
TOWN OF HUDSON

Zoning Board of Adjustment
Tristan Dion, Acting Chairman Dillon Dumont, Selectmen Liaison

12 School Strect * Hudson, New Hampshire 03051 * Tel: 603-886-6008 * Fax: 603-594-1142

MEETING AGENDA — AUGUST 28, 2025

The Hudson Zoning Board of Adjustment will hold a meeting on Thursday, August 28, 2025, at 7:00

PM in the Community Development Paul Buxton Meeting Room in the lower level of Hudson Town

Hall, 12 School St., Hudson, NH. Please enter by the ramp entrance at right side.

.
CALL TO ORDER

. PLEDGE OF ALLEGIANCE

. ROLL CALL-ATTENDANCE

. OTHER (DEFERRED) BUSINESS: Election of Zoning Board of Adjustment Officers per ZBA

Bylaws, §143-5.2 Vacancy and succession of officers

SEATING OF ALTERNATES

. UNFINISHED BUSINESS:

Case 165-049 (06-27-24): 36 Campbello St., Hudson, NH: This case was remanded back to the ZBA

per Court’s Order in Sousa Realty & Development, Corp. v. Town ofHudson, Docket No. 226-2024-

CV-00497, dated July 20, 2025 (Clerk’s Notice dated July 21, 2025). Acknowledgement of Court

Issued Decision and Motion.

. PUBLIC HEARING OF SCHEDULED APPLICATIONS BEFORE THE BOARD:

DEFERRED/CONTINUED HEARING:

1. Case 240-013-001 (08-28-25)(Continued from 07-24-25): Felipe Figueiredo, 23 Mammoth

Rd., Londonderry, NH, by & through his counsel, Gottesman & Hollis, PA and authorized

representative, Keach-Nordstrom Associates, Inc., requests three (3) variances (A, B, and C) for

33 River Rd., Hudson, NH. [Map 240, Lot 013, Sublot-001; Split Zoned: Residential-One (R-
1), Residential-Two (R-2) and General-One (G-1)] The applicant is seeking relief from the

Hudson Zoning Ordinance (HZO), Article V: Permitted Uses; §334-21, Table of Permitted

Principal Uses for a proposed mixed-use commercial development comprised of three (3): 9,000

SF, 5-unit buildings and one (1): 9,600 SF building, all located within the R-2 Zoning District on

the property where these uses are not allowed as shown below:

A. Variance for proposed Industrial Uses —

e Drop Ship Use (Distribution facility of 100,000 square feet or less) (E8)
e Welding Shop Use (E3)
« Machine Shop Use (E4)

B. Variance for proposed Industrial Use —

e Contractor’s yard & Landscape Business Use (E15)
C. Variance for proposed Commercial Uses —

¢ Medical and Wellness Office (Business or professional office) (D17)
* Cross Fit Gym (Indoor commercial recreation) (D20)
e Florist (Retail sale of agriculture horticulture, floriculture and viticulture products) (D30)

NEW HEARING:

2. Case 191-011 (08-28-2025): Selyn M. Sanville, Power of Attorney for Christine Cabral, 12 Regina
Ave., Hudson, NH [Map 191, Lot 011, Sublot 000; Town Residence (TR)] requests two (2)
variances as follows:

A. A variance to allow a proposed approx. 1,445 sq.ft. Accessory Dwelling Unit (ADU) in the

basement of the principal home structure where the size of an ADU shall not be greater than

750 square feet. [HZO Article XIIIA: Accessory Dwelling Units; § 334-73.3.H., Provisions]
.

A variance to allow the proposed ADU to have three (3) bedrooms where an ADU shall not

have more than two bedrooms. [HZO Article XIIIA: Accessory Dwelling Units; § 334-73.3.L,

Provisions]

VII. REQUEST FOR REHEARING: None

IX. REVIEW OF MINUTES:

03/20/2025 draft Meeting Minutes

06/26/2025 draft Meeting Minutes

07/24/2025 draft Meeting Minutes

X. ADJOURNMENT:

Wo Adar
Chris Sullivan, Zoning Administrator

Posted: Town Hall, Town Website, Library, Post Office — August 15, 2025
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TOWN OF HUDSON
ZONING BOARD OF ADJUSTMENT

Notice of Public Meeting & Hearing
THURSDAY, AUGUST 28, 2025

The Hudson Zoning Board of Adjustment will hold a public meeting
on Thursday, August 28, 2025 at 7:00 PM in the Community Development 
Paul Buxton Meeting Room in the lower level of Hudson Town Hall,
12 School St., Hudson, NH (please use ramp entrance at right side).
PUBLIC HEARING OF SCHEDULED APPLICATION BEFORE
THE BOARD:  
Case 191-011 (08-28-2025): Selyn M. Sanville, Power of Attorney for 
Christine Cabral, 12 Regina Ave., Hudson, NH [Map 191, Lot 011,
Sublot 000; Town Residence (TR)] requests two (2) variances as follows:
A. A variance to allow a proposed approx. 1,445 sq. ft. Accessory

Dwelling Unit (ADU) in the basement of the principal home
structure where the size of an ADU shall not be greater
than 750 square feet. [HZO Article XIIIA: Accessory Dwelling
Units; §334-73.3.H., Provisions]

B. A variance to allow the proposed ADU to have three (3) bedrooms
where an ADU shall not have more than two bedrooms. [HZO
Article XIIIA: Accessory Dwelling Units; §334-73.3.I., Provisions]

Chris Sullivan, Zoning Administrator

MORTGAGEE'S NOTICE OF
SALE OF REAL PROPERTY
By virtue and in execution of the

Power of Sale contained in a
certain mortgage given by Monica
M. Granger (the "Mortgagor") to
Mortgage Electronic Registration
Systems, Inc. as nominee for
Residential Mortgage Services,
Inc., and now held by Wells Fargo
Bank, N.A. (the "Mortgagee"), said
mortgage dated August 29, 2014,
and recorded in the Belknap
Registry of Deeds in Book 2929,
Page 964, (the "Mortgage"), pur-
suant to and for breach of the
conditions in said Mortgage and
for the purpose of foreclosing the
same will be sold at:

Public Auction on
September 29, 2025

at 03:00 PM
Said sale to be held on the

mortgaged premises hereinafter
described and having a present
address of 73 Webster St, Laconia,
Belknap County, NH 03246.

MORTGAGEE'S NOTICE OF
SALE OF REAL PROPERTY
By virtue and in execution of the

Power of Sale contained in a
certain mortgage given by Photios
N. Tsantoulas (the "Mortgagor")
to Citizens Bank, NA, and now
held by Citizens Bank N.A (the
"Mortgagee"), said mortgage dated
September 9, 2020, and recorded
in the Merrimack Registry of
Deeds in Book 3700, Page 1050,
(the "Mortgage"), pursuant to and
for breach of the conditions in said
Mortgage and for the purpose of
foreclosing the same will be sold
at:

Public Auction on
September 22, 2025

at 1:00 PM
Said sale to be held on the

mortgaged premises hereinafter
described and having a present
address of 2 Shaker Rd, Concord,
Merrimack County, NH 03301.

NOTICE
PURSUANT TO NEW HAMP-

SHIRE RSA 479:25, YOU ARE
HEREBY NOTIFIED THAT YOU
HAVE A RIGHT TO PETITION THE
SUPERIOR COURT FOR THE
COUNTY IN WHICH THE MORT-
GAGED PREMISES ARE SITU-
ATED, WITH SERVICE UPON THE
MORTGAGEE, AND UPON SUCH
BOND AS THE COURT MAY
REQUIRE TO ENJOIN THE
SCHEDULED FORECLOSURE
SALE.

The name and address of the
mortgagee's agent for service of
process is Rhonda Wells, SVP,
10561 Telegraph Rd., Mail Stop
VAM352, Glen Allen, VA 23059.
For information on getting help
with housing and foreclosure is-
sues, please call the foreclosure
i n f o r m a t i o n  h o t l i n e  a t
800-437-5991. The hotline is a
service of the New Hampshire
banking department. There is no
charge for this call. You can
contact the New Hampshire Bank-
ing Department by e-mail at
nhbd@banking.nh.gov.

The Property will be sold subject

Legal Notice
Legal Notice

MORTGAGEE'S NOTICE OF
SALE OF REAL ESTATE
By virtue of a Power of Sale

contained in a certain Mortgage
given by Janet M. Donnelly and
Patricia A. Donnelly (the "Mort-
gagor") to Equity One Consumer
Loan Company, Inc., dated Sep-
tember 12, 2006 and recorded in
the Cheshire County Registry of
Deeds in Book 2380, Page 143
and as affected by a Loan Modifi-
cation Agreement recorded on
August 16, 2012 in said Registry
of Deeds in Book 2766, Page 472
(the "Mortgage") of which mortgage
the undersigned is present holder
by assignment, pursuant to and in
execution of said power and for
breach of conditions of said Mort-
gage and for the purpose of
foreclosing same will be sold at:

Public Auction on
September 3, 2025 at 2:00 PM

Said sale being located on the
mortgaged premises and having a
present address of 153 Squan-
tum Road, Jaffrey, Cheshire
County, NH. The premises are
more particularly described in the
Mortgage.

NOTICE
PURSUANT TO NEW HAMP-

SHIRE RSA 479:25, YOU ARE
HEREBY NOTIFIED THAT YOU
HAVE A RIGHT TO PETITION THE
SUPERIOR COURT FOR THE
COUNTY IN WHICH THE MORT-
GAGED PREMISES ARE SITU-
ATED, WITH SERVICE UPON THE
MORTGAGEE, AND UPON SUCH
BOND AS THE COURT MAY
REQUIRE, TO ENJOIN THE
SCHEDULED FORECLOSURE
SALE.

The mortgagee's name and
address for service of process is
U.S. Bank National Association,
not in its individual capacity but
solely as Trustee for the CIM
TRUST 2020-R7 Mortgage-Backed
Notes, Series 2020-R7 c/o Nation-
star Mortgage LLC at 8950 Cy-
press Waters Blvd, Coppell, TX,
75019. The name and address of
the mortgagee's agent for service
of process is Corporation Service
Company at 10 Ferry Street, Suite
313, Concord, NH 03301. You can
contact the New Hampshire Bank-
ing Department by e-mail at
nhbd@banking.nh.gov.

For information on getting
help with housing and foreclosure
issues, please call the foreclosure
i n f o r m a t i o n  h o t l i n e  a t
1-800-437-5991. The hotline is a
service of the New Hampshire
Banking Department. There is no
charge for this call.

The property will be sold

Legal Notice

MORTGAGEE'S NOTICE OF
SALE OF REAL PROPERTY
By virtue and in execution of the

Power of Sale contained in a
certain mortgage given by Kirsten
Marie LeBlanc (the "Mortgagor")
to Mortgage Electronic Registra-
tion Systems, Inc. as nominee for
CMG Mortgage, Inc. dba CMG
Financial, and now held by Feder-
al Home Loan Mortgage Corpo-
ration (the "Mortgagee"), said
mortgage dated October 7, 2020,
and recorded in the Hillsborough
Registry of Deeds in Book 9362,
Page 2842, (the "Mortgage"), pur-
suant to and for breach of the
conditions in said Mortgage and
for the purpose of foreclosing the
same will be sold at:

Public Auction on
September 30, 2025

at 10:00 AM
Said sale to be held on the

mortgaged premises hereinafter
described and having a present
address of 72 Eastmeadow Way,
Manchester, Hillsborough County,
NH 03109.

NOTICE
PURSUANT TO NEW HAMP-

SHIRE RSA 479:25, YOU ARE
HEREBY NOTIFIED THAT YOU
HAVE A RIGHT TO PETITION THE
SUPERIOR COURT FOR THE
COUNTY IN WHICH THE MORT-
GAGED PREMISES ARE SITU-
ATED, WITH SERVICE UPON THE
MORTGAGEE, AND UPON SUCH
BOND AS THE COURT MAY
REQUIRE TO ENJOIN THE
SCHEDULED FORECLOSURE
SALE.

The name and address of the
mortgagee's agent for service of
process is Federal Home Loan
Mortgage Corporation, Attn: Don
Layton, 8200 Jones Branch Drive,
McLean, VA 22101. For informa-
tion on getting help with housing
and foreclosure issues, please call
the foreclosure information hotline
at 800-437-5991. The hotline is a
service of the New Hampshire
banking department. There is no
charge for this call. You can
contact the New Hampshire Bank-
ing Department by e-mail at
nhbd@banking.nh.gov.

The Property will be sold subject
to all unpaid real estate taxes and
all other liens and encumbrances,
which may be entitled to prece-
dence over the Mortgage. Notwith-
standing any title information
contained in this notice, the
Mortgagee expressly disclaims any
representations as to the state of
the title to the Property involved as
of the date of the notice of the date
of sale. The property to be sold at
the sale is "AS IS WHERE IS".

TERMS OF SALE
A deposit of Five Thousand

($5,000.00) Dollars in the form of
a certified check, bank treasurer's
check or other check satisfactory
to Mortgagee's attorney will be

Legal Notice

Going Online?
See more public notices at
www.unionleader.com

MORTGAGEE'S NOTICE OF
SALE OF REAL ESTATE
By virtue of a Power of Sale

contained in a certain Mortgage
given by Kerry A. Riedy (the
"Mortgagor") to Mortgage Electron-
ic Registration Systems, Inc., as
nominee for Sidus Financial, LLC,
its successors and assigns, dated
May 29, 2008 and recorded in the
Merrimack County Registry of
Deeds in Book 7986, Page 2207
and as affected by a Loan Modifi-
cation Agreement recorded on
October 5, 2012 in said Registry of
Deeds in Book 8479, Page 2195
and as affected by a Loan Modifi-
cation Agreement recorded on
August 14, 2013 in said Registry
of Deeds in Book 8593, Page 2186
(the "Mortgage") of which mortgage
the undersigned is present holder
by assignment, pursuant to and in
execution of said power and for
breach of conditions of said Mort-
gage and for the purpose of
foreclosing same will be sold at:

Public Auction on
September 10, 2025

at 11:00 AM
Said sale being located on the

mortgaged premises and having a
present address of 27 Cross-
woods Path Boulevard, Merri-
mack, Hillsborough County, NH.
The premises are more particular-
ly described in the Mortgage.

NOTICE
PURSUANT TO NEW HAMP-

SHIRE RSA 479:25, YOU ARE
HEREBY NOTIFIED THAT YOU
HAVE A RIGHT TO PETITION THE
SUPERIOR COURT FOR THE
COUNTY IN WHICH THE MORT-
GAGED PREMISES ARE SITU-
ATED, WITH SERVICE UPON THE
MORTGAGEE, AND UPON SUCH
BOND AS THE COURT MAY
REQUIRE, TO ENJOIN THE
SCHEDULED FORECLOSURE
SALE.

