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New Hampshire case law has established, on the basis of the preceding statute and/or its precedent 

versions, that all of the following requirements must be satisfied in order for a Zoning Board of 

Adjustment to grant a variance. You must demonstrate by your answers in the following blanks 

that you do or will meet each and every requirement; do not presume or say that a requirement 

does not apply, or your request will be disqualified.  Note that your answers here can be summary 

in nature, and you can provide additional testimony at the time of your hearing.  

  

1. Granting of the requested variance will not be contrary to the public interest, because: 

(Explain why you feel this to be true—keeping in mind that the proposed use must not 

conflict with the explicit or implicit purpose of the ordinance and that it must not alter the 

essential character of the neighborhood, threaten public health, safety, or welfare, or 

otherwise injure “public rights.”)  

 

The ZBA imposed Stipulation (3) of the 2018 Variances to limit tenant hours of 

operation because: (a) there were no specific hours of operation; (b) there is no 

measurable buffer located between the subject Property and abutting residential 

properties; and (c) one abutter had complained about noise.  Code enforcement has 

pointed out that the Planning Board is responsible for establishing hours of 

operation.  Confirming the ZBA decision will control unless the hours of operation 

are modified by the Planning Board will eliminate any future conflict and will not be 

contrary to the public interest. 

 

The ZBA imposed Stipulation (6) of the 2018 Variances to ensure the Applicant 

timely submitted a site plan for 15-17 Tolles Street to Planning Board.  The Applicant 

also owns Tax Map 173, Lot 12 and Lot 14 and hopes to redevelop and improve those 

Lots in the same manner.  In order to streamline the site plan process, the Applicant 

has submitted a second Variance Application to request the uses granted by the 2018 

Variance also apply to Lot 12 and Lot 14 as shown on Exhibit B.  If this relief is 

granted, the Applicant will submit a global site plan for all the parcels to the Planning 

Board but needs additional time to complete the engineering required for Lot 12 and 

Lot 14.  Granting this extension will not be contrary to the public interest because it 

would allow a more streamlined site plan process. 

 

 

2. The proposed use will observe the spirit of the ordinance, because:  

(Explain why you feel this to be true—keeping in mind that, as detailed above, the proposed 

use must not conflict with the explicit or implicit purpose of the ordinance and must not 

alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.”)  

 

As to Stipulation (3), the ZBA deferral to the Planning Board as to hours of operation 

will ensure consistency, confirm jurisdiction and will be consistent with the spirit of 

the Ordinance. 
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As to Stipulation (6), the applicant’s lots were platted in 1960, before the Town 

adopted zoning, and have at all times been used for commercial and industrial 

purposes. Likewise, the buildings located at 15-17 Tolles have been consistently 

occupied by commercial and industrial tenants.  The 2018 Variance confirmed the 

permitted uses of 15-17 Tolles which the Applicant hopes to extend to Lot 12 and Lot 

14.  However, rather than submit a partial site plan, only to return with a second site 

plan in the future, the Applicant is requesting a modest time extension to prepare 

and submit one (1) site plan and will not change the essential character of the 

neighborhood nor will the requested extension threaten public health, safety or 

welfare.        

 

 

3. Substantial justice would be done to the property-owner by granting the variance, because: 

(Explain why you believe this to be true—keeping in mind that the benefits to the applicant 

must not be outweighed by harm to the general public or to other individuals.)  

 

Not granting the Applicant’s Variance will not benefit the public because: (a) not 

clarifying Stipulation (3) may create confusion if enforcement is ever required; and 

denying Stipulation (6) will prevent a more global improvement of the Applicant’s 

property to avoid excess time before the Planning Board.  

 

 

4. The proposed use will not diminish the values of surrounding properties, because:  

(Explain why you believe this to be true—keeping in mind that the Board will consider 

expert testimony but also may consider other evidence of the effect on property values, 

including personal knowledge of the members themselves.)  

 

Providing clarity as to Stipulation (3) has no bearing on the values of surrounding 

properties; and granting a modest extension to enable the preparation of a global 

plan for all the Applicant’s lots can only benefit surrounding property values.  

 

5. Special conditions exist such that literal enforcement of the ordinance results in 

unnecessary hardship, because:    

 

(Explain why you believe this to be true—keeping in mind that you must establish that, 

because of the special conditions of the property in question, the restriction applied to the 

property by the ordinance does not serve the purpose of the restriction in a “fair and 

reasonable” way and also that you must establish that the special conditions of the property 

cause the proposed use to be reasonable.  Alternatively, you can establish that, because of 

the special conditions of the property, there is no reasonable use that can be made of the 

property that would be permitted under the ordinance.)  

