTE DISPOSAL
0.00 0.0074.35 (74.35) 0.000.004411 - HEALTH: ADMINISTRATION
0.00 0.000.00 0.00 0.000.004414 - PEST CONTROL
0.00 0.000.00 0.00 0.000.004415 - HEALTH AGENCIES AND HOSPITALS
0.00 0.003,485.29 (3,485.29) 0.002,394.234442 - DIRECT ASSISTANCE
0.00 0.0015,417.01 (15,417.01) 0.004,544.394520 - PARKS AND RECREATION
0.00 0.0085,956.74 (85,956.74) 0.0040,828.494550 - LIBRARY
0.00 0.000.00 0.00 0.000.004583 - PATRIOTIC PURPOSES
0.00 0.005,000.00 (5,000.00) 0.005,000.004589 - OTHER CULTURE AND RECREATION
0.00 0.00285.54 (285.54) 0.00285.544611 - CONSERVATION: ADMINISTRATION
0.00 0.0033,733.30 (33,733.30) 0.000.004711 - DEBIT SERVICE: PRINCIPAL - LONG-TERM BONDS AND NOTES
0.00 0.0012,206.48 (12,206.48) 0.000.004721 - INTEREST - LONG-TERM BONDS AND NOTES
0.00 0.000.00 0.00 0.000.004723 - INTEREST ON TAX AND REVENUE ANTICIPATION NOTES
0.00 0.001,597.50 (1,597.50) 0.000.004900 - WARRANT ARTICLES
0.00 0.000.00 0.00 0.000.004931 - TAXES ASSESSED FOR COUNTY

0.00 0.001,033,235.38 (1,033,235.38) 0.00464,450.6101 - GENERAL FUND

02 - HYDRO FUND
0.00 0.0018,061.83 (18,061.83) 0.0011,427.334339 - OTHER WATER
0.00 0.000.00 0.00 0.000.004912 - TRANSFERS TO THE SPECIAL REVENUE FUNDS

0.00 0.0018,061.83 (18,061.83) 0.0011,427.3302 - HYDRO FUND

04 - WATER DEPT
0.00 0.00285,481.24 (285,481.24) 0.0061,765.834335 - WATER TREATMENT

0.00 0.00285,481.24 (285,481.24) 0.0061,765.8304 - WATER DEPT

05 - ARPA
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ALL FUNDS  Periods: 2023-02 thru 2023-02 [16.67% of Year] Include: - Expenditures

Expenditure Report Monthly BOS

Total Budget EncumberedYTD Expended Available % Exp.PTD Expended(Seg1-FUND - Seg2-PRIMARY)

0.00 0.005,886.77 (5,886.77) 0.005,886.774130 - GENERAL GOVERNMENT: EXECUTIVE

0.00 0.005,886.77 (5,886.77) 0.005,886.7705 - ARPA

06 - SCHOOL
0.00 0.002,461.77 (2,461.77) 0.001,737.324800 -

0.00 0.002,461.77 (2,461.77) 0.001,737.3206 - SCHOOL

07 - SPECIAL RECREATION FUND
0.00 0.002,274.46 (2,274.46) 0.001,285.094520 - PARKS AND RECREATION

0.00 0.002,274.46 (2,274.46) 0.001,285.0907 - SPECIAL RECREATION FUND

12 - PISTOL PERMIT FUND
0.00 0.000.00 0.00 0.000.004210 - PUBLIC SAFETY: POLICE

0.00 0.000.00 0.00 0.000.0012 - PISTOL PERMIT FUND

15 - CONSERVATION COMISSION FUND
0.00 0.003,811.25 (3,811.25) 0.003,811.254611 - CONSERVATION: ADMINISTRATION

0.00 0.003,811.25 (3,811.25) 0.003,811.2515 - CONSERVATION COMISSION FUND

19 - TOWN FOREST FUND
0.00 0.000.00 0.00 0.000.004520 - PARKS AND RECREATION

0.00 0.000.00 0.00 0.000.0019 - TOWN FOREST FUND

22 - SPECIAL DETAIL
0.00 0.00514.69 (514.69) 0.00514.694216 -

0.00 0.00514.69 (514.69) 0.00514.6922 - SPECIAL DETAIL

30 - GRANTS
0.00 0.000.00 0.00 0.000.004220 - FIRE

0.00 0.000.00 0.00 0.000.0030 - GRANTS

0.00 0.001,351,727.39 (1,351,727.39) 0.00550,878.89
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Some people who received this message don't often get email from lindagdrohan2@gmail.com. Learn why this is important