The mortgagee's name and
address for service of process is
Wilmington Savings Fund Society,
FSB, not in its individual capacity,
but solely as Owner Trustee for
CSMC 2022-RPL2 Trust c/o Na-
tionstar Mortgage LLC at 8950
Cypress Waters Blvd, Coppell, TX,
75019. The name and address of
the mortgagee's agent for service
of process is Corporation Service
Company at 10 Ferry Street, Suite
313, Concord, NH 03301. You can
contact the New Hampshire Bank-
ing Department by e-mail at
nhbd@banking.nh.gov.

For information on getting
help with housing and foreclosure
issues, please call the foreclosure
i n f o r m a t i o n  h o t l i n e  a t
1-800-437-5991. The hotline is a
service of the New Hampshire
Banking Department. There is no
charge for this call.

The property will be sold
subject to all unpaid real estate
taxes and all other liens and
encumbrances which may be enti-
tled to precedence over the Mort-
gage. Notwithstanding any title
information contained in this no-
tice, the Mortgagee expressly dis-
claims any representations as to
the state of the title to the
Property involved as of the date of
the notice of the date of sale. The
property to be sold at the sale is
"AS IS, WHERE IS".

The foreclosure sale will be
made for the purpose of foreclo-
sure of all rights of redemption of
the said mortgagor(s) therein pos-
sessed by them and any and all
persons, firms, corporations, or
agencies claiming by, from or
under them.

TERMS OF SALE:
A deposit of TEN THOUSAND

DOLLARS AND 00 CENTS
($10,000.00) in the form of a

NOTICE
PURSUANT TO NEW HAMP-

SHIRE RSA 479:25, YOU ARE
HEREBY NOTIFIED THAT YOU
HAVE A RIGHT TO PETITION THE
SUPERIOR COURT FOR THE
COUNTY IN WHICH THE MORT-
GAGED PREMISES ARE SITU-
ATED, WITH SERVICE UPON THE
MORTGAGEE, AND UPON SUCH
BOND AS THE COURT MAY
REQUIRE TO ENJOIN THE
SCHEDULED FORECLOSURE
SALE.

The name and address of the
mortgagee's agent for service of
process is Wells Fargo Bank, N.A.,
9062 Old Annapolis Road MAC:
N2702-011, Columbia, MD 21045.
For information on getting help
with housing and foreclosure is-
sues, please call the foreclosure
i n f o r m a t i o n  h o t l i n e  a t
800-437-5991. The hotline is a
service of the New Hampshire
banking department. There is no
charge for this call. You can
contact the New Hampshire Bank-
ing Department by e-mail at
nhbd@banking.nh.gov.

The Property will be sold subject
to all unpaid real estate taxes and
all other liens and encumbrances,
which may be entitled to prece-
dence over the Mortgage. Notwith-
standing any title information
contained in this notice, the
Mortgagee expressly disclaims any
representations as to the state of
the title to the Property involved as
of the date of the notice of the date
of sale. The property to be sold at
the sale is "AS IS WHERE IS".

TERMS OF SALE
A deposit of Five Thousand

($5,000.00) Dollars in the form of
a certified check, bank treasurer's
check or other check satisfactory
to Mortgagee's attorney will be
required to be delivered at or
before the time a bid is offered.
The successful bidder(s) will be
required to execute a purchase
and sale agreement immediately
after the close of the bidding. The
balance of the purchase price
shall be paid within thirty (30)
days from the sale date in the
form of a certified check, bank
treasurer's check or other check
satisfactory to Mortgagee's attor-
ney. The Mortgagee reserves the
right to bid at the sale, to reject
any and all bids, to continue the
sale and to amend the terms of the
sale by written or oral announce-
ment made before or during the
foreclosure sale.

Dated at Farmington, Connecti-
cut, on August 4, 2025.

Wells Fargo Bank, N.A.
By its Attorney,

Jeffrey J. Hardiman
Brock & Scott, PLLC

270 Farmington Avenue
Suite 151

Farmington, CT 06032
(UL - Aug. 6, 13, 20)

Legal Notice
to all unpaid real estate taxes and
all other liens and encumbrances,
which may be entitled to prece-
dence over the Mortgage. Notwith-
standing any title information
contained in this notice, the
Mortgagee expressly disclaims any
representations as to the state of
the title to the Property involved as
of the date of the notice of the date
of sale. The property to be sold at
the sale is "AS IS WHERE IS".

TERMS OF SALE
A deposit of Five Thousand

($5,000.00) Dollars in the form of
a certified check, bank treasurer's
check or other check satisfactory
to Mortgagee's attorney will be
required to be delivered at or
before the time a bid is offered.
The successful bidder(s) will be
required to execute a purchase
and sale agreement immediately
after the close of the bidding. The
balance of the purchase price
shall be paid within thirty (30)
days from the sale date in the
form of a certified check, bank
treasurer's check or other check
satisfactory to Mortgagee's attor-
ney. The Mortgagee reserves the
right to bid at the sale, to reject
any and all bids, to continue the
sale and to amend the terms of the
sale by written or oral announce-
ment made before or during the
foreclosure sale.

Dated at Farmington, Connecti-
cut, on August 4, 2025.

Citizens Bank N.A.
By its Attorney,

Jeffrey J. Hardiman
Brock & Scott, PLLC

270 Farmington Avenue
Suite 151

Farmington, CT 06032
(UL - Aug. 6, 13, 20)

subject to all unpaid real estate
taxes and all other liens and
encumbrances which may be enti-
tled to precedence over the Mort-
gage. Notwithstanding any title
information contained in this no-
tice, the Mortgagee expressly dis-
claims any representations as to
the state of the title to the
Property involved as of the date of
the notice of the date of sale. The
property to be sold at the sale is
"AS IS, WHERE IS".

The foreclosure sale will be
made for the purpose of foreclo-
sure of all rights of redemption of
the said mortgagor(s) therein pos-
sessed by them and any and all
persons, firms, corporations, or
agencies claiming by, from or
under them.

TERMS OF SALE:
A deposit of FIVE THOUSAND

DOLLARS AND 00 CENTS
($5,000.00) in the form of a
certified check, bank treasurer's
check, or money order will be
required to be delivered at or
before the time the bid is offered.
The description of the premises
contained in said mortgage shall
control in the event of an error in
this publication.

U.S. Bank National Association,
not in its individual capacity but

solely as Trustee for the CIM
TRUST 2020-R7 Mortgage-Backed

Notes, Series 2020-R7
Present Holder of said Mortgage,

By Its Attorneys,
Orlans Law Group PLLC

PO Box 540540
Waltham, Massachusetts 02454

Phone: (781) 790-7800
(UL - Aug. 13, 20, 27)

required to be delivered at or
before the time a bid is offered.
The successful bidder(s) will be
required to execute a purchase
and sale agreement immediately
after the close of the bidding. The
balance of the purchase price
shall be paid within thirty (30)
days from the sale date in the
form of a certified check, bank
treasurer's check or other check
satisfactory to Mortgagee's attor-
ney. The Mortgagee reserves the
right to bid at the sale, to reject
any and all bids, to continue the
sale and to amend the terms of the
sale by written or oral announce-
ment made before or during the
foreclosure sale.

Dated at Farmington, Connecti-
cut, on August 11, 2025.

Federal Home Loan
Mortgage Corporation

By its Attorney,
Jeffrey J. Hardiman
Brock & Scott, PLLC

270 Farmington Avenue
Suite 151

Farmington, CT 06032
(UL - Aug. 13, 20, 27)

certified check, bank treasurer's
check, or money order will be
required to be delivered at or
before the time the bid is offered.
The description of the premises
contained in said mortgage shall
control in the event of an error in
this publication.
Wilmington Savings Fund Society,
FSB, not in its individual capacity,

but solely as Owner Trustee
for CSMC 2022-RPL2 Trust

Present Holder of said Mortgage,
By Its Attorneys,

Orlans Law Group PLLC
PO Box 540540

Waltham, Massachusetts 02454
Phone: (781) 790-7800

(UL - Aug. 20, 27; Sept. 3)

Obituaries

RYE — It is with great sad-
ness that we announce the 
peaceful passing of Carole 
Anne (Doyle) Callahan, 
in Rye, N.H., on Aug. 17, 
2025, at 
the age of 
83, due to 
c o m p l i c a -
tions from 
Alzheimer’s 
disease.

Born in 
N a s h u a 
on March 20, 1942, Car-
ole was the only child 
of William and Helen 
(Fitzgerald) Doyle. As a 
fourth-generation Nash-
uan, her family originally 
emigrated from Ireland 
in the 1850s to farm in 
the Merrimack Valley. 
She was the beloved wife 
of John Charles Callahan. 
They married on Feb. 20, 
1965, and recently cele-
brated their 60th wedding 
anniversary. At the time 
they met, John was an en-
gineer at Sander’s Associ-
ates (now BAE Systems) in 
Nashua, where she worked 
as a secretary. Together 
they raised three children: 
Jon, Cathleen Lareau and 
Christine Blonda. She was 
the proud grandmother 
to five grandchildren, 
Bridget, Aidan, Tyler (Lar-

eau), Gavin and Sydney 
(Blonda); and to two step-
grandsons, Quinn and 
Patrick Humlicek.

Once her children were 
grown, she earned her as-
sociate’s degree in busi-
ness and went on to be 
an administrator for In-
ternational Shoe Machine 
in Nashua for eight years 
during the 1990s. Car-
ole was an avid skier and 
gardener, and enjoyed 
traveling, biking, reading, 
antiquing and studying 
ancestry. She famously 
loved dogs and could fre-
quently be seen walking 
her dogs or biking with her 
husband in Beaver Brook 
in Hollis, N.H., and near 
their former ski house in 
North Woodstock, N.H.

She was well-known for 
her outstanding cooking, 
hosting large family gath-
erings, independence, 
strong will and determi-
nation.

 . 

SERVICES:  There will be a 
service and celebration of life 
at St. John Neumann Catholic 
Church, 708 Milford Road, Mer-
rimack, N.H., on Saturday, Aug. 
23, at 11 a.m.

In lieu of flowers, donations 
can be made to the Beaver 
Brook Association in Hollis, N.H.

Carole CallahanCarole Callahan

HOOKSETT — Marion E. 
(Smith) Desfosses, 89, 
of Hooksett, died Aug. 
16, 2025, at Hanover Hill 
Healthcare Center in 
Manchester, after a peri-
od of declining health.

She was born in Man-
chester on Sept. 13, 1935, 
to Charles and Mildred 
(Riley) Smith. She lived 
in Manchester for many 
years and in Hooksett for 
last the 25 years.

Marion worked at the 
former Merchants Na-

tional Bank in Manches-
ter for almost 30 years 
and retired as their lead 
teller manager.

She enjoyed knitting, 
crocheting, quilting, trav-
eling and doing cross-
word puzzles. 

She will be remem-
bered as a loving mother, 
grandmother and aunt. 
Her family was her great-
est pride.

She was predeceased by 
her husband of 46 years, 
Joseph Desfosses, in 2001. 

Marion is survived 
by six children, Charles 
Desfosses and his wife, 
Kerry S., Susan King and 
her husband, Donald Jr., 
Pamela Charron and her 
husband, David, Leanne 
Bille and her husband, 
Chris, J. Richard Desfos-
ses and his wife, Kerry 
L., and Tracy Garbee and 
her husband, Gregg; 15 
grandchildren; 18 great-
grandchildren; one great-
great-grandchild; and a 
nephew and nieces.

 . 

SERVICES:  There are no call-

ing hours. A cemetery service 
will be held on Saturday, Sept. 
13, at 10 a.m., at Fairview Cem-
etery, Old Canterbury Road, 
Northwood.

Memorial donations may be 
made to the American Heart 
Association at www.heart.org.

Lambert Funeral Home & 
Crematory, Manchester, is as-
sisting the family with arrange-
ments. To leave a message of 
condolence, see the obituary 
at www.lambertfuneralhome.
com.

Marion E. DesfossesMarion E. Desfosses

MANCHESTER — Joan M. 
(Oyevaar) Joyce, 83, of 
Manchester, N.H., passed 
away peacefully on Aug. 
17, 2025, surrounded by 
the love of her family.

Born in Manchester 
on May 19, 1942, she was 
the daughter of Cornelius 
Arnoldus and Ann Mary 
(Mahoney) Oyevaar. 
Joan made Manchester 
her lifelong home before 
moving to Sanbornton 
eight years ago, where 
she cherished the quiet 
beauty of the area. She 
was a proud graduate of 
Manchester High School 
Central. In her early 
years, she worked for 
New England Telephone 
Company, and later de-
voted 12 years of service 
as a mail clerk with the 
U.S. Postal Service until 

her retirement.
Joan was happiest 

when surrounded by 
family. She loved tending 
to her garden and found 
joy in caring for her home 
and yard. Hosting family 
gatherings brought her 
great pride, and she es-
pecially treasured time 
spent with her grandchil-
dren, who were the light 
of her life.

Those who knew Joan 
will remember her as 
a woman of strength, 
warmth and unwavering 
love. She had a gift for 
lifting others up, offering 
a listening ear and speak-
ing her mind with hon-
esty and conviction. She 
made a lasting impact on 
all who were fortunate to 
know her.

Joan shared 58 wonder-
ful years of marriage with 
her beloved husband, 
Robert “Bob” E. Joyce Jr., 
who passed away on July 
11, 2023. She was also 
predeceased by her sis-
ter, Fay Walsh.

She is survived by her 
children, Christopher 
Joyce of Fairfield, Con-
necticut, Kerry Joyce 
and her wife, Monica, 
of Laconia, and Jennifer 
Whitman and her hus-
band, Craig, of Lincoln. 

She also leaves behind 
her five adored grand-
children, Emma Gallant, 
Christopher Gallant, 
Emily Joyce, Jonathan 
Joyce and Maxwell Whit-
man; along with several 
nieces and nephews.

 . 

SERVICES:  There are no 
calling hours. A graveside 
service will be held Monday, 
Aug. 25, 2025, at 11 a.m., in 
St. Joseph Cemetery, Bedford, 
N.H.

The Connor-Healy Funeral 
Home and Cremation Center, 
537 Union St., Manchester, 
N.H., has the honor of assist-
ing the family with arrange-
ments. For more information, 
please visit www.connorhealy.
com.

Joan M. (Oyevaar) JoyceJoan M. (Oyevaar) Joyce

More obituaries 
appear on Page A6

Funeral Home & Cremation Center

Connor Healy Column ad 1_Layout 1  2/23       
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            ZBA MEETING: 08/28/2025 

 
ZONING BOARD OF ADJUSTMENT  

ELECTION OF OFFICERS  
 

 

Per the Town of Hudson, New Hampshire ZBA Bylaws, Chapter 143 of the Town Code, § 

143-5.2, Vacancy and succession of officers:  

A. In the event that the unexpired term of Chairperson becomes vacant, the Vice-Chairperson will 

fill the vacancy until the first meeting in January of the following year, at which time the voting 

members will elect a new Chairperson. 

B. In the event that the unexpired term of Vice-Chairperson becomes vacant, the voting members 

will vote to fill the vacancy at their next regular scheduled meeting. 

C. In the event that the unexpired term of Clerk becomes vacant, the voting members will vote to 

fill the vacancy at their next regular scheduled meeting. 