 

 Literal enforcement of Stipulation (3), without further clarification may cause 

confusion about which hours of operation control if enforcement is ever an issue, 

which will be a hardship for both the Town and the Applicant. Clarity will ensure a 

reasonable and fair outcome.      
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Literal enforcement of Stipulation (6) could potentially undo the 2018 Variance, 

cause 15-17 Tolles to return its prior ambiguous list of nonconforming uses and 

prevent a streamlined redevelopment of the property.   

 

Granting clarity and a modest extension will save Town resources, enable the 

submission of a more comprehensive plan and result in a streamlined review process 

which is a reasonable and appropriate outcome.  

   

Requests before the Zoning Board of Adjustment may require connection to the municipal sewer 

system.  Please contact the Town Engineer’s Office prior to submittal of this application to 

determine if connection is required or will be allowed, together with the procedure for such 

application.  
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                            TOWN OF 1 

HUDSON 2 

               Zoning Board of Adjustment 3 

   Charlie Brackett, Chairman       Marilyn E. McGrath, 4 

Selectmen Liaison  5 

   12 School Street    · Hudson, New Hampshire 03051    · Tel: 603-886-6008    6 

· Fax: 603-594-1142 7 

 8 
MEETING MINUTES – June 25, 2020 – as edited 9 

 10 

COVID-19 Meeting Procedure 11 
In response to the NH State of Emergency Order #12 Pursuant to Executive Order 2020-04 regarding COVID-19, The 12 
Hudson Zoning Board of Adjustment conducted a virtual public meeting and hearings, held electronically by remote 13 
video & conference call and physically at the Community Center, 12 Lions Ave on Thursday, June 25, 2020, at 7:00 14 
PM. Written comments were requested to be sent in advance either by: 1) Email to bbuttrick@hudsonnh.gov prior to 15 
5:00 pm, June 25, 2020; or 2) Mail June 22, 2020 to ZBA, c/o Bruce Buttrick, Hudson Town Hall, 12 School St., 16 
Hudson, NH 03051.  For public to participate and comment, please follow the instructions on the town website: 17 
https://www.hudsonnh.gov/bc-zba/page/public-hearing-process or call (603) 886-6008 prior to the date of the 18 
meeting.  Applications on the agenda may be viewed online at: https://www.hudsonnh.gov/bc-zba (click: View 19 
Agendas, Minutes, Packets & Videos).  The meeting will be streamed live on Hudson Community Television, Cable 20 
Channel 22 and online at: http://hudsonctv.com/CablecastPublicSite/watch/2?channel=3. 21 

 22 
 23 
I. CALL TO ORDER   24 
 25 
Chairman Brackett called the meeting to order at 7:18 PM and apologized for the late 26 
start due to technical difficulties; read the Covid-19 Meeting Procedure into the record; 27 
noted that the physical location had been set at the Hudson Community Center to 28 
observe and listen contemporaneously to this meeting and in addition it is being 29 
electronically sent out for people to listen remotely; and in conformance with the 30 
Emergency Order confirmed the following: (a) providing public access to meeting by 31 
telephone and video access; (b) provided public notice on how to access the meeting; 32 
(c) mechanism to advise if there is a problem with accessing meeting and (d) should 33 
there be an issue with accessibility, the meeting will need to be adjourned and 34 
rescheduled; and (e) that voting would be by roll call vote.  Mr. Brackett stated that 35 
the Board would go into recess so that the public could call in their questions or 36 
concerns during public testimony and added that if anyone cannot gain access, that 37 
the meeting would need to be adjourned.  Mr. Brackett noted that specific instructions 38 
for meeting access was included in both the Applicant Notification and the Abutter 39 
Notification and on the website.  40 
 41 
Mr. Dearborn read the Preamble into the record, identified as Attachment A of the 42 
Board’s Bylaws, that included the procedure and process for the meeting, and the 43 
importance of the 30-day time period for appeal.  44 
 45 

https://www.hudsonnh.gov/bc-zba
https://www.hudsonnh.gov/bc-zba
http://hudsonctv.com/CablecastPublicSite/watch/2?channel=3
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Mr. Brackett invited all to stand for the Pledge of Allegiance. 46 
 47 
Clerk Daddario took the roll call.  Members present were Charlie Brackett 48 
(Regular/Chair), Gary Daddario (Regular/Clerk), Gary Dearborn (Regular/Vice Chair), 49 
Brian Etienne (Regular, connected via audio and visual remote access), Leo Fauvel 50 
(Alternate) and Jim Pacocha (Regular, connected via audio thru HCTV and not visual 51 
remote access due to technical difficulties). Also present were Bruce Buttrick, Zoning 52 
Administrator, and Louise Knee, Recorder,  (via remote access) and Marilyn McGrath, 53 
Selectman Liaison.  The remotely connected individuals each attested that they were 54 
alone at their access location.  Mr. Brackett welcomed the newest Member/Alternate 55 
Leo Fauvel.  For the record, all Regular Members voted.  Ms. McGrath clarified her role 56 
as Selectman Liaison and noted that she does not vote. 57 
 58 
 59 
II.  PUBLIC HEARINGS OF SCHEDULED APPLICATIONS BEFORE THE BOARD: 60 
 61 