FW: [EXTERNAL]Short term rental discussion - Amendment #7

Town Manager <manager@town.sunapee.nh.us>
Tue 2/7/2023 12:04 PM

To: Scott Hazelton <Scotth@town.sunapee.nh.us>;Allyson Traeger <allyson@town.sunapee.nh.us>
Allyson,
 
Can you please make sure this makes it to the BOS agenda packet and the Planning Board agenda packet?
 
Shannon Martinez
Town Manager
23 Edgemont Rd, Sunapee, NH 03782
Office Phone: 603-763-2212
Email: manager@town.sunapee.nh.us
https://www.town.sunapee.nh.us/
 
From: Linda Goehle Drohan <lindagdrohan2@gmail.com>
Sent: Tuesday, February 7, 2023 10:20 AM
To: josh.trow@gmail.com
Cc: Town Manager <manager@town.sunapee.nh.us>; Michael Marquise <Michael@town.sunapee.nh.us>
Subject: [EXTERNAL]Short term rental discussion - Amendment #7
 

CAUTION: This email originated from outside of the organization. Do not click links or open
attachments unless you recognize the sender and know the content is safe.

Good morning to you all..
 
I request that our email please be added to the permanent record.
 
’The Town of Sunapee Chamber of Commerce markets the town by sta�ng that “For more
than two centuries, visitors from all over the world have chosen New Hampshire’s
Lake Sunapee Region as their ideal year-round vaca�on des�na�on.” And property owners
have been ren�ng out their homes, without government interference, to those visitors for as
long as they have been coming here. If we are going to overturn hundreds of years
of precedent, then I hope we take our �me.'
 
I read this and felt prompted to write to you.. 
Our community is a resort community with gorgeous Sunapee Mountain and Lake in our
backyard.. If we hope to invite guests from all over to experience the beauty and ac�vi�es it
has to offer, how does it make sense to remove availability for guests to come stay.. Families
flock to Short term rentals so they and their families can be together in a comfortable home
enjoying their �me together.. If Sunapee removes the availability of so many that now
welcome them, they will just go stay in another town that does provide vaca�on housing for
them. This will hurt us all..
 