 

The Chairperson, shall address the need to elect new officers due to unexpired term vacancies 

and shall first ask for a nomination for the position of Chairperson, followed by Vice-

Chairperson and Clerk. 

 

DRAFT MOTIONS FOR ELECTION OF OFFICERS:  

 

1. MOTION FOR CHAIRPERSON:  

I move to nominate ________________________ to be Chairperson.  

 

Motion by: _________________Second: __________________ Motion carried/failed: _________. 

 

If there are no other nominations for this office, the next motion is:  

 

 

2. MOTION FOR VICE-CHAIRPERSON:  

I move to nominate ________________________ to be Vice-Chairperson.  

 

Motion by: _________________Second: __________________ Motion carried/failed: _________. 

 

If there are no other nominations for this office, the next motion is:  

 

 

3. MOTION FOR CLERK:  

I move to nominate ________________________ to be Clerk.  

 

Motion by: _________________Second: __________________ Motion carried/failed: _________. 
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          ZBA MEETING: 08/28/2025 

 
ZONING BOARD OF ADJUSTMENT  

 

Case 165-049 (06-27-24) 36 Campbello St., Hudson, NH 

Acknowledgement of Court Issued Decision and Motion 

 

DRAFT MOTION  

 
I make a motion to grant the variance in accordance with Court’s Order in Sousa Realty & 

Development, Corp. v. Town of Hudson, Docket No. 226-2024-CV-00497, dated July 20, 2025 

(Clerk’s Notice dated July 21, 2025). The variance is narrowly granted as to the frontage 

requirement only, to allow a private road rather than a Class V or better highway, which approval 

should not be understood as any approval of any other element of the overall development plan, 

which shall otherwise be fully zoning complaint.  

  

The private road shall be designed and constructed in full conformity with the Town’s engineering 

standards for public roads, and a homeowner’s association shall be established to be responsible for 

maintenance of the private road.  

  

In accordance with RSA § 674:41, the Town of Hudson neither assumes responsibility for 

maintenance of the private road, nor liability for any damages resulting from the use of the private 

road. Prior to the issuance of a building permit, the applicant shall produce evidence that notice of 

the limits of municipal responsibility and liability has been recorded in the Hillsborough County 

Registry of Deeds for any lot on the private road for which a building permit is sought. 



REMINDER:

Please bring the

Variances A, B & C

Case Applications
Mailed in your

07-24-2025 ZBA Meeting Packet

Case 240-013-001 (07-24-25)
(Continued to 08-28-25)

33 River Road

Attached:
* Revised ZBA Exhibit Plan

© 8/28/25 Variance Worksheets

po
 



KN KEACH-NORDSTROM ASSOCIATES, INC.

August 12, 2025

Town of Hudson

Zoning Board of Adjustment
12 School Street

Hudson, New Hampshire 03051

Re: Variance Applications — 33 River Road

Case 240-013-001

Tax Map 240; Lot 13-1

33 River Road, Hudson, New Hampshire
KNA Project # 16-0613-1A

Dear Chairman and Board Members:

The above referenced project was submitted for Three (3) Variances from the Town of Hudson

Zoning Board to request relief from the following Sections of the Hudson Zoning Ordinance:

A. Article VII Section 334-21 Table of Permitted Principal Uses: Drop Ship Use (E8),
Welding Shop Use (E3), and Machine Shop Use (E4)

B. Article VII Section 334-21 Table of Permitted Principal Uses: Contractor Yard and

Landscape Business Use (E15)
C. Article VII Section 334-21 Table of Permitted Principal Uses: Medical and

Wellness Office Business & Professional Office Uses (D17), Indoor Recreational

Business/Cross Fit Gym Use (D20), and Florist Use (D30)

After feedback received during the Public Hearing on July 24, 2025, Keach Nordstrom Associates,

Inc., on behalf of the Applicant Felipe Figueirdo, respectfully submits the revised attached plan.
Notes have been added to the plan to associate each Variance request (A, B, and C) to a specific
building location. These notes are as follows:

e Building 1 to coordinate with Variance Request C: Variance for Proposed Commercial

Uses including:
© Medical and Wellness Office (Business or Professional Office) (DI7)
o Cross Fit Gym (Indoor Commercial Recreational) (D20)
o Florist Use (Retail Sale of agriculture, horticulture, floriculture, and viticulture

products)
e Building 2 and Building 4 to coordinate with Variance Request B: Variance for Proposed

Industrial Use for Contractor’s Yard & Landscape Business Use (E15)
e Building 3 to coordinate with Variance Request A: Variance for Industrial Uses including:

o Drop Ship Use (Distribution facility of 100,000 square feet or less) (E8)
o Welding Shop Use (E3)
o Machine Shop Use (E4).

Civil Engineering Land Surveying Landscape Architecture

10 Commerce Park North, Suite 3B Bedford, NH 03110 Phone (603) 627-2881 Fax (603) 627-2915

 



Keach Nordstrom Associates, Inc. will be present to further discuss the Variances at the scheduled

hearing. Enclosed is the additional following material for your review and approval:

e Revised ZBA Exhibit Plan

If you have any questions or comments, please contact me at (603) 627-2881.

Sincerely,

Bridget Souza, EIT

Project Engineer
Keach-Nordstrom Associates, Inc.

Civil Engineering Land Surveying Landscape Architecture

10 Commerce Park North, Suite 3B Bedford, NH 03110 Phone (603) 627-2881 Fax (603) 627-2915
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ZBA EXHIBIT PLAN

MAP 240 LOT 13-1

33 RIVER ROAD (NH ROUTE 3A)
HUDSON, NEW HAMPSHIRE

HILLSBOROUGH COUNTY

SYENER:

OWARK AMAL, INC.
BOSTON RCAC

BALL

Giel Engineering Lane

APPLICANT:

FELIPE FIGUEIREDO

23 MAE

GM ASSOCIATE:

‘urveying tandecape Arc!

10 Commerce Park North, Suite JB. Bedford, NH 03110 Phone {609} 627-Z861

REVISIONS

DESCRIPTION

REVISED PER TOWN COMMENTS

REVISED PER TOWN COMMENTS
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 HUDSON ZONING BOARD OF ADJUSTMENT 

 Variance Decision Work Sheet (Rev 4-17-23) 
 

On 08/28/2025, the Zoning Board of Adjustment heard Case 240-013-001 A (Continued from 07-24-25), 

being a case brought by Felipe Figueiredo, 23 Mammoth Rd., Londonderry, NH, by & through his counsel, 

Gottesman & Hollis, PA and authorized representative, Keach-Nordstrom Associates, Inc., requests a 

variance for 33 River Rd., Hudson, NH for a proposed mixed-use commercial development comprised 

of three (3): 9,000 SF, 5-unit buildings and one (1): 9,600 SF building, all located within the R-2 

Zoning District on the property where these uses are not allowed as shown below: 

 

A. Variance for proposed Industrial Uses –  

• Drop Ship Use (Distribution facility of 100,000 square feet or less) (E8) 

• Welding Shop Use (E3)   

• Machine Shop Use (E4) 
 
 [Map 240, Lot 013, Sublot 001; Split Zoned: Residential-One (R-1), Residential-Two (R-2) and General-

One (G-1); HZO Article V: Permitted Uses; §334-21, Table of Permitted Principal Uses] 

 

After reviewing the petition, hearing all of the evidence, and taking into consideration any personal knowledge 

of the property in question, the undersigned member of the Zoning Board of Adjustment sitting for this case 

made the following determination: 

 

Y       N 1. Granting of the requested variance will not be contrary to the public interest, since the 

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

does not alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.” 

  

 

 

Y       N 2. The proposed use will observe the spirit of the ordinance, since the proposed use does 

not conflict with the explicit or implicit purpose of the ordinance and does not alter the 

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

otherwise injure “public rights.” 

  

 

 

Y       N 3. Substantial justice would be done to the property-owner by granting the variance, and 

the benefits to the property owner are not outweighed by harm to the general public or to 

other individuals. 

  

 

 

Y       N 4. The proposed use will not diminish the values of surrounding properties. 

  

 

 

 

 

 

(Continue-next page-Hardship Criteria) (TURN OVER) 
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HUDSON ZONING BOARD OF ADJUSTMENT 

Variance Decision Work Sheet (Rev 4-17-23) 
(Continued) 

 

 

 

Y       

N 

N/A  

5. A.  The Applicant established that literal enforcement of the provisions of the ordinance 

would result in an unnecessary hardship. “Unnecessary hardship” means that, owing 

to special conditions of the property that distinguish it from other properties in the 

area: 

(1) No fair and substantial relationship exist between the general public purposes of 

the ordinance provision and the specific application of that provision to the 

property; and  
 

 

 
 

 
 

 

(2) The proposed use is a reasonable one.   
 

 
 

 
 

 
 

 

Y       

N   

B. Alternatively, if the criteria above (5.A) are not established, an unnecessary hardship 

will be deemed to exist if, and only if, owing to special conditions of the property 

that distinguish it from other properties in the area, the property cannot be reasonably 

used in strict conformance with the ordinance, and a variance is therefore necessary 

to enable a reasonable use of it.  

 
 

 
 

 
 

 

  

  
 
Member Decision:   
Signed:  _________________________________________________ ____________________ 
 Sitting member of the Hudson ZBA  Date 
 
Print name:  _____________________________________________ 
 
Stipulations:  
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 HUDSON ZONING BOARD OF ADJUSTMENT 

 Variance Decision Work Sheet (Rev 4-17-23) 
 

On 08/28/2025, the Zoning Board of Adjustment heard Case 240-013-001 B (Continued from 07-24-25), 

being a case brought by Felipe Figueiredo, 23 Mammoth Rd., Londonderry, NH, by & through his counsel, 

Gottesman & Hollis, PA and authorized representative, Keach-Nordstrom Associates, Inc., requests a 

variance for 33 River Rd., Hudson, NH for a proposed mixed-use commercial development comprised 

of three (3): 9,000 SF, 5-unit buildings and one (1): 9,600 SF building, all located within the R-2 

Zoning District on the property where these uses are not allowed as shown below: 

 

B. Variance for proposed Industrial Use – Contractor’s yard & Landscape Business Use (E15) 
 
[Map 240, Lot 013, Sublot 001; Split Zoned: Residential-One (R-1), Residential-Two (R-2) and General-

One (G-1); HZO Article V: Permitted Uses; §334-21, Table of Permitted Principal Uses] 

 

After reviewing the petition, hearing all of the evidence, and taking into consideration any personal knowledge 

of the property in question, the undersigned member of the Zoning Board of Adjustment sitting for this case 

made the following determination: 

 

 

Y       N 1. Granting of the requested variance will not be contrary to the public interest, since the 

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

does not alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.” 

  

 

 

Y       N 2. The proposed use will observe the spirit of the ordinance, since the proposed use does 

not conflict with the explicit or implicit purpose of the ordinance and does not alter the 

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

otherwise injure “public rights.” 

  

 

 

Y       N 3. Substantial justice would be done to the property-owner by granting the variance, and 

the benefits to the property owner are not outweighed by harm to the general public or to 

other individuals. 

  

 

 

Y       N 4. The proposed use will not diminish the values of surrounding properties. 

  

 

 

 

 

 

(Continue-next page-Hardship Criteria) (TURN OVER) 
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HUDSON ZONING BOARD OF ADJUSTMENT 

Variance Decision Work Sheet (Rev 4-17-23) 
(Continued) 

 

 

 

Y       

N 

N/A  

5. A.  The Applicant established that literal enforcement of the provisions of the ordinance 

would result in an unnecessary hardship. “Unnecessary hardship” means that, owing 

to special conditions of the property that distinguish it from other properties in the 

area: 

(1) No fair and substantial relationship exist between the general public purposes of 

the ordinance provision and the specific application of that provision to the 

property; and  
 

 

 
 

 
 

 

(2) The proposed use is a reasonable one.   
 

 
 

 
 

 
 

 

Y       

N   

B. Alternatively, if the criteria above (5.A) are not established, an unnecessary hardship 

will be deemed to exist if, and only if, owing to special conditions of the property 

that distinguish it from other properties in the area, the property cannot be reasonably 

used in strict conformance with the ordinance, and a variance is therefore necessary 

to enable a reasonable use of it.  

 
 

 
 

 
 

 

  

  
 
Member Decision:   
Signed:  _________________________________________________ ____________________ 
 Sitting member of the Hudson ZBA  Date 
 
Print name:  _____________________________________________ 
 
Stipulations:  
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 HUDSON ZONING BOARD OF ADJUSTMENT 

 Variance Decision Work Sheet (Rev 4-17-23) 
 

On 08/28/2025, the Zoning Board of Adjustment heard Case 240-013-001 C (Continued from 07-24-25), 

being a case brought by Felipe Figueiredo, 23 Mammoth Rd., Londonderry, NH, by & through his counsel, 

Gottesman & Hollis, PA and authorized representative, Keach-Nordstrom Associates, Inc., requests a 

variance for 33 River Rd., Hudson, NH for a proposed mixed-use commercial development comprised 

of three (3): 9,000 SF, 5-unit buildings and one (1): 9,600 SF building, all located within the R-2 

Zoning District on the property where these uses are not allowed as shown below: 

 

C. Variance for proposed Commercial Uses –  

• Medical and Wellness Office (Business or professional office) (D17) 

• Cross Fit Gym (Indoor commercial recreation) (D20)  

• Florist (Retail sale of agriculture horticulture, floriculture and viticulture products) (D30) 
 
 [Map 240, Lot 013, Sublot 001; Split Zoned: Residential-One (R-1), Residential-Two (R-2) and General-

One (G-1); HZO Article V: Permitted Uses; §334-21, Table of Permitted Principal Uses] 

 

After reviewing the petition, hearing all of the evidence, and taking into consideration any personal knowledge 

of the property in question, the undersigned member of the Zoning Board of Adjustment sitting for this case 

made the following determination: 

 

Y       N 1. Granting of the requested variance will not be contrary to the public interest, since the 

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

does not alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.” 

  

 

 

Y       N 2. The proposed use will observe the spirit of the ordinance, since the proposed use does 

not conflict with the explicit or implicit purpose of the ordinance and does not alter the 

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

otherwise injure “public rights.” 

  

 

 

Y       N 3. Substantial justice would be done to the property-owner by granting the variance, and 

the benefits to the property owner are not outweighed by harm to the general public or to 

other individuals. 

  

 

 

Y       N 4. The proposed use will not diminish the values of surrounding properties. 

  

 

 

 

 

 

(Continue-next page-Hardship Criteria) (TURN OVER) 

 



P a g e  2 | 2 

 

HUDSON ZONING BOARD OF ADJUSTMENT 

Variance Decision Work Sheet (Rev 4-17-23) 
(Continued) 

 

 

 

Y       

N 

N/A  

5. A.  The Applicant established that literal enforcement of the provisions of the ordinance 

would result in an unnecessary hardship. “Unnecessary hardship” means that, owing 

to special conditions of the property that distinguish it from other properties in the 

area: 

(1) No fair and substantial relationship exist between the general public purposes of 

the ordinance provision and the specific application of that provision to the 

property; and  
 

 

 
 

 
 

 

(2) The proposed use is a reasonable one.   
 