1. Case 173-022 (06-25-20) (deferred from 05-28-20): Turbo Realty, LLC by 62 
Patricia M. Panciocco, One Club Acre Lane, Bedford, NH requests a variance 63 
at 15 Tolles St., Hudson, NH to modify stipulations 3 and 6 of the three (3) 64 
variances granted by the ZBA on June, 7, 2018 for 15 & 17 Tolles St. [Map 65 
173, Lot 022-000; Zoned Town Residence (TR); HZO Article V, Permitted Uses, 66 
§334-21, Table of Permitted Principal Uses]. 67 
 68 

2. Case 173-012 & 014 06-25-20) (deferred from 05-28-20): Turbo Realty, LLC 69 
by Patricia M. Panciocco, One Club Acre Lane, Bedford, NH requests a 70 
variance at 4 & 14 Tolles St., Hudson, NH to be allowed to extend the same 71 
uses to Lots 173-012 & 014 as were granted by the ZBA on June 7, 2018 for 72 
three (3) variances at 15 & 17 Tolles St. [Map 173, Lot 012-000 and Lot 173-73 
014-000; Zoned Town residence (TR); HZO Article V, Permitted Uses, §334-74 
21, Table of Permitted Principal Uses]. 75 

 76 
Mr. Buttrick read both Cases into the record and noted that they were both continued 77 
from the 5/28/2020 meeting and noted a modification has been made to extend the 78 
requested extension to one (1) year.  Via remote visual and audio connection, Atty. 79 
Patricia Panciocco of Bedford, NH introduced herself as representing the Property Owner 80 
and noted that she is unable to see the meeting room table but could see Mr. Etienne 81 
and Ms. Knee along with Brent Cole, PE, of Granite State Engineering, who were 82 
connected through remote access and also noted that the audio had feedback. 83 
 84 
Attempts to remedy the technical difficulties were made, unsuccessfully. With no 85 
apparent technical resolution in sight, the suggestion was made to postpone the 86 
meeting.  Mr. Brackett apologized to the public and polled the Board.  Mr. Dearborn 87 
agreed with a postponement for a week or two, not until the next regular scheduled 88 
meeting.  A possible date of July 9th was discussed and found to be agreeable to everyone 89 
except Mr. Daddario who noted a prior commitment and who also noted that his absence 90 
might not be missed seeing as how the Board now has an Alternate. 91 
 92 
Motion made by Mr. Dearborn and seconded by Mr. Daddario to postpone the meeting 93 
to July 9, 2020 due to the technical difficulties encountered 6/25/2020.  Vote was 5:0.  94 
Meeting postponed.    95 
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 96 
Mr. Brackett apologized and noted that others meetings have been successfully held at 97 
the Community Center and that they did have successful dress rehearsals for this 98 
meeting that did not encounter these technical issues.  Mr. Buttrick was asked to 99 
contact the other two Cases, schedule the meeting and notifications and work with the 100 
technicians to resolve the issues encountered.  Ms. McGrath stated that it seemed unfair 101 
to Mr. Buttrick to deal with the technical issues and manage the call-ins while 102 
participating in the meeting and recommended technical assistance be present and 103 
engaged during the upcoming meetings.   104 
 105 
The following two Cases were not read into the record. 106 
 107 

3. Case 158-035 (06-25-20): Carolyn Sassak, 145 Highland Street, Hudson, NH 108 
requests a home Occupation Special Exception for a home beauty salon 109 
business in the garage of the primary residence. [Map 158, Lot 035-000; 110 
Zoned Residential-Two (R-2); HZO Article VI, Special Exceptions, §334-24, 111 
Home Occupation  112 

 113 
4. Case 204-002 (06-25-20): Keri Demers, 23 Dexter Street, Nashua, NH 114 

requests a Special Exception for 153 Lowell Rd., Hudson NH to allow a dog 115 
day care, grooming, animal rescue services, retail sales, community pet 116 
education and kennel (day & overnight boarding) facility. [Map 204, Lot 002-117 
000; Zoned Business (B); HZO Article VI, Special Exceptions, §334-23, 118 
General Requirements]. 119 

 120 
 121 
After encountering unresolved technical issues, the 6/25/2020 ZBA meeting closed at 122 
7:33 PM and continued to 7/9/2020. 123 
 124 
 125 
Respectfully submitted, 126 
Louise Knee, Recorder 127 
 128 
 129 

 130 
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                            TOWN OF HUDSON 1 