mailto:lindagdrohan2@gmail.com
https://aka.ms/LearnAboutSenderIdentification
mailto:manager@town.sunapee.nh.us
https://www.town.sunapee.nh.us/
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I am wri�ng to add my perspec�ve to this very important issue that will impact everyone
owning homes, living in, visi�ng, and doing business in our beau�ful town of Sunapee..
My name is Linda Goehle Drohan. Our family lives full �me in
Massachuse�s but comes up to New Hampshire as o�en as possible.
Our family bought a camp on Perkins Pond back in 1996.. We loved our ‘li�le slice of heaven’
so much that we remodeled, put an addi�on on, and made our li�le camp into a lovely full
�me home in 2003.. We are located in the Rural Residen�al District..
Many many friends have come up to enjoy our camp and then our new year round home
thru out the years.. My husband Bob and I believed that if we couldn’t be up enjoying our
amazing home, others should.. Nothing bothered us more than seeing beau�ful homes sit
empty and dark for all but 2-3 weeks out of the year.
We had always been a couple that believed in sharing our blessings with others and nothing
gave us more joy that hearing of the memories made by families enjoying our cabin as we
did and exploring the gorgeous Sunapee area..
In 2004 my husband Bob died suddenly and tragically in a car accident.. As a widow caring
for our home in Massachuse�s and cabin in NH, I made the decision to start charging friends
for their stays at our cabin.. We had been blessed financially and never charged a dime
before but life changed and I had to change with it..
It was a hardship to pay for all the bills associated with a second home as well as our full
�me home.. Rising taxes, u�li�es and upkeep on our property and home became a burden
of love.. 
We love our Perkins Pond home and pray we will own it forever and pass it to down our
children and grandchildren..
I remarried a wonderful man in 2013 and we became a blended family with 8 young adults..
We saw the need for more room for our ever growing family and he, being a builder,
finished off the large space over our garage as a second cabin
addi�on to house our family.. Its a beau�ful space and we all love it!
He, like me, believes in sharing our blessings and, our cabins are our
favorites!!
We began ren�ng our 2 cabins on Airbnb in 2016 and have the enjoyed the
experience immensely :) It’s been a fabulous 7 year experience and we have over 267
wonderful reviews..
We block out a lot of weekends and weeks for us and our family to enjoy in each season and
then screen our guests heavily as they are staying in our cabins which are not just rentals but
our home away from home.. We screen, ask a lot of ques�ons of our poten�al renters, we’ve
denied quite a few (just intui�on) and we have had a most posi�ve �me ren�ng thru Airbnb..
I love interac�ng with guests as much as possible, recommending restaurants, shops, local
tourist spots, hikes etc..
Many come to Sunapee for the first �me and leave having fallen in love with our beau�ful
town and community!!
Others return already knowing what a special place it is..
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We have many many returning guests whose kids consider our cabins as their own and
Sunapee too!
****We have had quite a few guests who grew up vaca�oning at rental homes on our Pond
and now return bringing their families to experience the joy they remembered as children..
So many comment that it hasn’t changed and s�ll feels magical..
The huge majority of our guests are families who just love every minute staying at the Pond,
enjoying the sunrises and sunsets over the water and exploring the whole area.. The
comments in our guests books and in our Airbnb reviews bring such joy to my heart as we
were able to facilitate family vaca�on memories for so many!! 
We pray that you will consider the benefit to our beau�ful resort town of Sunapee and allow
us to con�nue ren�ng our cabins to others when we can’t be up enjoying them.. The
income benefits the town as many spend a substan�al amount at the market, restaurants
and shops.. It definitely helps us pay our taxes and bills as well as those we hire to help
landscape, plow, and clean inside a�er each guest and to generally maintain the property in
all seasons..
Because caring for our property and cabins is made easier with this income source, we have
been able to consistently update and care for our cabins inside and out keeping them
beau�fully maintained.. 
We had to take down 8-10 trees over the years that either died, were diseased or grew to
threaten power poles or neighbors homes.. Because of this income we were able to take
them down using reputable and licensed companies.. All of these things would not be
possible if we did not have this blessing of addi�onal income to care for our beloved home..
In closing, I would like to please request that we be allowed to con�nue doing this thing we
love.. Enjoying our cabins as a family and sharing it with guests who rent thru Airbnb.. 
Its a WIN WIN for all :) 
As for our future, my husband Doug and I plan to re�re at our cabin in 5 years and so look
forward to that �me in our lives.. We pray that un�l then, we can con�nue sharing ‘our li�le
slice of heaven’ with others too!!
All the best, 
Linda and Doug Drohan
Confidentiality Notice: Privacy should not be assumed with emails associated with town business.
Certain emails are public documents and may be subject to disclosure. This electronic message, and
any attachments, may contain information that is confidential and/or legally privileged in accordance
with NH RSA 91-A and other applicable laws or regulations. This email message, including any
attachments, is for the sole use of the intended recipient(s) and may contain confidential and/or
privileged information. Any unauthorized review, use, disclosure, or distribution is prohibited. If you
are not the intended recipient, please contact the sender by reply email and destroy/delete all copies
of the original message.





                                                                               SUNAPEE BOARD OF SELECTMEN, JANUARY 2023 

PLEASE SAVE SUNAPEE’S TOURISM TRADITIONS! 

 

ALLOW ALL CURRENT STRS TO “STAY IN PLACE” (SIP)     

(Those operating at any point between 1/1/22 and 12/1/22) 

WHY / HOW: 

1) SIP based on current definition of “dwelling unit” 

which allows “for rent or lease” of a dwelling unit. 