 
 

 
 

 
 

 

Y       

N   

B. Alternatively, if the criteria above (5.A) are not established, an unnecessary hardship 

will be deemed to exist if, and only if, owing to special conditions of the property 

that distinguish it from other properties in the area, the property cannot be reasonably 

used in strict conformance with the ordinance, and a variance is therefore necessary 

to enable a reasonable use of it.  

 
 

 
 

 
 

 

  

  
 
Member Decision:   
Signed:  _________________________________________________ ____________________ 
 Sitting member of the Hudson ZBA  Date 
 
Print name:  _____________________________________________ 
 
Stipulations:  

   

  



TOWN OF HUDSON

Land Use Division

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

Zoning Administrator Staff Report CA S
Meeting Date: August 28, 2025 Y—12-25

Case 191-031 (08-28-2025): Selyn M. Sanville,
Power of Attorney for Christine Cabral, 12 Regina
Ave., Hudson, NH (Map 191, Lot 011, Sublot 000;
Town Residence (TR)]} requests two (2) variances as

follows:

A. A variance to allow a proposed approx.
1.445 sq.ft. Accessory Dwelling Unit

(ADU) in the basement of the principal
home structure where the size of an ADU

shall not be greater than 750 square feet.

[HZO Article XIIA: Accessory Dwelling
Units; § 334-73.3.H., Provisions]

A variance to allow the proposed ADU to

have three (3) bedrooms where an ADU

shall not have more than two bedrooms.

[HZO Article XIITA: Accessory Dwelling
Units; § 334-73.3.1., Provisions]

ADDRESS: 12 Regina Ave

Map 228, Lot 034-000

ZONING DISTRICT: Town Residence (TR)

Relief Requested:
A. A variance to allow a proposed approx.

1,445 sq.ft. Accessory Dwelling Unit (ADU)
in the basement of the principal home

structure where the size ofan ADU shall not

be greater than 750 square feet. [HZO
Article XINIA: Accessory Dwelling Units;
§ 334-73.3.H., Provisions]

A variance to allow the proposed ADU to

have three (3) bedrooms where an ADU

shall not have more than two bedro
.

[HZO Article XIIIA: Accessory Dwelling
Units; § 334-73.3.L., Provisions]

PROPERTY DESCRIPTION:

The Town of Hudson, records indicate this parcel is

an existing lot of record. The lot is 14,984 sq. ft.

where 10,000 is required. The lot is classified as a

single-family residence.

History/Attachments:

Plans

Floor Plan (See Packet)

BUILDING PERMITS

A: BP# 342-77 To construct 24X24" Addtion to the

existing dwelling ( 5-18-77)

ZONING ADMINISTRATOR/CODE

ENFORCEMENT AND OTHER

CORRESPONDENCE

B: Zoning Deternination # 25-060 (8-6-25)

AERIAL / PHOTOS

Aerials (2024) 12 Regina Ave

IN-HOUSE COMMENTS:
C: Town Engineer: No Comment - (8- 12-25)

D: Inspectional Services/Fire Dept.:
No Comment - (8-12-25)

E: Associate Town Planner:

No Comment - (8-12-25)

 



TOWN OF HUDSON, N. H.

Application for a Permit To Build

Date
....

esidentiat | | Subdivision New Permit Number

Planning Bd. Approval Sub Div. Alter 3Y227
| Water Follution Approval Sub Div. No. Addition.

_—_
_

| Septic Construction Permit No.

Name of Owner ZiuesT Ys sTiue
Land Purchased From Ad! LENE na), _

Address

Location “fu OSor
.. Property Tax No.

_

6 OF

Name of General Contractor ToreDaws MbeDirelines Map and Lot No. _Y¥? ‘7G. ae
ee

Name of Heating Contr. L. CAfiaL. Name of Electrical Contractor ALAM#22) _

ME EE

Type of Heat
.

Ae 7 #4) ar Name of Plumbing Contractor. £. CALA x
.

Name of Fireplace Mason Name of Masonry Contractor DAM J

Material of Building Ana
_

- Style of RoofA Roof Covering 25

iWay x BY
- Living Floor Area... a4 No. of Stories /

_—

LE wa Sewer “0wal

Size of Foundation

Size of Garage _

(

a
Water

Width
_

Ri He'ght 2°" Footings lyeS [No |Foundation Material ¢<.@A/C/2€ bon wee ans

a

Fireplace [ No. of Flues.....-.- Size Chimney Material .——

Brief Description of Repair, Alter or Other. 7Z 0h JO _EXI STIR
|

PEELE

COR STINE Of. J/- BéDdDeoem fe Sou Bath. /- Deavag Koon

The undersigned hereby agrees that the proposed work shall be done in accordance with the foregoing
statement, and with the plans and specifications submitted; and that the work connected therewith shall conform

with the building laws and regulations of the town of Hudson, and that .. will notify the Building
Inspector when foundation, frame, chimneys, fire-stops and heater-pipes, electrical wiring and plumbing are ready
for inspection. I also certify that I have been authorized by the owner to apply for this permit.

t?

OVER
Owner's Signature .

Sketch of building, show streets

set back from property lines on Contractor’s Signature ....

all sides on other side. Address

 



TOWN OF HUDSON

Land Use Division

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

Zoning Determination #25-060

August 6, 2025

Selyn Sanville, Tr. Re: 12 Regina Avenue

12 Regina Avenue
7

Map 191 Lot 011-000

Hudson, NH 03051 District: Town Residence (TR}

Dear Ms. Sanville,

Your Request: To construct an approximately 1,450 square-foot, 3-bedroom Accessory

Dwelling Unit (ADU) in the basement of the primary dwelling, along with impravements

required to meet the life-safety code.

Zoning Review / Determination:

Existing Conditions: The lot in question is 0.344 acres in size with 100 linear feet of frontage.

The lot is serviced by both the town water and sewer. Currently, the structure on the lot is

considered a single-family home. Town records do not indicate a current accessory dwelling unit

on the property.

Pertinent Ordinances:

e §6Article XIIIA: Accessory Dwelling Units §334-73.3 — Provisions

Article Ill: General Regulations; §334-16 - Building Permits

Per §334-73.3 - Provisions, an ADU is allowed within the TR zone to be added to a single-family
home. The proposed ADU would require variances from the following subsections of said

ordinance.

§334-73.3.H — The size of an ADU shall not be less than 350 square feet nor greater than 750

square feet. The size of the principal dwelling shali not,be reduced to less than 850 square feet

in order to accommadate the creation of anADU. Measurement of size shall be consistent with

Town Assessor’s practices.

§334-73.3.I - An ADU shall not have more than two bedrooms.

You may apply to the Zoning Board of Adjustment (ZBA) for a variance for each subsection.

Should both variances be granted, all work done on the house shall be done with building permits

and in accordance with requirements outlined in §334-16 — Building permits. No building

permits may be issued until such time that both variances have been granted, or the proposed

renovation is modified to be compliant with the zoning ordinance.

NOTE: This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.
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Staff Notes:

« Based on an inspection performed by the Associate Planner, Ben Witham-Gradert and

Building Inspector, Mark Cataldo, it was determined that the current basement space is a

finished basement, not a separate dwelling unit.

The ADU is subject to all requirements ofsubsections A-O of§334-73.3. The full ordinance

may be found at https://ecode360.com/ 143587944 14358794

Sincerely,

Bee'itlaar Croyle
Ben Witham-Gracert/Associate Planner

(603) 886-6008 (ext, 1220)
beradert@hudsonnh.gov

cc: B. Dubowik, Admimstrative Aide

File

NOTE, This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.

 



ZONING ADMINISTRATOR REQUEST FOR INTER DEPARTMENT REVIEW

TOWN OF HUDSON, NEW HAMPSHIRE

REQUEST FOR REVIEW-COMMENTS:

Case: 191-011 (08-28-25) (VARIANCES A & B)
Property Location: 12 Regina Avenue

For Town Use

Plan Routing Datu: 08/12/2025 Reply requested by:_08/15/202£ Hearing Date: 08/28/2025

L ] [have no comments
— [wy

Lhave comments (see below)

EZ2D Name: Elvis Dhima, P.E.
_..

Date; 08/12/2025

_

Town Engineer _L_] Fire/Health Department [ | Associate Town Planner

Variance A (ADU > 750 SF) Comments:

If approved, the applicant shall submit an application for a new sewer permit that

accounts for the ADU insteadof just as a single-family home designation.

Variance B (ADU w/3 Bedrooms) Comments:

if approved, the applicant shall submit an application for a new sewer permit that

accounts for the ADU instead ofjust as a single-family home designation. 
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ZONING ADMINISTRATOR REQUE FOR INTER DEPARTMENT |}

TOWN OF HUDSON, NEW HAMPSHIRE

REQUEST FOR REVIEW/COMMENTS:

Case: 191-011 (08-28-25)_ (VARIANCES A & B)
Property Location: 12 Regina Avenue

For Town Use

n Routing Date: 08/12/2025 Reply requested by: 08/15/20227BA Hearing Date: 08/28/2025

_

Lhave no comments Ed [have comments (see below)

BWG Name:Ben Witham-Gradert Date: 08/12/2025
(Initials)

Di

_

Town Engineer EI Vire/Health Department [| Associate fown Planner

Variance A (ADU > 750 SF) Comments:

Variance B (ADU w/3 Bedrooms) Comments: 



Case 191-011

Supplemental Information

NH RSA 674:33.V

2025 ADU State Law Changes



TOWN OF HUDSON

Land Use Division

School Street * Hudson, New Hampshire 03051 ° Tel: 603-886-6008 Fax: 603-594-1142

Supplemental for Case 191-011 A&B

August 19, 2025

Re: Case 191-011 A&B ~ 12 Regina Avenue

Zoning Board members,

As part of Case 191-011 the applicant’s submission makes note of specific medical requirements

as grounds for granting of the variance. Due to the nature of this reasoning, the standard metrics

used to fulfill the fifth criteria to grant a variance (hardship owing to the conditions of the land),

may not apply. RSA 674:33-V states that:

V. Notwithstanding subparagraph I(a)(2), any zoning board of adjustment may grant a

variance from the terms of a zoning ordinance without finding a hardship arising from the

condition of a premises subject to the ordinance, when reasonable accommodations are

necessary to allow a person or persons with a recognized physical disability to reside in

or regularly use the premises, provided that:

(a) Any variance granted under this paragraph shall be in harmony with the

general purpose and intent of the zoning ordinance.

(b) In granting any variance pursuant to this paragraph, the zoning board of

adjustment may provide, in a finding included in the variance, that the variance

shall survive only so long as the particular person has a continuing need to use the

premises.

It is the recommendation of staff that Board apply the RSA 674:33-V standard to this application.

Should the Board choose to grant a variance to the applicant, the Board may wish to approve it

conditionally with the following stipulation pursuant to RSA 674:33-V (b):

The variance as granted shall remain valid only so long as the particular person that is

the subject ofthis appeal has a continuing need to use the premises.

Sincerely,
Q oopawitCf:ykfone)

:

Ben Witham-Gradert/Associate Planner

(603) 886-6008 (ext. 1220)

bgradert(@hudsonnh.gov

 



TITLE LXIV

PLANNING AND ZONING

CHAPTER 674

LOCAL LAND USE PLANNING AND REGULATORY POWERS

Zoning Board of Adjustment and Building Code Board of Appeals

Section 674:33

674:33 Powers of Zoning Board of Adjustment. —

I. (a) The zoning board of adjustment shall have the power to:

(1) Hear and decide appeals if it is alleged there is error in any order, requirement, decision, or determination

made by an administrative official in the enforcement of any zoning ordinance adopted pursuant to RSA 674: 16;
and

(2) Authorize, upon appeal in specific cases, a variance from the terms ofthe zoning ordinance if:

(A) The variance will not be contrary to the public interest;

(B) The spirit of the ordinance is observed;

(C) Substantial justice is done;

(D) The values of surrounding properties are not diminished; and

(E) Literal enforcement of the provisions of the ordinance would result in an unnecessary hardship.

(b)(1) For purposes ofsubparagraph I(a)(2)(E), “unnecessary hardship" means that, owing to special conditions

of the property that distinguish it from other properties in the area:

(A) No fair and substantial relationship exists between the general public purposes of the ordinance provision

and the specific application of that provision to the property; and

(B) The proposed use is a reasonable one.

(2) If the criteria in subparagraph (1) are not established, an unnecessary hardship will be deemed to exist if, and

only if, owing to special conditions of the property that distinguish it from other properties in the area, the

property cannot be reasonably used in strict conformance with the ordinance, and a variance is therefore

necessary to enable a reasonable use of it.

(3) The definition of "unnecessary hardship" set forth in subparagraphs (1) and (2) shall apply whether the

provision of the ordinance from which a variance is sought is a restriction on use, a dimensional or other

limitation on a permitted use, or any other requirement of the ordinance.

(c) The board shall use one voting method consistently for all applications until it formally votes to change the

method. Any change in the board's voting method shall not take effect until 60 days after the board has voted to

adopt such change and shall apply only prospectively, and not to any application that has been filed and remains

pending at the time of the change.
I-a. (a) Variances authorized under paragraph I shall be valid if exercised within 2 years from the date of final

approval, or as further extended by local ordinance or by the zoning board of adjustment for good cause,

provided that no such variance shall expire within 6 months after the resolution ofa planning application filed in

reliance upon the variance.

(b) The zoning ordinance may be amended to provide for the termination of all variances that were authorized

under paragraph I before August 19, 2013 and that have not been exercised. After adoption of such an

amendment to the zoning ordinance, the planning board shail post notice of the termination in the city or town

hall. The notice shall be posted for one year and shall prominently state the expiration date ofthe notice. The

notice shall state that variances authorized before August 19, 2013 are scheduled to terminate, but shall be valid

if exercised within 2 years of the expiration date of the notice or as further extended by the zoning board of

adjustment for good cause.

IL. In exercising its powers under paragraph I, the zoning board of adjustment may reverse or affirm, wholly or in

 



part, or may modify the order, requirement, decision, or determination appealed from and may make such order

or decision as ought to be made and, to that end, shall have all the powers of the administrative official from

whom the appeal is taken.

III. The concurring vote of any 3 members of the board shall be necessary to take any action on any matter on

which it is required to pass.

IV. (a) A local zoning ordinance may provide that the zoning board of adjustment, in appropriate cases and

subject to appropriate conditions and safeguards, make special exceptions to the terms ofthe ordinance. All

special exceptions shall be made in harmony with the general purpose and intent of the zoning ordinance and

shall be in accordance with the general or specific rules contained in the ordinance.