               Zoning Board of Adjustment 2 

     Charlie Brackett, Chairman          Marilyn E. McGrath, Selectmen Liaison  3 

   12 School Street    · Hudson, New Hampshire 03051    · Tel: 603-886-6008    · Fax: 603-594-1142 4 
 5 

MEETING AGENDA – July 9, 2020 6 
 7 

COVID-19 Meeting Procedure 8 
In response to the NH State of Emergency Order #12 Pursuant to Executive Order 2020-04 regarding COVID-19, 9 
The Hudson Zoning Board of Adjustment conducted a virtual public meeting and hearings, held electronically by 10 
remote video & conference call and physically at the Community Center, 12 Lions Ave on Thursday, July 9, 2020, 11 
at 7:00 PM. Written comments were requested to be sent in advance either by: 1) Email to bbuttrick@hudsonnh.gov 12 
prior to 5:00 pm, July 9, 2020; or 2) Mail July 6, 2020 to ZBA, c/o Bruce Buttrick, Hudson Town Hall, 12 School 13 
St., Hudson, NH 03051.  For public to participate and comment, please follow the instructions on the town website: 14 
https://www.hudsonnh.gov/bc-zba/page/public-hearing-process or call (603) 886-6008 prior 15 
to the date of the meeting. Applications on the agenda may be viewed online at: 16 
https://www.hudsonnh.gov/bc-zba (click: View Agendas, Minutes, Packets & Videos).  The meeting will 17 
be streamed live on Hudson Community Television, Cable Channel 22 and online at: 18 
http://hudsonctv.com/CablecastPublicSite/watch/2?channel=3. 19 
 20 

I. CALL TO ORDER 21 
 22 
 23 
Chairman Charlie Brackett called the meeting to order at 7:03 PM and invited 24 
everyone to stand for the Pledge of Alligiance and read the Covid-19 meeting procedure 25 
and in conformance with the Emergency Order confirmed the following: (a) providing 26 
public access to meeting by telephone and video access; (b) provided public notice on 27 
how to access the meeting; (c) mechanism to advise if there is a problem with 28 
accessing meeting and (d) should there be an issue with accessibility, the meeting will 29 
need to be adjourned and rescheduled; and (e) that voting would be by roll call vote.  30 
Mr. Brackett stated that the Board would go into recess so that the public could call in 31 
their questions or concerns during public testimony and added that if anyone cannot 32 
gain access, that the meeting would need to be adjourned.  Mr. Brackett noted that 33 
specific instructions for meeting access was included in both the Applicant Notification 34 
and the Abutter Notification and on the website.  35 
 36 
Acting Clerk Gary Dearborn took attendance.  Members present were Charlie Brackett 37 
(Regular/Chair), Gary Dearborn (Regular/Vice Chair/Acting Clerk), Brian Etienne 38 
(Regular, connected via audio and visual remote access), Leo Fauvel (Alternate) and 39 
Jim Pacocha (Regular).  Excused was Gary Daddario (Regular/Clerk).  Also present 40 
were Bruce Buttrick, Zoning Administrator, Tracy Goodwyn, Zoning Administrative 41 
Aide to handle the call-ins, Louise Knee, Recorder (via remote access) and Marilyn 42 
McGrath, Selectman Liaison.  Ms. McGrath clarified her role as Selectman Liaison and 43 
noted that she does not vote and asked that the Selectman Liaison role be included in 44 
the Board’s Preamble.  For the record, Alternate Fauvel was appointed to vote. 45 
 46 

https://www.hudsonnh.gov/bc-zba
https://www.hudsonnh.gov/bc-zba
http://hudsonctv.com/CablecastPublicSite/watch/2?channel=3
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Vice Chair Gary Dearborn read the Preamble into the record, identified as Attachment 47 
A of the Board’s Bylaws, that included the procedure and process for the meeting, and 48 
the importance of the 30-day time period for appeal.  49 
 50 

II. PUBLIC HEARINGS OF SCHEDULED APPLICATIONS BEFORE THE 51 
BOARD: 52 

 53 
1. Case 173-022 (07-09-20) (deferred from 06-25-20): Turbo Realty, LLC by 54 

Patricia M. Panciocco, One Club Acre Lane, Bedford, NH requests to amend 55 
the Variance application heard on the 5/28/20 ZBA meeting for 15 Tolles St., 56 
Hudson, NH to request a one-year extension from the previously imposed 57 
June 7, 2020 deadline, to submit a complete site plan application to the 58 
Hudson Planning Board. [Map 173, Lot 022-000; Zoned Town Residence (TR); 59 
HZO Article V, Permitted Uses, §334-21, Table of Permitted Principal Uses]. 60 
 61 