2) SIP based on NH court STR decisions – a residence 

used as a residence remains a residence (not a 

business) regardless of how long it is rented for or 

if money exchanges hands.  

3) SIP based on minimal evidence that current 

Sunapee STRs are the cause of issues: STRs should 

be treated as innocent unless proven guilty. 

 

POTENTIAL OUTCOMES: 

1) Higher compliance with the registration process. 

2) Decreased workload on town administration. 

3) Removes ZBA from multiple special exception cases 

(approx 70-80 STRs in RR and RL districts). 

4) Continued positive impact on tourism economy. 

5) Possible legal challenge from anti-STRers.   

 

 

 

 

DO NOT ALLOW ALL CURRENT STRS TO “STAY IN PLACE” 

(Non-SIP) 

WHY / HOW: 

1) Non-SIP based on ordinance interpretation of only 

“tourist homes” are permissible.   

2) Non-SIP based on ordinance interpretation requiring a 

special exception for STRs in rural residential districts. 

3) Possibly based on legal counsel. 

 

 

 

 

POTENTIAL OUTCOMES:  

1) Low compliance to registration process due to no 

protections in place for STRs in rural residential or rural 

lands districts.  

2) Increased workload for town administration. 

3) Increased workload for ZBA to process special 

exceptions (for approx 70-80 STRs in RR districts). 

4) Negative impact on tourism economy.  

5) Probable legal challenge from pro-STRers.   

 

 



                                                                               SUNAPEE BOARD OF SELECTMEN, JANUARY 2023 

PLEASE SAVE SUNAPEE’S TOURISM TRADITIONS! 

ARTICLE 8 – AMENDMENT #7 DOESN’T PASS 

What Happens: 

If BoS has decided All STRs can Stay In Place (SIP) 

1) Higher registration compliance rate likely. 

2) Fees to register will be better received by STR owners. 

3) Special exceptions not required from ZBA because BoS 

has pre-determined SIP. 

4) June-December, 2023 write new STR amendment. 

 

If BoS has decided STRs can not SIP 

1) Lower registration compliance rate likely, due to the 

need for a special exception for STRs in rural 

residential district. 

2) STR owners in rural residential district resistant to 

registration fees without knowing first if they will be 

granted a special exception.  

3) June-December, 2023 write new STR amendment.   

 

   

 

 

 

 

 

ARTICLE 8 – AMENDMENT #7 DOES PASS 

What Happens: 

If BoS has decided All STRs can Stay in Place (SIP) 

1) All STRs in Rural Residential districts from January 1, 

2023, onward will require a special exception from the 

ZBA. 

2) Lower workload for town administration and ZBA. 

3) Registration process for all current and future STRs 

with a fee structure. 

4) Inspections start with ONIR STRs. 

If BoS has decided STRs can not SIP 

1) Special exceptions via ZBA application required by all 

current STRs and future STRs in Rural Residential 

districts. 

2) Increased workload on town administration and ZBA. 

3) Registration process delayed for STRs in rural 

residential districts until special exceptions granted.   

 

 

 

 

 

 



                                                                               SUNAPEE BOARD OF SELECTMEN, JANUARY 2023 

PLEASE SAVE SUNAPEE’S TOURISM TRADITIONS! 

Cautions / Please Consider: 

 

1) STR owner-voters don’t know the details of 

what the BoS will require for the registration 

process.  Owners need to know these details 

prior to March 14, 2023.   

2) If the BoS decides to allow current STRs to stay 

in place prior to March vote, it creates a much 

smoother and equitable process for town 

administration and STR owners, regardless of 

the vote outcome. 

3) The ZBA has spent numerous hours and legal  

fees on two STR-related cases, so far.  If each 

of the 70-80ish current STRs in RR districts 

must seek a special exception, the question 

needs to be asked, “at what cost?” of time, 

skilled resources, and money. 

4) Current STR owners in rural residential districts 

will not register or pay fees until they know 

they will be granted a special exception.  Why 

would they pay to register before they know if 

they would be allowed to continue to operate?  