(b) Special exceptions authorized under this paragraph shall be valid if exercised within 2 years from the date of

final approval, or as further extended by local ordinance or by the zoning board of adjustment for good cause,

provided that no such special exception shall expire within 6 months after the resolution of a planning

application filed in reliance upon the special exception.
(c) The zoning ordinance may be amended to provide for the termination of all special exceptions that were

authorized under this paragraph before August 19, 2013 and that have not been exercised. After adoption of such

an amendment to the zoning ordinance, the planning board shall post notice of the termination in the city or town

hall. The notice shall be posted for one year and shall prominently state the expiration date of the notice. The

notice shall state that special exceptions authorized before August 19, 2013 are scheduled to terminate, but shall

be valid if exercised within 2 years of the expiration date of the notice or as further extended by the zoning board

of adjustment for good cause.

V. Notwithstanding subparagraph I(a)(2), any zoning board of adjustment may grant a variance from the terms of

a zoning ordinance without finding a hardship arising from the condition ofa premises subject to the ordinance,

when reasonable accommodations are necessary to allow a person or persons with a recognized physical

disability to reside in or regularly use the premises, provided that:

(a) Any variance granted under this paragraph shall be in harmony with the gencral purpose and intent of the

zoning ordinance.

(b) In granting any variance pursuant to this paragraph, the zoning board of adjustment may provide, in a finding

included in the variance, that the variance shall survive only so long as the particular person has a continuing
need to use the premises.
VI. The zoning board of adjustment shall not require submission of an application for or receipt of a permit or

permits from other state or federal governmental bodies prior to accepting a submission for its review or

rendering its decision.

VIL. Neither a special exception nor a variance shall be required for a collocation or a modification of a personal

wireless service facility, as defined in RSA 12-K:2.

VIII. Upon receipt of any application for action pursuant to this section, the zoning board of adjustment shall

begin formal consideration and shall approve or disapprove such application within 90 days of the date of

receipt, provided that the applicant may waive this requirement and consent to such extension as may be

mutually agreeable. If a zoning board of adjustment determines that it lacks sufficient information to make a

final decision on an application and the applicant does not consent to an extension, the board may, in its

discretion, deny the application without prejudice, in which case the applicant may submit a new application for

the same or substantially similar request for relief.

Source. 1983, 447:1. 1985, 103:20. 1987, 256:1. 1998, 218:1. 2009, 307:6. 2013, 93:1, 2, eff. Aug. 19, 2013;

26
. Sept. 22, 2013; 270:3, eff. Sept. 22, 2013. 2018, 75:1, 2, eff. July 24, 2018; 168:1, 2, eff. Aug. 7,

2018; 214:1, eff. Aug. 7, 2018. 2022, 272:74, eff. Aug. 23, 2022. 
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HB 577 - VERSION ADOPTED BY BOTH BODIES
6Mar2025... 0449h
26Jun2025... 2874EBA

2025 SESSION
25-0119
06/02

HOUSE BILL 577

AN ACT relative to modifying the definition of ADUs.

SPONSORS: Rep. Alexander Jr., Hills. 29; Rep. A. Murray, Hills. 20; Rep. D. McGuire, Merr.
14; Rep. Damon, Sull. 8; Rep. Grill, Hills. 18; Rep. Sweeney, Rock. 25; Rep. Mazur,
Hills. 44; Sen. Innis, Dist 7; Sen. Murphy, Dist 16

COMMITTEE: Housing

─────────────────────────────────────────────────────────────────

ANALYSIS

This bill expands accessory dwelling units by right to include detached units, adds definitions
related to accessory dwelling units, and increases the maximum square footage.

- - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - -

Explanation: Matter added to current law appears in bold italics.

Matter removed from current law appears [in brackets and struckthrough.]

Matter which is either (a) all new or (b) repealed and reenacted appears in regular type.



HB 577 - VERSION ADOPTED BY BOTH BODIES
6Mar2025... 0449h
26Jun2025... 2874EBA 25-0119

06/02

STATE OF NEW HAMPSHIRE

In the Year of Our Lord Two Thousand Twenty Five

AN ACT relative to modifying the definition of ADUs.

Be it Enacted by the Senate and House of Representatives in General Court convened:

1 Accessory Dwelling Unit Definition. Amend RSA 674:71 to read as follows:

674:71 [Definition] Definitions. As used in this subdivision[,]:

I.  "Accessory dwelling unit" means a residential living unit that is [within or attached

to] located on a lot containing a single-family dwelling[, and] that provides independent living

facilities for one or more persons, including provisions for sleeping, eating, cooking, and sanitation,

on the same parcel of land as the principal dwelling unit it accompanies. Accessory dwelling units

may be constructed at the same time as the principal dwelling unit.

II.  “Attached unit” means a unit that is within or physically connected to the

principal dwelling unit, or completely contained within a preexisting detached structure.

III.   “Detached unit” means a unit that is neither within nor physically connected

to the principal dwelling unit, nor completely contained within a preexisting detached

structure.

2 Accessory Dwelling Units. RSA 674:72 is repealed and reenacted to read as follows:

674:72 Accessory Dwelling Units.

I.   A municipality that adopts a zoning ordinance pursuant to the authority granted in this

chapter shall allow accessory dwelling units in all zoning districts that permit single-family

dwellings. One accessory dwelling unit, which may be either attached or detached, shall be allowed

as a matter of right. The municipality shall allow one accessory dwelling unit without additional

requirements for lot size, except as described by this section, setbacks, aesthetic requirements,

design review requirements, frontage, space limitations, or other controls beyond what would be

required for a single-family dwelling without an accessory dwelling unit. The municipality may not

impose greater requirements for a septic system for a single-family home with an accessory dwelling

unit than is required by the department of environmental services. The municipality is not required

to allow more than one accessory dwelling unit for any single-family dwelling. The municipality may

prohibit accessory dwelling units associated with multiple single-family dwellings attached to each

other, such as townhouses. The municipality may prohibit accessory dwelling units associated with

rented or leased land. Subsequent condominium conveyance of any accessory dwelling unit separate

from that of the principal dwelling unit shall be prohibited, notwithstanding the provisions of RSA

356-B:5, unless allowed by the municipality.
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II.  If a zoning ordinance contains no provisions pertaining to accessory dwelling units, then

one accessory dwelling unit shall be deemed a permitted accessory use, as a matter of right, to any

single-family dwelling in the municipality, and no municipal permits or conditions shall be required

other than building permits, if required by statute.

III. Attached accessory dwelling units shall have either an independent means of ingress

and egress or ingress and egress through a common space shared with the principal dwelling.

However, the municipality shall not limit the choice of ingress and egress.

IV. Any municipal regulation applicable to single-family dwellings shall also apply to the

combination of a principal dwelling unit and an accessory dwelling unit, including but not limited to

lot coverage standards and standards for maximum occupancy per bedroom consistent with policy

adopted by the United States Department of Housing and Urban Development, provided that such

municipal regulations shall not be more restrictive for accessory dwelling units than for any single-

family use in the same zoning district. If a municipality has established regulations requiring

parking for the principal dwelling unit, it may require up to one additional parking space for each

accessory dwelling unit. Required parking spaces may be provided either on-site or at a legally

dedicated off-site location, at the property owner’s discretion.

V. The applicant for a permit to construct an accessory dwelling unit shall make adequate

provisions for water supply and sewage disposal for the accessory dwelling unit in accordance with

RSA 485-A:38, but separate systems shall not be required for the principal and accessory dwelling

units. In order to comply with this paragraph and prior to constructing an accessory dwelling unit,

an application for approval for a sewage disposal system shall be submitted in accordance with RSA

485-A as applicable. The approved sewage disposal system shall be installed if the existing system

has not received construction approval and approval to operate under current rules or predecessor

rules, or the system fails or otherwise needs to be repaired or replaced.

VI. A municipality may require owner occupancy of one of the dwelling units, but it shall not

specify which unit the owner must occupy. A municipality may require that the owner demonstrate

that one of the units is his or her principal place of residence, and the municipality may establish

reasonable regulations to enforce such a requirement.

VII. A municipality may apply aesthetic standards to accessory dwelling units only if it has

also applied such standards to the principal dwelling unit. The total living space of the accessory

dwelling unit shall not exceed 950 square feet unless otherwise authorized by the municipality. A

municipality may not restrict the total living space to less than 750 square feet.

VIII. A municipality shall not require a familial relationship between the occupants of an

accessory dwelling unit and the occupants of a principal dwelling unit.

IX. A municipality shall not limit an accessory dwelling unit to only one bedroom.
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X. An accessory dwelling unit may be deemed a unit of workforce housing for the purpose of

satisfying the municipality's regional fair share obligation under RSA 674:59, III if the unit meets

the criteria in RSA 674:58, IV for rental units.  

XI. A municipality shall allow accessory dwelling units to be converted from existing

structures, including but not limited to detached garages, regardless of whether such structures

violate current dimensional requirements for setbacks or lot coverage.

XII. A municipality shall not deny the establishment of a separate electrical panel and

separate electrical service to the accessory dwelling unit.

3 Detached Accessory Dwelling Units. Amend RSA 674:73 to read as follows:

674:73 Detached Accessory Dwelling Units.  A municipality [is not required to but

may] shall permit one detached accessory dwelling [units] unit. Detached accessory dwelling units

shall comply with the requirements of, and any municipal ordinances or regulations adopted

pursuant to, RSA 674:72, IV through IX. [If a municipality allows detached accessory dwelling units,

it may require an increased lot size.]

4 Effective Date. This act shall take effect July 1, 2025.

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15



   
 

NHMA’s “The Revised Law on Accessory Dwelling Units 2025,” UPDATED 

The Revised Law on Accessory Dwelling 
Units – 2025 Edition 

Updated Version 
 August 12, 2025 

      
 

This guidance document is an updated version of the original guidance NHMA issued on accessory dwelling units in 
July 2025.  

Governor Ayotte signed House Bill 577 on July 15, 2025, relative to accessory dwelling units, 
substantially amending RSA 674:71 to :73. This document provides local officials with 
guidance on how to interpret and implement the new law.  
 

The Revised Law 

The New Basic Requirement. A municipality that adopts a zoning ordinance shall allow 
accessory dwelling units in all zoning districts that permit single-family dwellings. One 
accessory dwelling unit, which may be either attached or detached, shall be allowed as a 
matter of right, and municipalities may no longer require either a conditional use permit or 
special exception for an ADU.   

Revised Definitions:  
"Accessory dwelling unit" means a residential living unit that is located on a lot containing a 
single-family dwelling that provides independent living facilities for one or more persons, 
including provisions for sleeping, eating, cooking, and sanitation, on the same parcel of land as 
the principal dwelling unit it accompanies. Accessory dwelling units may be constructed at the 
same time as the principal dwelling unit. 
 
“Attached unit” means a unit that is within or physically connected to the principal dwelling 
unit or completely contained within a preexisting detached structure.  
 
“Detached unit” means a unit that is neither within nor physically connected to the principal 
dwelling unit, nor completely contained within a preexisting detached structure. 
 
Effective Date. The new law took effect on July 1, 2025.  (The Governor did not sign the bill 
until July 15, 2025.) 
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Where to Begin? 

Does your zoning ordinance already address ADUs? 
 

• If your zoning ordinance expressly allows ADUs, both attached and detached, 
without limitation, then you may not need to do anything, because your ordinance 
may already comply with the new law. However, please keep reading, because your 
ordinance may contain a limitation that doesn’t seem like a limitation.  

 
• The municipality shall allow one accessory dwelling unit without additional 

requirements for lot size, setbacks, aesthetic requirements, design review requirements, 
frontage, space limitations, or other controls beyond what would be required for a single-
family dwelling without an accessory dwelling unit.  However, the municipality is not 
required to allow more than one accessory dwelling unit for any single-family dwelling. 

 
• If your zoning ordinance contains no provisions pertaining to accessory dwelling units, 

then 

one accessory dwelling unit shall be deemed a permitted accessory use, as a matter of right, 
to any single-family dwelling in the municipality, and no municipal permits or 
conditions shall be required other than building permits, if required by statute. 

 
What Can You Do? 

Here are some of the conditions a zoning ordinance may impose: 
 
One ADU per dwelling. A municipality is not required to allow more than one attached 
or detached ADU per single-family dwelling. A one-ADU limit should be stated in the 
ordinance if a municipality wishes to implement a limit. Of course, the municipality may 
allow more than one ADU per principal dwelling unit, if it chooses. 
 
ADU’s may be prohibited for multi-family uses, or on rented or leased land. The 
municipality may prohibit accessory dwelling units associated with multiple single-
family dwellings attached to each other, such as townhouses. The municipality may 
prohibit accessory dwelling units associated with rented or leased land.  

 
Sale of an ADU through condominium conveyance is prohibited. Subsequent condominium 
conveyance of any accessory dwelling unit separate from the principal dwelling unit shall be 
prohibited, notwithstanding the provisions of RSA 356-B:5, unless allowed by the municipality. 
 
Attached ADU’s - manner of access.  Attached accessory dwelling units shall have either an 
independent means of ingress and egress or ingress and egress through a common space shared 
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with the principal dwelling. However, the municipality shall not limit the choice of ingress and 
egress. 
 
Owner occupancy. The ordinance may require owner occupancy of either the principal or the 
accessory dwelling unit, but it cannot specify which unit the owner must occupy. A municipality 
may require that the owner demonstrate that one of the units is his or her principal place of 
residence, and the municipality may establish reasonable regulations to enforce such a 
requirement. 
 
Combined principal dwelling & ADU shall otherwise comply with municipal zoning 
regulations. Any municipal regulation applicable to single-family dwellings shall also apply to 
the combination of a principal dwelling unit and an accessory dwelling unit, including but not 
limited to lot coverage standards and standards for maximum occupancy per bedroom consistent 
with policy adopted by the United States Department of Housing and Urban Development, 
provided that such municipal regulations shall not be more restrictive for accessory dwelling 
units than for any single-family use in the same zoning district. 
 
Aesthetic Standards.  A municipality may apply aesthetic standards to accessory dwelling units 
only if it has also applied such standards to the principal dwelling unit. 

Minimum and maximum sizes. The ordinance may establish size limits for ADUs, but it may 
not limit an ADU to less than 750 square feet. The total living space of the accessory dwelling 
unit shall not exceed 950 square feet unless otherwise authorized by the municipality. 
 

What Can’t You Do? 

Here are some conditions that the ordinance may not impose: 

Septic system/wastewater requirements/water supply.  The municipality may not impose 
greater requirements for a septic system for a single-family home with an accessory dwelling 
unit than is required by the Department of Environmental Services. The applicant for a permit 
to construct an accessory dwelling unit shall make adequate provisions for water supply and 
sewage disposal for the accessory dwelling unit in accordance with RSA 485-A:38, but 
separate systems shall not be required for the principal and accessory dwelling units. Prior to 
constructing an accessory dwelling unit, an application for approval for a sewage disposal 
system shall be submitted in accordance with RSA 485-A as applicable. The approved sewage 
disposal system shall be installed if the existing system has not received construction approval 
and approval to operate under current rules or predecessor rules, or the system fails or 
otherwise needs to be repaired or replaced. 

Parking.  Only if existing municipal regulations impose off-street parking requirements for the 
principal dwelling unit can the municipality require up to one additional parking space for each 
accessory dwelling unit.  Required parking spaces may be provided either on-site or at a 
legally dedicated off-site location, at the property owner’s discretion. 
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Familial Relationships. A municipality “may not require a familial relationship between the 
occupants of an accessory dwelling unit and the occupants of a principal dwelling unit.” Some 
municipalities have this restriction built into their existing ADU definition; that will need to 
change. 