2. Case 173-012 & 014 (07-09-20) (deferred from 06-25-20): Turbo Realty, LLC 62 
by Patricia M. Panciocco, One Club Acre Lane, Bedford, NH requests a 63 
Variance at 4 & 14 Tolles St., Hudson, NH to be allowed to extend the same 64 
uses to Lots 173-012 & 014 as were granted by the ZBA on June 7, 2018 for 65 
three (3) variances at 15 & 17 Tolles St. [Map 173, Lot 012-000 and Lot 014-66 
000; Zoned Town Residence (TR); HZO Article V, Permitted Uses, §334-21, 67 
Table of Permitted Principal Uses]. 68 
 69 

Mr. Buttrick read both Cases into the record and also read the email he received from 70 
Atty. Panciocco respectfully requesting that the Cases be continued to the 7/23/2020 71 
meeting.  Motion made by Mr. Pacocha and seconded by Mr. Dearborn to defer both 72 
Cases to the 7/23/2020 meeting.  Roll call vote was taken.  Vote was 5:0.  Cases 73 
continued to the 7/23/2020 meeting.  Mr. Brackett stated that the Cases should be 74 
the first two on the 7/23/2020 Agenda.   75 
 76 

3. Case 158-035 (07-09-20) (deferred from 06-25-20): Carolyn Sassak, 145 77 
Highland Street, Hudson, NH requests a Home Occupation Special Exception 78 
for a home beauty salon business in the garage of the primary residence. 79 
[Map 158, Lot 035-000; Zoned Residential-Two (R-2); HZO Article VI, Special 80 
Exceptions, §334-24, Home Occupations]. 81 

 82 
Mr. Buttrick read the Case into the record.  Carolyn Sassak of 145 Highland Street 83 
approached the standing microphone wearing a facemask, introduced herself, stated 84 
that she is seeking a Home Office Special Exception, that she has been a professional 85 
cosmetologist for twenty (20) years and would like to move away from the large salon 86 
model as they are too big with too many variables and she wants her independence.  87 
Mr. Brackett offered Ms. Sassak the opportunity to sit at the presenter’s table and Ms. 88 
Sassak respectfully declined.  Ms. Sassak stated that the large model no longer works 89 
for her or her customers, especially in the current environment, and that she wants to 90 
work in a private studio that can provide her clients with a clean, safe and stable 91 
environment.  Ms. Sassak stated that she needs professional space that is not 92 
dependent on someone else maintaining the property. 93 
 94 
Ms. Sassak stated that she has spoken with her neighbors, that they are in favor of 95 
her Special Exception and submitted nine (9) positive abutter letters of support.  The 96 
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letters submitted were each dated 6/22/2020 and were signed by: (1) Marie Gautreau, 97 
148 Highland Street; (2) Gal McGillvary, 149 Highland Street; (3) Pamela Moreau, 139 98 
Highland Street; (4) Mark Evans 146 Highland Street / 22 Goonan Road, Hooksett, 99 
NH; (5) Christopher Callery, 147 Highland Street; (6) Patrick Verhoff, 141 Highland 100 
Street; (7) Steven Tate, 140 Highland Street; (8) Ronald Descoteau, 5 Glover Brook; 101 
and (9) Sean Ryan, 146 Highland Street.      102 
 103 
The criteria for the granting of a Home Office Special Exception were addressed.  The 104 
information shared included: 105 
 106 

 The beauty salon will be secondary to the primary use of the property, their 107 
primary residence  108 

 The Home Occupation will be carried out in the garage (after remodeling) of the 109 
primary residence 110 

 The only exterior change will be to change the garage door into windows for 111 
light and a door for customer use 112 

 Only one sign that conforms to the Zoning Ordinance will be displayed 113 

 No exterior storage 114 
 Based on current clientele, traffic could be approximately fifteen to twenty (15-115 

20) vehicles per week – some already travel Highland Street 116 

 Parking will be off-street 117 
 Current driveway is wide and long enough to accommodate six (6) cars 118 

 Appointment only – no overlap of customers waiting 119 
  120 

 121 
Public testimony opened at 7:18 PM. 122 
 123 

(1) Davis Sassak, 145 Highland Street, spoke in favor and noted that his wife 124 
only takes one customer at a time by appointment only; their driveway is a 125 
six-car driveway and they only have two vehicles, so there will be no parking 126 
on-street; and that it would be great for his wife to be in charge of her own 127 
destiny and not rely on rental space. 128 