5) Some current STR owners already have 

bookings up to 18 months out - into the 

summer of 2024.  Will rural residential STR 

owners be required to “pause” bookings, or  

worse, cancel reservations, until their special 

exception has been granted?    

6) Evidence of enforcement bias and ordinance 

misinterpretation already exists in the ZBA.  

How will this be addressed?   

7) Article 8 – Amendment #7 is discriminatory 

against STRs in several ways; if this passes, the 

restrictions are not universal to all Sunapee 

residents or their guests.  (Such as: occupancy 

based on bedrooms, number of permitted cars, 

and application to operate via “Home 

Business”; yet, STRs are not considered 

businesses as determined by precedents set by 

NH courts regarding STRs.)   

8) The very real negative economic impact on the 

town’s tourism culture if multiple STRs are 

forced to close, including boat cruises and 

rentals, retail markets, restaurants, and snack 

shops, as well as the non-profits of the LSPA, 

Sunapee Historical Society, and The Livery, etc.  

  

Lake Sunapee Short Term Rental Association     www.LSSTRA.org 



February 15, 2023 

Dear Sunapee Board of Selectmen: 

As you are aware, we have owned and operated a very successful STR in our home on Maple Street for 

over 4 years.  We utilize Airbnb as our platform for managing guests’ stays.  We qualify as a “tourist 

home” under the town’s current ordinances as we are “owner-occupied”. 

We founded the Lake Sunapee Short Term Rental Association (LSSTRA) in the fall of 2022 when we 

recognized the need for a united voice of Sunapee STR owners; especially for those who may not live in 

town year-round.  Our core values are: Education, Advocacy, and Resource Stewardship.  The LSSTRA 

has always been in support of a town retained STR platform management company and a STR 

registration process.   

Perhaps you have wondered why we are advocating so strongly for all STRs, when we could just sit back, 

knowing our STR space is safe as a grandfathered use.  There are 3 basic reasons why: 

1) Sunapee is a tourist town, a destination community.  Most of us came here as visitors 

ourselves first.  To deny or ignore this is like turning our backs on our inherent personality.      

2) Owners of STRs are hard-working, middle income people, earning money through the 

side-hustle of renting our homes to help off-set increasing costs of living.  Further, the support 

services we utilize in the form of local businesses helps spread around the dollars we earn from 

guest stays.   

3) Sunapee STR owners and pro-STR businesses are a community unto ourselves.  In 

kinship we are seeking to be welcomed as a valuable asset to the town.   

The warrant Article 8 – Amendment 7, pending for the March vote, if it passes, will create a very difficult 

process for the town and STR owners in rural residential districts as special exceptions will need to be 

heard and processed through the Zoning Board.  If the Article fails, and we continue with our current 

ordinances, some STR owners will still seek special exceptions.  Either way, pass or fail, the burden on 

town administration and the ZBA will be predictably overwhelming.  Two STR-related cases that have 

come before the ZBA have already cost multiple hours and thousands in legal fees.  Multiply this by the 

80+ish STRs in RR districts if they have to seek special exceptions.  This would not be good resource 

stewardship.   

This burden of time, money and skilled work can be avoided by allowing the current STRs to “stay in 

place.”  There are means within Sunapee’s current ordinances as well as NH legal precedent that would 

allow the BoS to make the decision to let current STRs continue to operate.   

The reason it is important for this decision to be made prior to March 14th is to provide a clear pathway 

forward for the town and STRs owners.  Agreeing now to let current STRs stay in place will begin building 

the necessary relationship with STR owners as we move into the registration process.  In short, it will 

build trust.   

Please consider the positive outcomes of allowing STRs to stay in place when making this important 

decision.  These positives include, but are not limited to: saying “yes” to our tourism traditions and 

contributing to the economic stability for homeowners and the town itself.   



Thank you for all you each do for the town and the Board of Selectmen, 

Peter and Lisa Hoekstra 

25 Maple St 

Sunapee, NH  

Airbnb hosts x 4+ years 
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