Bedroom limit. A municipality “may not limit an accessory dwelling unit to only one 
bedroom.” This means, of course, that it may impose a two-bedroom limit.  

 
Electric Service. A municipality shall not deny the establishment of a separate electrical panel 
and separate electrical service for the accessory dwelling unit. 
 

What  Must  You Do? 
 
The ordinance shall permit the following: 
 
ADU in Nonconforming Structures.  Under RSA 674:72, XI, a municipality shall allow 
accessory dwelling units to be converted from existing structures, including but not limited to 
detached garages, regardless of whether such structures violate current dimensional requirements 
for setbacks or lot coverage. 
 
NHMA offers the following suggestions for interpreting and applying Paragraph XI of 674:72. 
This section of the statute is ambiguous, and so municipalities are encouraged to consult with 
their own legal counsel as to how to proceed on any building permit applications that fall under 
this section of the law.  
 
1. In order for a structure to be an “existing structure” under this provision, it had to exist on or 
before July 1, 2025, the effective date of HB 577.   
 
2. For any structure that was in existence prior to July 1, 2025, the municipality could determine 
eligibility for placement of an ADU within that existing structure where the existing structure 
does not comply with dimensional requirements for setbacks and lot coverage based on one of 
the following possible procedures, which should be reviewed and approved by the municipality’s 
regular municipal legal counsel: 

a.  The existing structure could be required to demonstrate that it qualifies as a pre-
existing, nonconforming structure exempt from the currently applicable dimensional 
requirements for setbacks and lot coverage according to RSA 674:19 or any local zoning 
regulation protecting non-conforming structures, or; 
b.  The existing structure received a prior zoning approval or determination it was exempt 
from the current dimensional requirements for setbacks and lot coverage, or; 
c.  Deem the provisions of Paragraph XI of amended 674:72 as essentially granting a 
blanket zoning exemption from dimensional requirements for setbacks and lot coverage 
for any existing structure that seeks a building permit to place an ADU in that existing 
structure. 
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Entries in this box are to be filled out by
Land Use Division personnel

To: Zoning Board of Adjustment
Town of Hudson case No. Itl- OITA (08-2 v-as

| Date Filed SJL Jas
Name of Applicant Selyit LU. Sanville. Pak Map: Pf Lot: Ol Zoning District: “TR
Telephone Number (Home) 6014-20- (34@ (Work).

_

Mailing Address AL €eaida Avie.Hudson), Ni. 02051—
owner Christine Cabra
Location of Property _/ R

! Ave ,

i |
treet Address)

Signature a ‘Applicant
—

LL
By filing this application as indicated above, the owner(s) hereby give permission to the Town of Hudson,
it’s officials, employees, and agents, including the members of the Zoning Board of Adjustment (ZBA), as

well as, abutters and other interested members of the public, to enter upon the property which is the subject
of this application during any public meeting conducted at the property, or at such reasonable times as

may be authorized by the ZBA, for the purpose of such examinations, surveys, tests and inspections as may
be deemed appropriate by the ZBA. The owner(s) release(s) any claim to or right he/she (they) may now or

hereafter possess against any of the above identified parties or individuals as a result of any such public
meeting, examinations, surveys, tests and/or inspections conducted on his/her (their) property in connection
with this application.

Date

If you are not the property owner, you must provide written documentation signed by the property
owner(s) to confirm that the property owner(s) are allowing you to speak/represent on his/ her/ their behalf
or that you have permission to seek the described Variance.

Items in this box are to be filled out by Land Use Division personnel

Date received:
COST:

Application fee (processing, advertising & recording) (non-refundable): $_ 185.00

/
Abutter Notice:

/ Direct Abutters x Certified postage rate $ b 08 =

Indirect Abutters x First Class postage rate $. o. Ik =

Total amount due:

x, ahiance A €ASS_) Amt. received:

cance ©, JESS
Receipt No.:

Received by:

By determination ofthe Zoning Admjnistrator, the On figced 3 U7 tal review is required:
Engineering Fire Dept. Health Officer nner Other

Rev. July 22, 2021

 



Letter of Authorization

Date: August 8, 2025

To Whom It May Concern,

|, Christine Cabral, the legal property owner of 12 Regina Street, Hudson, NH 03051, do hereby
authorize my daughter and Trustee/Power of Attorney, Selyn M. Sanville, to act on my behalf in all

matters related to the application for a Variance Request for an Accessory Dwelling Unit (ADU) on the

above-referenced property.

My late husband, Ernest E. Cabral Sr., and | have resided in this home since 1972. This home has

been the heart of our family for over 50 years and continues to serve as a place of love, care, and

multigenerational support.

It is my wish for my children and grandchildren to reside in the "home" we built together, surrounded by
the love and safety of a community that will forever be "home" to our family.

Selyn M. Sanville has my full permission to complete, sign, submit, and discuss all required forms,
documents, and information necessary to move forward with this request before the Town of Hudson

Zoning Board of Adjustment.

Should you require any additional information or documentation regarding this authorization, please
feel free to contact me directly.

Sincerely,

Christine Cabral

Owner — 12 Regina Street

Email: MrsChrisCabral@yahoo.com
Phone: 603-620-2797

Signature: y
ABO

Date: ff -F- Aw 



TOWN OF HUDSON, NH

Variance Application Checklist

The following requirements/checklist pertain to the Zoning Board of Adjustment applications. Fill in all

portions of this Application Form(s) as applicable. This application will not be accepted uniess all requirements
have been made. Additional information may be supplied on a separate sheet if space provided is inadequate.

Applicant Staff

Initials Initials

32 Please review the complete collated application (includes all checklist items) with the Th-
Zoning Administrator or staff before making copies in next step.

S83 The applicant must provide the original (with wet signatures) of the complete filled- T
out application form and all required attachments listed below together with thirteen

(13) single-sided copies of the assembled application packet. (Paper clips, no staples)

se A separate application shall be submitted for each request, with a separate
application fee for each request i.e.: Variance, Special Exception, Home Occupation
Special Exception, Appeal from an Administrative Decision, and Equitable Waiver

but only one abutter notification fee will be charged for multiple requests. Ifpaying
by check, make the check payable to the Town of Hudson.

If the applicant is not the property owner(s), the applicant must provide to the Town ij S

written authorization, signed and dated by the property owner(s), to allow the applicant
or any representative to apply on the behalfof the property owner(s).
(NOTE: if such an authorization is required, the Land Use Division will not process the

application until this document has been supplied.)

Provide two (2) sets ofmailing labels from the abutter notification lists (Pages 4 & 5) Te 7 Chow:
prepared by applicant, with the proper mailing addresses, must be dated within (30) thirty
days of submittal of the application. The abutter lists can be obtained by using the Hudson Pe aw
Geographical Information System (GIS) on the town website: :

https://www.hudsonnh.gov/community-development/page/gis-public-u

(NOTE: the Land Use Division cannot process your application without the abutter lists.

It is the applicant’s responsibility to ensure that the abutter lists are complete and correct.

Ifat the time of the hearing any applicable property owner is found not to have been

notified because the lists are incomplete or incorrect, the Zoning Board will defer the

hearing to a later date, following notification of such abutters.)

GIS LOCATION PLAN: Requests pertaining to above-ground pools, sheds, decks TT
and use variances, the application must include a GIS location plan with dimensions

pertaining to the subject for ZBA relief.

A copy of the GIS map can be obtained by visiting the town website:

https://www.hudsonnh.gov/community-development/page/gis-public-u

> Provide a copy of all single sided pages of the assessor’s card.

(NOTE: these copies are available from the Assessor’s Office)

3 2___ A copy of the Zoning Administrator’s correspondence confirming either that the

requested use is not permitted or that action by the Zoning Board of Adjustment is

required must be attached to your application.

a | a If there is Wetland Conservation District (WCD) Impact, a Conditional Use Permit may Nya
be required. WCD Impact? Y or N (circle one). If yes, submit an application to the

Planning Board.

Rev. July 22, 2021

 



CERTIFIED PLOT PLAN: 3
Requests other than above-ground pools, sheds, decks and use variances, the application Woesmust include a copy of a certified plot plan from a NH licensed land surveyor. The required plot"
plan shall include all of the items listed below. Pictures and construction plans will also be helpful. racot-
(NOTE: it is the responsibility of the applicant to make sure that all of the requirements are satisfied.

The application may be deferred if all items are not satisfactorily submitted).

The plot plan shall be drawn to scale on an 8 4” x 11” or 11” x L7” sheet with a North

pointing arrow shown on the plan.
The plot plan shall be up-to date and dated, and shall be no more than three years old.

The plot plan shall have the signature and the name of the preparer, with his/her/their seal.

The plot plan shall include lot dimensions and bearings, with any bounding streets and

with any rights-of-way and their widths as a minimum, and shall be accompanied by a

copy of the GIS map of the property.
(NOTE: A copy of the GIS map can be obtained by visiting the town website:

https://www.hudsonnh.gov/community-development/page/gis-public-u
The plot plan shall include the area (total square footage), all buffer zones, streams or

other wetland bodies, and any easements (drainage, utility, etc.)
The plot plan shall include all existing buildings or other structures, together with their

dimensions and the distances from the lot lines, as well as any encroachments.

The plot plan shall include all proposed buildings, structures, or additions, marked as

“PROPOSED,” together with all applicable dimensions and encroachments.

The plot plan shall show the building envelope as defined from all the setbacks required
by the zoning ordinance.

The plot plan shall indicate all parking spaces and lanes, with dimensions.

The applicant and owner have signed and dated this form to show his/her awareness of these requirements.

Signature of Applicant)

Signature of Property Owner(s)

Rev. July 22, 2021

 



ALL DIRECT ABUTTERS

List name(s) and mailing addresses of the owner(s) of record of the property and all

direct abutters as of the time of the last assessment of taxation made by the Town of

Hudson, including persons whose property adjoins or is directly across the street or

stream from the land under consideration. For abutting properties being under a

condominium or other collective form of ownership, list the mailing address of the

officers of the collective or association only. If at the time of your hearing, any

applicable property owner is found aot to have been notified because your lists are

incorrect or incomplete, the Zoning Board will defer your hearing to a later date

following notification of such abutters.

(Use additional copies of this page if necessary)

NAME OF PROPERTY OWNER MAILING ADDRESS

*Include pplicant & Owner(s) \2 Reana Avenve.
Se | A eee

be M. Chess | '? Keqinea Stract
Stephen WES | dean: MH 03051

Beorae WW. Vac laviky 42 Regina ssh ect
OCD Joanne M.Vaclavi®él Hudson NH (ODDS 1

cnn R. Mctacget Regine Strect
OS Cadriere CE MeéeTasaar dhudson Wit 0405)

| Robert ©boda Sr. A Ream StrectO04 |viichrele MBoda | ude,AK 04051

Sohn I. Wh ye | B Reyna Srrect
008 Elion & Guthro | Hudson, NH 03051

James Rorsseaw 10 Reayna trek
O\o veda Reuse ear thud son DOH 94051

,

. 4 Regina <hret
01 >| anniler Lelorun aNeareene ‘Oi OOS

Michael Bouse | a RricKay Prive
OAvAS Shue, Sousa |_thidsen / OW OBIS]

u a, B Pilard! URikey Privepit
te lon ik > pollard Hudson ek 05001

'\Wesle Ute wRickexyy DriveO\S | Cava prior Atuclson lol 0720SI
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ALL INDIRECT ABUTTERS WITHIN 200 FEET

List name(s) and mailing addresses of all indirect abutters (those whose property is

not contiguous but is within 200 feet from the property in question) as of the time of
the last assessment of taxation made by the Town of Hudson. For indirect abutting
properties being under a condominium or other collective form of ownership, list the

mailing address of the officers of the collective or association only. If at the time of your
hearing, any applicable property owner is found not to have been notified because

your lists are incorrect or incomplete, the Zoning Board will defer your hearing to a

later date following notification of such abutters.

(Use additional copies of this page if necessary)

MAP LOT |
_

NAME OF PROPERTY OWNER | MAILING ADDRESS

IQ\ | 006 ema aacon
G

Ricken Te
rar fier leesEversHlewvavd bbe. pra abetb

hg | A RARER Maclun | ACRESeh seca
196 [tam Uobivie Shubert | \EERePO Sse

|

Rev. July 22, 2021
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TOWN OF HUDSON

Zoning Board of Adjustment
Tristan Dion, Acting Chairman Dillon Dumont, Selectmen Liaison

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

August 18, 2025

APPLICANT NOTIFICATION

You are hereby notified of a hearing that will be presented before the Zoning Board of
Adjustment for review and/or aetion on Thursday, August 28, 2025 starting at 7:00 P.M. in
the Community Development Paul Buxton Meeting Room in the lower level of Hudson Town
Hall, 12 School St., Hudson, NH. Please enter by the ramp entrance at right side.

Case 191-011 (08-28-2025): Selyn M. Sanville, Power of Attorney for Christine Cabral,
12 Regina Ave.. Hudson. NH [Map 191, Lot Oil, Sublot 000; Town Residence (TR)]
requests two (2) variances as follows:

A. A variance to allow a proposed approx. 1,445 sq.ft. Accessory Dwelling Unit (ADU) in
the basement of the principal home structure where the size of an ADU shall not be
greater than 750 square feet. [HZO Article XIIIA: Accessory Dwelling Units; § 334-
73.3.H., Provisions]

B. A variance to allow the proposed ADU to have three (3) bedrooms where an ADU shall
not have more than two bedrooms. [HZO Article XIIIA: Accessory Dwelling Units;
§ 334-73.3.1., Provisions]

Please be advised, the above Notice is being sent to all abutters listed on the application. You or
an authorized representative, are expeeted to attend the hearing and make a presentation.

Respectfully,

<JIL
Chris Sullivan,

Zoning Administrator



TOWN OF HUDSON

Zoning Board of Adjustment
Tristan Dion, Acting Chairman Dillon Dumont, Selectmen Liaison

12 School Street • Hudson, New Hampshire 03051 * Tel: 603-886-6008 * Fax: 603-594-1142

August 18, 2025

AB UTTER NO TIFICA TION

You are hereby notified of a hearing that will be presented before the Zoning Board of
Adjustment for review and/or action on Thursday, August 28,2025 starting at 7:00 P.M. in the
Community Development Paul Buxton Meeting Room in the lower level of Hudson Town Hall,
12 School St., Hudson, NH. Please enter by the ramp entrance at right side.

Case 191-011 r08-28-2025): Selyn M. Sanville, Power of Attorney for Christine Cabral,
12 Regina Ave.. Hudson. NH [Map 191, Lot Oil, Sublot 000; Town Residence (TR)]
requests two (2) variances as follows:

A. A variance to allow a proposed approx. 1,445 sq.ft. Accessory Dwelling Unit (ADU) in
the basement of the principal home structure where the size of an ADU shall not be

"  greater than 750 square feet. [HZO Article XIIIA: Accessory Dwelling Units; § 334-
73.3,H., Provisions]

B. A variance to allow the proposed ADU to have three (3) bedrooms where an ADU shall
not have more than two bedrooms. [HZO Article XIIIA: Accessory Dwelling Units;
§ 334-73.3.1., Provisions]

Please be advised, this Notice is for your information only. Your attendance is not required;
however, you may attend this meeting to provide information or comments on the proposal.