(2) The nine (9) letters of support submitted 129 
 130 

Being no one else to speak in the building, Mr. Brackett called a five-minute recess at 131 
7:19 PM for call-ins.  Meeting resumed at 7:24 PM.  Mr. Buttrick reported that there 132 
were no calls.  Public testimony ended at 7:24 PM. 133 
 134 
Mr. Dearborn stated that his residence is on Highland Street and that he is not a 135 
direct abutter and does not know or has ever spoken to the Applicant and asked if he 136 
should recuse himself.  General consensus among the Board and the Applicant was 137 
for Mr. Dearborn to remain a voting Member on the Case.  138 
 139 
Mr. Dearborn stated that the Board has approved many Home Occupations and this 140 
application would be invisible to the public with no outside storage and off-street 141 
parking and controlled in a one-on-one environment.  Mr. Pacocha stated that he did a 142 
drive-by and asked if the residence is now the color of yellow.  Ms. Sassak confirmed 143 
that the house was painted yellow. 144 
 145 
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Mr. Brackett questioned the frequency, noting that Mr. Sassak testified that there 146 
would only be one person at a time, and asked if there is a time gap between client 147 
appointments.  Ms. Sassak stated that she has always run her schedule with time 148 
gaps between appointments and does not double-book so there is only one car in the 149 
driveway and added that the exception would be with a family when the husband/wife 150 
each arrive in their own vehicle then there would be two vehicles in her driveway.    151 
 152 
Mr. Brackett asked and received confirmation that the only person to be working 153 
would be just Carolyn Sassak.  Mr. Brackett noted that because of the pandemic there 154 
have been phased re-openings and asked about the phase as it applies to salons and 155 
asked if Ms. Sassak was licensed with the State of NH.  Ms. Sassak stated that her 156 
profession is at Phase 2.0 which means that all services are open/available and added 157 
that she is fully licensed with the State of NH as she holds two (2) State licenses plus a 158 
booth renters license and if the Special Exception is granted she will need to trade the 159 
renters license for a shop license as it is her intention to operate a fully licensed 160 
transparent legal business.  Ms. Sassak noted that the State does inspections.   161 
 162 
Mr. Brackett asked if the State Regulators deal with Covid-19 in their inspections.  163 
Ms. Sassak provided a detailed review regarding Covid-19 procedures in the salon she 164 
currently works and noted the legality of facemask removal for certain services, like 165 
beard trimming, and the restriction to one client at one time, no double booking.  Ms. 166 
Sassak stated that if a regulator notices a violation in the regular practice the owner is 167 
fined and sometimes receives training to avoid future violations and explained the 168 
hassles that now occur in a large salon due to Covid-19 restrictions.  With regard to 169 
Covid-19 protection, Ms. Sassak stated that the procedures change and become less 170 
and less restrictive over time. 171 
 172 
Mr. Brackett stated that he and the Board do not know what is legally required 173 
because of Covid-19, that Town Counsel has not been consulted to help the Board as 174 
to what specifics should be asked, what measures should be taken and what 175 
measures have been included in State inspections.  Mr. Brackett suggested that it 176 
should be a condition of approval, assuming the Board approves the Special 177 
Exception, that Town Counsel be consulted to review Covid-19 protection with regard 178 
to State inspections to protect the citizens of Hudson as well as Ms. Sassak and her 179 
clients.  Ms. Sassak noted that if approved she will have to wait thirty (30) days for the 180 
appeal period to expire, then apply for a Building Permit to construct the salon in her 181 
garage and that a realistic time frame to be open for business is late October or 182 
November and supposedly there will be a vaccine available this autumn.   183 
 184 
Mr. Dearborn asked for the hours of operation and days to be worked.  Ms. Sassak 185 
stated that currently she works four (4) days a week, Sunday 10AM-4PM, and 186 
Tuesday, Wednesday and Thursday from 11AM-8PM and expects similar days and 187 
hours in her own salon. 188 
 189 
Mr. Fauvel asked Ms. Sassak to address the Town’s Engineer’s concern regarding the 190 
septic system.  Ms. Sassak stated that she has consulted with a septic company (Felix) 191 
who advised that her system should be okay with the addition of a pump to flush the 192 
water into the system and added that the State will also require ground/land testing.  193 
Mr. Brackett suggested that a condition of approval could be to have the septic system 194 
modification reviewed and approved by the Town Engineer. 195 
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 196 
Mr. Buttrick read the Town Engineer’s comment into the record: “The applicant shall 197 
provide a statement by a licensed septic system designer, related to the existing septic 198 
system capability to handle the additional sewer flow related to the proposed 199 
business.”   200 
 201 
Mr. Buttrick also read the Zoning Administrator comment into the record: “The 202 
applicant is removing the garage capability, therefore the parking arrangement should 203 
be evaluated for the applicant’s vehicles as well as patron’s vehicles.  I would suggest 204 
applicant consult with  Town Engineer as to a possible turnaround be incorporated 205 
within the existing driveway to facilitate a safer egress/exit from the property.” Ms. 206 
Sassak responded that the garage is not used for their vehicles, it provides storage for 207 
the snow blower, lawnmower and other items.  Mr. Brackett asked if that would be 208 
reviewed as part of the Building Permit process and Mr. Buttrick responded that it 209 
could/should. 210 
 211 
Mr. Etienne asked for clarification regarding the proposed hours of operation.  Ms. 212 
Sassak stated that she typically works until 8 PM and generally starts her workday at 213 
1 PM and on occasion could begin late morning.   214 
 215 
Mr. Dearborn made the motion to approve the Home Occupation Special Exception 216 
with the stipulation that the septic system be resolved with the Town Engineer and 217 
that the resolution be in writing what would be done by a licensed septic engineer.  218 
Mr. Brackett asked if there could/should be a condition to have a favorable review by 219 
Town Counsel regarding the Covid 19 issues/concerns.  Mr. Dearborn responded that 220 
he is uncertain whether it should be a condition considering the State will conduct 221 
their own investigation/inspection and whatever applies today may not be an issue in 222 
four (4) months when the applicant can be operational in her converted garage.  Ms. 223 
Sassak added that the rules and regulations and guidelines are on the web at 224 
NH.gov@cosmotology2.0 .  Mr. Brackett stated that the Board does not have expertise 225 
to evaluate and believes that Town Counsel should review as it is a precaution that, in 226 
his opinion, is warranted at this time considering the pandemic.   227 
 228 
Motion restated.  Motion made to approve the Home Office Special Exception with two 229 
(2) stipulations: 230 
 231 