If you are unable to attend, you may also mail or email your comments prior to the ZBA meeting.
Submit written comments by mail to ZBA, c/o Chris Sullivan, Zoning Administrator, Town of
Hudson, 12 School Street, Hudson, NH 03051. Email comments before 4:00 PM prior to the
meeting to: csullivan@hudsonnh.gov. In either instance, include your full name, address and the
case you wish to make your comment.

A full copy of this application is available for your review on the Hudson Town Hall website:
www.hudsonnh.gov or in the Land Use Department located at the Hudson Town Hail.

Respectfully,

Chris Sullivan,

Zoning Administrator



APPLICATION FOR A VARIANCE

This form constitutes a request for a variance from the literal provisions of the Hudson Zoning
Ordinance Article XUIA of HZO Section(s). 334+ 73,3.3.H , 324-
in order to pernit the following:

FACTS SUPPORTING THIS REQUEST:

The power to grant variances from the local zoning ordinances is established in NH RSA 674:33 I (a),
as follows:

L.(a) “The Zoning Board of Adjustment shall have the power to: ....

(2) Authorize, upon appeal in specific cases, a variance from the terms of the zoning
ordinance if:

(A) The variance will not be contrary to the public interest;

(B) The spirit of the ordinance is observed;

(C) Substantial justice is done;

(D) The values of surrounding properties are not diminished; and

(E) Literal enforcement of the provisions of the ordinance would result in an

unnecessary hardship.

(b)(1) For purposes of this subparagraph I(a)(2)(E), “unnecessary hardship” means that,
owing to special conditions of the property that distinguish it from other preperties in

the area:

(A) No fair and substantial relationship exists between the general public
purposes of the ordinance provision and the specific application of that

provision to the property; and

(B) The proposed use is a reasonable one.

(2) If the criteria in subparagraph (1) are not established, an unnecessary hardship will be
deemed to exist if, and only if, owing to special conditions of the property that

distinguish it from other properties in the area, the property cannot be reasonably
used in strict conformance with the ordinance, and a variance is therefore necessary
to enable a reasonable use of it.

(3) The definition of “unnecessary hardship” set forth in subparagraphs (1) and (2) shall

apply whether the provision of the ordinance from which a variance is sought is a

restriction on use, a dimensional or other limitation on a permitted use, or any other

requirement of the ordinance.

Rev, July 22, 2021

 



FACTS SUPPORTING THIS REQUEST:

The power to grant variances from the local zoning ordinances is established in NH RSA 674:33 I (a)
.

New Hampshire case law has established on the basis of this 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 notconflict with the explicit or implicit purpose of the ordinance and that i

t must not alter theessential character of the neighborhood, threaten public health, safety, or welfare, orotherwise injure “‘public rights.””)

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, orotherwise injure “public rights.”)

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

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 experttestimony but also may consider other evidence of the effect on property values, includingpersonal knowledge of the members themselves.)

Rev, July 22
, 2021 



FACTS SUPPORTING THIS REQUEST: (Continued)

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

hardship, because: (Answer either A(1 and 2) or B according to which applies to your situation)

A. Explain why you believe this to be tme—keeping in mind that you must establish that:

1) 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

SeStHacked

2) Explain how the special conditions of the property cause the proposed use to be

reasonable.

B. 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.

Rev. July 22, 2021

 



#1 Variance Request: Public Interest Statement

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

The proposed Accessory Dwelling Unit (ADU) will provide safe, stable, and supportive housing for

immediate family members in need, while maintaining the character and integrity of the surrounding
neighborhood. The only external modifications required will be located on the back side of the home,
out of public view, and are solely intended to meet safety standards and comply with the town’s ADU

requirements.

We are requesting two variances: one to allow for additional square footage of 1,445 which is

beyond the 750 square feet currently allowed, and the other to allow for three bedrooms, where

only two are currently permitted. These requests are necessary to reasonably accommodate a family
of four, which includes one adult and three children. This layout is essential to provide proper

sleeping arrangements, privacy, and safety for the children—one of whom has medical and

developmental needs that require consistent care.

These modifications wil! be minimal and thoughtfully designed to blend with the existing structure.

There will be no commercial activity or significant increase in traffic or noise. The ADU will not

negatively impact abutting properties or the overall aesthetic of the neighborhood.

This variance supports the growing need for multigenerational housing, especially for families

navigating medical or financial hardships. It promotes family stability without compromising public
welfare, safety, or the intent of the zoning ordinance. Approving this variance serves both the needs of

our family and the values of our community. 



#2 Variance Request: Spirit of the Ordinance Statement

The proposed use will observe the spirit of the ordinance because:

The intent of the ordinance is to maintain the character of the community, ensure responsible land use,

and support safe, appropriate residential development. The proposed Accessory Dwelling Unit (ADU)
fully embodies these principles by providing necessary housing for immediate family members, while

preserving the appearance, use, and feel of a single-family home. It honors the core vaiues of the

ordinance by promoting responsible growth, family stability, and neighborhood continuity.

The ADU will be used solely for family housing, not as a rental or commercial unit, and will remain

subordinate in size and scale to the primary residence. All modifications, including those to meet code

and safety standards, are being designed with sensitivity to neighborhood aesthetics and town

regulations.

This variance also allows our family to be the backbone of support for my sister and her family, offering
them a safe and stable environment during an incredibly difficult time. This multigenerational living
arrangement reflects the true spirit of the ordinance by encouraging family unity, compassionate care,

and resilience, all while preserving the overall integrity, purpose, and intent behind the zoning
regulations. 



#3 Variance Request: Substantial Justice Statement

Substantial justice would be done to the property owner by granting the variance because:

Granting this variance allows our family to provide a safe, supportive living space for my sister and her

three children—something that is urgently needed. She has been hospitalized six times this past year
due to complications from Type 1 Diabetes, including life-threatening ketoacidosis. Because we live

over two hours away and she has no support system in Maine, she often delays medical care until | can

travet to care for her children.

These emergencies have forced me to leave my responsibilities as a caregiver to my elderly mother

and aunt in our home, to care for her four-year-old—who hasa feeding tube and is on the autism

spectrum—and her two teenagers. We are unsure how much longer my sister’s kidneys will be able to

recover from these medical emergencies.

The ADU would allow us to provide immediate help when needed while giving her family a safe,

semindependent space.

A key principle in granting a variance is that the benefit to the applicant must not come at the expense
of the general public or neighboring individuals. In this case, there is no identifiable harm to neighbors,
the town, or the general public. The proposed ADU does not disrupt the character of the neighborhood,
does not pose a safety concern, and does not strain community resources. Instead, it strengthens
family support systems and ensures ongoing care without compromising public interest.

Denying the variance would continue to put her health and the stability of both households at risk—with

no corresponding public gain. Approving it is a fair, compassionate, and balanced decision that

respects our property rights and supports the well-being of our entire family. 



#4 Variance Request: Property Values Statement

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

The proposed Accessory Dwelling Unit (ADU) will be designed and constructed with great attention to

quality, aesthetics, and alignment with the character of the neighborhood. It will be located on the rear

side of the home, remaining out of sight from the street and neighboring properties. The exterior will

match or complement the existing home, ensuring visual consistency and preserving the

neighborhood's charm.

This ADU is not being created for rental or commercial purposes. it will be occupied by close family
members, and we have firsthand knowledge of the care, pride, and responsibility they bring to

maintaining a household. Their presence will not bring disorder or neglect—in fact, it will strengthen the

stability and upkeep of the property overall.

There will be no excessive traffic, noise, or activity associated with this use. The daily rhythm of the

household will remain that of a typical family residence. Based on our experience and observation of

similar multigenerational living situations, we firmly believe that this thoughtful expansion will either

have no effect or a positive one on surrounding property values.

This home will continue to be occupied by a family that has been part of this community for over 50

years. My husband and | moved back into this, my childhood home, four years ago to help care for my

elderly mother and aunt. Now, my sister is also choosing to return—not only to assist in our mother and

aunt’s aging needs but to raise her own children in this incredible community.

She already has a strong support base here, made up of both family and old school friends. Her

presence will only deepen the roots and continuity that have helped define this neighborhood for

decades.

We are committed to preserving the high standards of our home and the neighborhood. The proposed
use is respectful, well-integrated, and enhances the functionality of the property without detracting from

the value or enjoyment of nearby homes. 



#5.A Variance Request: Unnecessary Hardship Statement

Special conditions exist such that literal enforcement of the ordinance results in unnecessary
hardship 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 because:

Our property is a single-family home with sufficient space to responsibly accommodate an Accessory
Dwelling Unit (ADU) for immediate family. Currently, my husband and| serve as the primary caregivers
for my aging mother and aunt. My husband works full-time at BAE in Nashua, and | am employed as

the Executive Assistant at Rage Cage NH. Balancing work and caregiving, we remain fully committed

to preserving a safe, loving, and stable environment for our entire family.

We now face an urgent and compassionate need to create a secure living space for my sister and her

three children. My sister is a Type 1 Diabetic whose condition requires ongoing, diligent care. At the

same time, she provides daily support for her four-year-old daughter who is on the autism spectrum
and requires specialized care, including the use of a feeding tube. Her two teenage children are

outstanding students and remarkable young individuals. Despite their resilience, the entire family has

been under immense emotional and logistical strain without nearby support.

My sister is currently navigating a difficult divorce from her husband, who has a history of emotional

abuse, alcoholism, and narcissistic behavior that has had lasting effects on the entire family. As

determined by the State of Maine, she must vacate the marital home by October 15th, as the

property—gifted solely to her husband by his mother—is not considered a shared asset. Though the

court awarded her a modest financial settlement intended to contribute to the cost of building an ADU, it

is far from sufficient to secure alternative housing, especially given current real estate and rental market

conditions.

Her only anticipated income will come from spousal and child support. While she intends to re-enter the

workforce once her family is safely resettled here, she will need help from our family to care for her

youngest child, whose complex medical needs demand constant attention. These transitional supports
are not optional—they are essential for ensuring her family's health, safety, and long-term stability.

The existing zoning restrictions would prevent us from using our property in a manner that directly
serves our family's most urgent needs. While we respect the purpose of zoning ordinances—to prevent

overdevelopment and protect neighborhood character—we believe these restrictions, in our case,

impose an unnecessary and unfair hardship. Our request is not to establish a rental property or change
the character of our home or community, but rather to create a secure, multigenerational living
arrangement that prioritizes health, stability, and family unity.

Granting this variance would allow us to continue providing critical care for our mother and aunt, while

also supporting my sister through this life-altering transition. Our family has proudly been part of this

community for over 50 years, and we are deeply invested in its values and well-being. We respecifully
request this variance as a reasonable and compassionate solution to preserve our family's ability to

care for one another, without causing harm to the neighborhood or the public interest. 



#5.B Variance Request: Reasonable Use Statement

Explain how the special conditions of the property cause the proposed use to be reasonable:

Our family’s property, while zoned for single-family use, is uniquely suited to accommodate

an Accessory Dwelling Unit (ADU) that would allow for more than 750 square feet and

include three bedrooms without negatively impacting the neighborhood or surrounding

properties. We have a 3-bedroom, 2-bath Ranch home with 1,584 square feet on the main

level, and the basement offers about the same square footage (without including the

egresses). This layout can easily accommodate a 3-bedroom, 1-bath ADU of 1,445 sq ft

without impacting on the existing structure or the neighborhood. The proposed ADU is

intended solely for immediate family use and will be located in the lower level (basement)
of the home. Any exterior modifications required will be limited to the rear of the property,

where an existing bulkhead will be converted into a walk-out basement entrance, and a

rear-facing window will be upgraded to an egress window to meet safety requirements.
These changes are not included in the requested 1,445 sq ft which is slightly smaller than

the current upstairs sq footage of 1,584 sq ft. These changes will not alter the home's curb

appeal and will maintain the integrity of the streetscape.

Due to the medical and emotional needs of our family—especially my sister and her three

children—it is critical that they have a safe and stable place to live. The special conditions

surrounding their circumstances, including ongoing medical care, a recent divorce, and the

necessity for multigenerational caregiving, make the proposed use not only reasonable but

essential.

The current zoning limit of 750 square feet and a maximum of two bedrooms is simply not

reasonable for a family of four. One adult and three children require sufficient space to

ensure safe, healthy, and dignified living conditions. Granting a variance of 1,445 sq ft is not

a luxury, but a necessity in order to provide appropriate accommodation for the basic needs

of this family.

This modest expansion of living space would support a multigenerational family model,

allowing us to remain together and care for one another without burdening public
resources or disturbing the character of the community. It allows a family already deeply
rooted in this town to continue playing an active and meaningful role in the life of this

community while ensuring the well-being of our most vulnerable members.

The proposed structure will comply with all required safety, health, and building standards.

The additional square footage and inclusion of three bedrooms are necessary to responsibly
accommodate the family’s needs.

This proposed use is a reasonable, compassionate, and family-centered adaptation to a

 



unique set of circumstances. My parents raised four children in this home, and the legacy of

our family has always been to keep this home within the family for generations to come.

Now, with my parents’ youngest granddaughter, this will allow us to continue that legacy

exactly as my parents intended—and even better, while my momis still here to see it

happen. This will carry on the safe, loving, and supportive home my parents created. Not

only has the home beena place close to our hearts, but this community has also taught and

nurtured our multigenerational family, many ofwhom still reside here. We are very proud
to be part of this community.

 



Selyn M. Sanville, POA

12 Regina Street

Hudson, NH 03051

August 8, 2025

Hudson Zoning Board ofAdjustment

12 School Street

Hudson, NH 03051

Re: Appreciation for Consideration of Variance Requests
Dear Members of the Hudson Zoning Board of Adjustment,

On behalf of my family, | would like to extend my heartfelt thanks to you for taking the time

to review and consider our application for the two variance requests regarding our

property at 12 Regina Street.

We recognize the thoughtful attention and effort that goes into evaluating each application,
and we truly appreciate your willingness to consider our unique circumstances. Our

requests—for an increase in allowable square footage beyond 750 sq. ft. and permission for

a third bedroom—are vital in creating a safe and suitable living space for my immediate

family.

These variances will not only address urgent family needs, but will also allow us to continue

the legacy of this home, which has been in our family for over 50 years, while ensuring we

remain active, contributing members of the Hudson community.

Thank you again for your time, careful consideration, and dedication to serving the

residents of Hudson.