(1) that the septic system be resolved with the Town Engineer and that the 232 
resolution be in writing regarding what would be done by a licensed septic 233 
engineer 234 

 235 
(2) that Town Counsel review the regulations governing salons as to Covid-19 236 

requirements and advise whether sufficient to protect the citizens of 237 
Hudson, the applicant and her clients. 238 

 239 
Mr. Pacocha seconded the motion.  Roll call vote was 5:0.  Home Occupation Special 240 
Exception conditionally granted.  The 30-day appeal period was noted and Mr. 241 
Brackett stated that Town Counsel should have addressed in that time period. 242 
 243 
 244 

mailto:NH.gov@cosmotology2.0
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4. Case  204-002 (07-09-20) (deferred from 06-25-20): Keri Demers, 23 Dexter 245 
Street, Nashua, NH requests a Special Exception for 153 Lowell Rd, Hudson, 246 
NH to allow a dog day care, grooming, animal rescue services, retail sales, 247 
community pet education and kennel (day & overnight boarding) facility. 248 
[Map 204, Lot 002-000; Zoned Business (B); HZO Article VI, Special 249 
Exceptions, §334-23, General Requirements]. 250 

 251 
Mr. Buttrick read the Case into the record.  Keri Demers identified herself and her 252 
Real Estate Broker Jess Hepler at 1 Graystone Terrace, Hooksett, NH. 253 
 254 
Mr. Hepler stated that Dewey & Friends Pet Resort is designed to be a pet day care 255 
with limited boarding, grooming and retail services, pet education, a community 256 
resource center as well as animal rescue and noted that all the proposed uses are 257 
allowed by right except for the overnight boarding, kenneling, that requires a Special 258 
Exception.  Mr. Hepler stated that Ms. Demers has approximately twenty five (25) 259 
years of experience working with animals and animal care and is passionate about pet 260 
care and an advocate for affordable pet care.  Mr. Hepler stated that Ms. Demers 261 
graduated from Becker College with a degree in animal sciences.  Mr. Hepler stated 262 
that Richard Demers, the applicant’s father, is proposing to buy the property and has 263 
a Purchase & Sales Agreement pending the outcome of this hearing. 264 
 265 
Mr. Hepler thanked the Board for rehearing this Case noting that it received approval 266 
from the Board on January 23, 2020 for the proposed facility in the Hudson Mall 267 
(Map/lot 165/155) at 77 Derry Street.  Mr. Hepler stated that the Mall location has 268 
been abandoned because the HVAC became unreasonable and Ms. Demers sought 269 
another location. 270 
 271 
Mr. Hepler stated that the proposed location at 153 Lowell Road is commercial space 272 
in the B (Business) Zone with a residence in the front portion of the building.  Ms. 273 
Demers plans on living in the residence portion and operate the dog facility in the 274 
back in the commercial space.  The business model is the same as that presented to 275 
the Board in December 2019/January 2020.  The business model has been reviewed 276 
and approved by Hudson’s Animal Control Officer and by the State of NH.  The 277 
common concerns deal with barking and animal waste and have been addressed. 278 
 279 
Mr. Hepler posted a Site Plan prepared by Costello Lamasney & deNapoli Consulting 280 
Engineers of the current facility approved by the Planning Board in April 1987 and 281 
noted that the commercial portion of the site is currently a massage therapy school.  282 
Mr. Hepler stated that the residences on either side of the property are both non-283 
conforming uses in the B Zone.  Mr. Helper stated that there would be no outside 284 
physical changes to the exterior of the building and the only addition will be a fence.  285 
Mr. Hepler stated that Ms. Demers has hired an engineer and will be going to the 286 
Planning Board where such things as parking ratios, traffic flow etc. will be addressed. 287 
Ms. Demers has already met with Town Planner Brian Groth in preparation to appear 288 
before the Planning Board for Site Plan Review. 289 
 290 
Mr. Hepler next presented a copy of the floor plan and noted that no walls would be 291 
added or removed, just repurposed, unless something needs to be done to bring it up 292 
to Building Code standard. 293 
 294 
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Public testimony opened at 7:51 PM. 295 
 296 

(1) Richard Demers, Keri’s father addressed the Board and stated that Keri has 297 
always been an advocate for animals, worked for Legal Animal Hospital in 298 
the Town of Dracut and always fought diligently to find a home for an 299 
animal in shelter before their 5-day window passed for euthanizing.  Mr. 300 
Demers stated that he will buy the property so his daughter’s life long dream 301 
can become a reality and has even used his retirement funds for the 302 
purchase as he knows she will do a great job and it will be good for the 303 
animals and for the Town of Hudson too.    304 

 305 
Being no one else to speak in the audience, Mr. Brackett called a five-minute recess at 306 
7:53 PM for people to call in with their comments.  Mr. Brackett called the meeting 307 
back to order at 7:58 PM.  Mr. Buttrick reported that there were no call-ins.  Public 308 
Testimony closed at 7:59 PM. 309 
 310 
Mr. Fauvel asked and received confirmation that Keri Demers would reside in the 311 
residential portion of the building.  Mr. Brackett asked and received confirmation that 312 
the existing business would need to relocate somewhere else and their space will be 313 
the dog day care space. 314 
 315 
Mr. Brackett stated that he remembers this Case from January and that one of the 316 
concerns then was barking and asked if the size is comparable.  Ms. Demers stated 317 
that the size of this space is slightly small than the one at the mall and she work with 318 
the Animal Control Officer regarding the issues raised. 319 
 320 
Mr. Dearborn asked and received confirmation from Ms. Demers that the facility will 321 
be manned twenty four (24) hours a day, that there will always be a human when 322 
there is an animal on premise.  Mr. Dearborn expressed his opinion that this is a 323 
much better location than the mall for the animals and the traffic concerns. 324 
 325 
Mr. Pacocha asked if there are any differences in the business presented previously.  326 
Ms. Demers stated that the only difference is the location.  Mr. Hepler added that it is 327 
the same business model but on a smaller scale because Ms. Demers won’t need the 328 
same amount of animals to pay the rent. 329 
 330 
Mr. Etienne stated that he has no questions and offered favorable comments on this 331 
location noting the larger outdoor space and the residence on site and with regard to 332 
barking noted that the businesses across the street are no strangers to a bit of noise. 333 
 334 
Mr. Dearborn made the motion to grant the Special Exception with no stipulations.  335 
Mr. Pacocha seconded the motion.  Mr. Dearborn spoke to his motion and Mr. 336 
Pacocha spoke to his second and each expressed that the previous location was not 337 
the best and that this location is preferable to the one at the mall.  Roll call vote was 338 
5:0.  Special Exception granted.  The 30-day appeal period was noted. 339 
 340 

 341 
III.  REQUEST FOR REHEARING: None 342 

 343 
No requests for rehearing were presented for board consideration. 344 
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IV.  REVIEW OF MINUTES: 5/21/20 Minutes; 5/28/20 Minutes  345 
 346 
5/21/2020 Minutes:   347 
Board reviewed the edited Minutes and made no additional changes.  Motion made by 348 
Mr. Dearborn and seconded by Mr. Pacocha to approve the 5/21/2020 Minutes as 349 
edited and presented. 350 
 351 
5/28/2020 Minutes:   352 
Board reviewed the edited Minutes and made no additional changes.  Motion made by 353 
Mr. Dearborn and seconded by Mr. Pacocha to approve the 5/28/2020 Minutes as 354 
edited and presented. 355 
 356 
 357 

V.  OTHER 358 
 359 

Member List 360 
Mr. Buttrick distributed an updated Member List that included Alternate Leo Fauvel.  361 
It was noted that Mr. Fauvel does not have an email address and Mr. Buttrick stated 362 
that when they are distributed electronically, they would get printed and mailed to Mr. 363 
Fauvel.   Mr. Etienne asked to have the list emailed. 364 
 365 
Land Use conference 366 
Mr. Buttrick stated that the meetings generally occur in September but this year a 367 
virtual meeting has been scheduled for Saturday, 10/21/2020, with registration in 368 
September.  Board Members encouraged to participate.  Mr. Buttrick to advise when 369 
registration gets scheduled. 370 
 371 
 372 
 373 
Motion made by Mr. Dearborn, seconded by Mr. Pacocha and unanimously voted to 374 
adjourn the meeting.  The 7/9/2020 ZBA meeting adjourned at 8:08 PM. 375 
 376 
Respectfully submitted, 377 
Louise Knee, Recorder 378 
 379 
 380 
 381 
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