Wa

LM. eonuV7, _Dip
Selyn M. Sanville, POA

Property Owner’s Representative 
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TOWN OF HUDSON

Land Use Division

12School Sueet * Hudson, New Hampshire 03051 * Tel: 603-886-6008 + Fax: 603-594-1142

Zoning Determination #25-060

August 6, 2025

Selyn Sanville, Tr. Re: 12 Regina Avenue

12 Regina Avenue ‘Map 191 Lot 011-000
Hudson, NH 03051 District: Town Residence (TR)

Dear Ms. Sanville,

Your Request: To construct an approximately 1,450 square-foot, 3-bedroom Accessory
Dwelling Unit (ADU) in the basement of the primary dwelling, along with improvements
required to meet the life-safety code.

Zoning Review / Determination:

Existing Conditions: The lot in question is 0.344 acres in size with 100 linear feet of frontage.
The lot is serviced by both the town water and sewer. Currently, the structure on the Jot is

considered a single-family home. Town records do not indicate a current accessory dwelling unit

on the property.

Pertinent Ordinances:
« §6Article XHIA: Accessory Dwelling Units §334-73.3 — Provisions

« Article II: General Regulations; §334-16 - Building Permits

Determination: -

Per §334-73.3 - Provisions, an ADU is allowed within the TR zone to be added to a single-family
home. The proposed ADU would require variances from the following subsections of said

ordinance.

§334-73.3.H — The size of an ADU shall not be less than 350 square feet nor greater than 750

square feet. The size of the principal dwelling shall not,be reduced to less than 850 square feet

in order to accommodate the creation of an ADU. Measurement of size shall be consistent with

Town Assessor’s practices.

§334-73.3.1- An ADU shall not have more than two bedrooms.

You may apply to the Zoning Board of Adjustment (ZBA) for a variance for each subsection.
Should both variances be granted, all work done on the house shall be done with building permits
and in accordance with requirements outlined in §334-16 — Building permits. No building
permits may be issued until such time that both variances have been granted, or the proposed
renovation is modified to be compliant with the zoning ordinance.

NOTE: This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.

 



Staff Notes:

» Based on an inspection performed by the Associate Planner, Ben Witham-Gradert and

Building Inspector, Mark Cataldo, it was determined that the current basement space is a

finished basement, not a separate dwelling unit.

The ADU is subject to all requirements ofsubsections A-O of §334-73.3. Thefull ordinance

may be found at hitps://ecode360.com/143587944 14358794

Sincerely,

BnWidlaar-Conglerr~
Ben Witham-Gradert/Associate Planner

(603) 886-6008 (ext. 1220]
bgradert@hudsonnh.gov

cc: B. Dubowik, Administrative Aide

File

NOTE: This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.
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REQUEST FOR DETERMINATION - REMODELING PROJECT

To: {City/Town Bui tment or Zoning Officer)

Town of:_ tL -

From:

Name: Christine Cabral & Selyn Sanville POA

Address: 12 Regina Street, Hudson, NH 03051

Phone 603-620-2797 | S: 603-306-7349

Email: C: MrsChrisCabral@yahoo.com | S: Selyningcats@yahoo.com

Project Location:

12 Regina Street, Hudson, NH 03051

Description of Proposed Projects:

1) Back Basement Remodel

- Finish back basement to create: Living area, Closet, 3rd bedroom

- Replace existing bulkhead with a walkillout door for exterior access.

2) Front Basement Update
- Upgrade existing half bath to a full bath

- Add kitchenette

- Update floor layout to accommodate: Kitchenette, Full bath, Living room area, 2 existing bedrooms

Purpose of Request:

| am requesting an official determination on the following:
- Does this proposed remodeling require a building permit?
- Are there any zoning, planning, or code requirements that must be addressed before proceeding?
- Are additional inspections or approvals required?

Attachments (if applicable):
- Sketch/floor pian of proposed remodel

- Photos of current basement areas and bulkhead

js| Building permit fe

sZoning approval i variance
,

required
@ Additional approvals req ed

|= Project approved |as su mitted

Reviewedby: .
Ie

Comments 4 Conditio: 
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Receipt# 832,771

en re028
Transaction Receipt

tgoodvnn
8:50AM Town of Hudson, NH

Created 12 School Street

8/12/2025 Hudson, NH 03051-4249
8:42 AM

Description Current Invoice

Zoning Applications-8/28/25 ZBA Mig.
12 Regina Ave.

Map 191, Lot 011-000, Zone TR

Variance A(ADU size)

Payment Balance Due

255.0000 0.00

Variance B (3 BD) 185.0000 0.00

Total: 440.00

Remitter Pay Type Reference Tendered Change

Christine Cabral, Selyn M Sanville. POA CHECK CHECK# 5010 440.00 0.00

Total Due:

Total Tendered:

Total Change:

Net Paid: 
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 HUDSON ZONING BOARD OF ADJUSTMENT 

 Variance Decision Work Sheet (Rev 4-17-23) 
 
On 08/28/2025, the Zoning Board of Adjustment heard Case 191-011 A, being a case brought by Selyn M. 

Sanville, Power of Attorney for Christine Cabral, 12 Regina Ave., Hudson, NH requests a variance to 

allow a proposed approx. 1,445 sq. ft. Accessory Dwelling Unit (ADU) in the basement of the 

principal home structure where the size of an ADU shall not be greater than 750 square feet. [HZO 

Article XIIIA: Accessory Dwelling Units; § 334-73.3.H., Provisions] 

 

 

After reviewing the petition, hearing all of the evidence, and taking into consideration any personal knowledge 

of the property in question, the undersigned member of the Zoning Board of Adjustment sitting for this case 

made the following determination: 

 

 

Y       N 1. Granting of the requested variance will not be contrary to the public interest, since the 

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

does not alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.” 

  

 

 

Y       N 2. The proposed use will observe the spirit of the ordinance, since the proposed use does 

not conflict with the explicit or implicit purpose of the ordinance and does not alter the 

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

otherwise injure “public rights.” 

  

 

 

Y       N 3. Substantial justice would be done to the property-owner by granting the variance, and 

the benefits to the property owner are not outweighed by harm to the general public or to 

other individuals. 

  

 

 

Y       N 4. The proposed use will not diminish the values of surrounding properties. 

  

 

 

 

 

 

(Continue-next page-Hardship Criteria) (TURN OVER) 
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HUDSON ZONING BOARD OF ADJUSTMENT 

Variance Decision Work Sheet (Rev 4-17-23) 
(Continued) 

 

 

 

Y       

N 

N/A  

5. A.  The Applicant established that literal enforcement of the provisions of the ordinance 

would result in an unnecessary hardship. “Unnecessary hardship” means that, owing 

to special conditions of the property that distinguish it from other properties in the 

area: 

(1) No fair and substantial relationship exist between the general public purposes of 

the ordinance provision and the specific application of that provision to the 

property; and  
 

 

 
 

 
 

 

(2) The proposed use is a reasonable one.   
 

 
 

 
 

 
 

 

Y       

N   

B. Alternatively, if the criteria above (5.A) are not established, an unnecessary hardship 

will be deemed to exist if, and only if, owing to special conditions of the property 

that distinguish it from other properties in the area, the property cannot be reasonably 

used in strict conformance with the ordinance, and a variance is therefore necessary 

to enable a reasonable use of it.  

 
 

 
 

 
 

 

  

  
 
Member Decision:   
Signed:  _________________________________________________ ____________________ 
 Sitting member of the Hudson ZBA  Date 
 
Print name:  _____________________________________________ 
 
Stipulations:  

   

  



APPLICATION FOR A VARIANCE B

Entries in this box are to be filled out by
Land Use Division personnel

To: Zoning Board of Adjustment:
case No. [%] ~ 01 B (o8-28-aS)Town of Hudson

Date Filed Rjy2

Name of Applicant SeLpth MoaSanule Z Map:t tl)ial Lot: ol[Olt Zoning District: TR

Telephone Number (Home) GOzMe ] 3G (Work)

Mailing Address tol
Owner

Location of Property _/4) He

Sig ature of Property- Owner(s)

By filing this application as indicated above, the owner(s) hereby give permission to the Town of Hudson,
it’s officials, employees, and agents, including the members ef the Zoning Board of Adjustment (ZBA), as

well as, abutters and other interested members of the public, to enter upon the property which is the subject
of this application during any public meeting conducted at the property, or at such reasonable times as

may be authorized by the ZBA, for the purpose of such examinations, surveys, tests and inspections as may
be deemed appropriate by the ZBA. The owner(s) release(s) any claim to or right he/she (they) may now or

hereafter possess against any of the above identified parties or individuals as a result of any such public
meeting, examinations, surveys, tests and/or inspections conducted on his/her (their) property in connection
with this application.

If you are not the property owner, you must provide written documentation signed by the property
owner(s) to confirm that the property owner(s) are allowing you to speak/represent on his/ her/ their behalf
or that you have permission to seek the described Variance.

Items in this box are to be filled out by Land Use Division personnel

Date received:
COosT:

Application fee (processing, advertising & recording) (non-refundable): $_ 185.00
Abutter Notice:

Nie.i/ Direct Abutters x Certified postage rate $ =

Indirect Abutters x First Class postage rate $_W/C =

Total amount due: $_/€& Soo
:

. A ZQSS amt. received: ¥*¢44O
B. & /& R ipt No.: 77\

Received by:op aor iance. eceipt No $32

By determination ofthe Zoning Administrator, the fllowipg aepsytngtal review is required:
Engineering __“_ Fire Dept. Health Officer Other

Rev. July 22, 2021

 



Letter of Authorization

Date: August 8, 2025

To Whom it May Concern,

!, Christine Cabral, the legal property owner of 12 Regina Street, Hudson, NH 03051, do hereby
authorize my daughter and Trustee/Power of Attorney, Selyn M. Sanville, to act on my behalf in all

matters related to the application for a Variance Request for an Accessory Dwelling Unit (ADU) on the

above-referenced property.

My late husband, Ernest £. Cabral Sr., and | have resided in this home since 1972. This home has

been the heart of our family for over 50 years and continues to serve as a place of love, care, and

multigenerational support.

It is my wish for my children and grandchildren to reside in the "home" we built together, surrounded by
the love and safety of a community that will forever be "home" to our family.

Selyn M. Sanville has my full permission to complete, sign, submit, and discuss all required forms,
documents, and information necessary to move forward with this request before the Town of Hudson

Zoning Board of Adjustment.

Should you require any additional information or documentation regarding this authorization, please
feel free to contact me directly.

Sincerely,

Christine Cabral

Owner — 12 Regina Street

Email: MrsChrisCabraf@yahoo.com
Phone: 603-620-2797

Signature: rea bi bhal
Date: &- & LE 



TOWN OF HUDSON, NH

Variance Application Checklist

The following requirements/checklist pertain to the Zoning Board of Adjustment applications. Fill in all

portions of this Application Form(s) as applicable. This application will not be accepted unless all requirements
have been made. Additional information may be supplied on a separate sheet if space provided is inadequate.

Applicant Staff

Initials Initials

SS Please review the complete collated application (includes all checklist items) with the Te
Zoning Administrator or staff before making copies in next step.

33 The applicant must provide the original (with wet signatures) of the complete filled- ] C
out application form and all required attachments listed below together with thirteen

(13) single-sided copies of the assembled application packet. (Paper clips, no staples)

se A separate application shall be submitted for each request, with a separate
application fee for each request i.e.: Variance, Special Exception, Home Occupation
Special Exception, Appeal from an Administrative Decision, and Equitable Waiver

but only one abutter notification fee will be charged for multiple requests. Ifpaying
by check, make the check payable to the Town of Hudson.

If the applicant is not the property owner(s), the applicant must provide to the Town | G

written authorization, signed and dated by the property owner(s), to allow the applicant
or any representative to apply on the behalfof the property owner(s).
(NOTE: if such an authorization is required, the Land Use Division will not process the

application until this document has been supplied.)

Provide two (2) sets of mailing labels from the abutter notification lists (Pages 4 & 5) TG . Oboe:
prepared by applicant, with the proper mailing addresses, must be dated within (30) thirty

;

days of submittal ofthe application. The abutter lists can be obtained by using the Hudson eva
Geographical Information System (GIS) on the town website:

https://www.hudsonnh.gov/community-development/page/gis-public-u

(NOTE: the Land Use Division cannot process your application without the abutter lists.

It is the applicant’s responsibility to ensure that the abutter lists are complete and correct.

Tfat the time of the hearing any applicable property owner is found not to have been

notified because the lists are incomplete or incorrect, the Zoning Board will defer the

hearing to a later date, following notification of such abutters.)

GIS LOCATION PLAN: Requests pertaining to above-ground pools, sheds, decks

and use variances, the application must include a GIS location plan with dimensions

pertaining to the subject for ZBA relief.

A copy of the GIS map can be obtained by visiting the town website:

https://www.hudsonnh.gov/community-development/page/gis-public-u

Provide a copy of all single sided pages of the assessor’s card.

(NOTE: these copies are available from the Assessor’s Office)

3 ?__ Acopy of the Zoning Administrator’s correspondence confirming either that the if .
requested use is not permitted or that action by the Zoning Board of Adjustment is

required must be attached to your application.

Va} & If there is Wetland Conservation District (WCD) Impact, a Conditional Use Permit may
Niis

be required. WCD Impact? Y or N (circle one). If yes, submit an application to the

Planning Board.

Rev. July 22, 2021

 



CERTIFIED PLOT PLAN: Be
Requests other than above-ground pools, sheds, decks and use variances, the application
must include a copy of a certified plot plan from a NH licensed land surveyor. The required plo t
plan shall include all of the items listed below. Pictures and construction plans will also be helpful.
(NOTE: it is the responsibility of the applicant to make sure that all of the requirements are satisfied.

The application may be deferred if all items are not satisfactorily submitted).

The plot plan shall be drawn to scale on an 8 4” x 11” or 11” x 17” sheet with a North NVA-pointing arrow shown on the plan.
The plot plan shall be up-to date and dated, and shall be no more than three years old.

The plot plan shall have the signature and the name of the preparer, with his/her/their seal.

The plot plan shall include lot dimensions and bearings, with any bounding streets and

with any rights-of-way and their widths as a minimum, and shall be accompanied by a

copy of the GIS map of the property.
(NOTE: A copy of the GIS map can be obtained by visiting the town website:

https://www.hudsonnh.gov/community-development/page/gis-public-u
The plot plan shall include the area (total square footage), all buffer zones, streams or

other wetland bodies, and any easements (drainage, utility, etc.)
The plot plan shal] include all existing buildings or other structures, together with their

dimensions and the distances from the lot lines, as well as any encroachments.

The plot plan shall include all proposed buildings, structures, or additions, marked as

“PROPOSED,” together with all applicable dimensions and encroachments.

The plot plan shall show the building envelope as defined from all the setbacks required
by the zoning ordinance.

The plot plan shall indicate all parking spaces and lanes, with dimensions.

The applicant and owner have signed and dated this form to show his/her awareness of these requirements.

Lib A rdanu ll Augist 3.2025
Signature/of Applicant(s) Date

fagert ¢ 2025
Signature of Property Owner(s)

,

Date

Rev. July 22, 2021

 



ALL DIRECT ABUTTERS

List name(s) and mailing addresses of the owner(s) of record of the property and all
direct abutters as of the time of the last assessment of taxation made by the Town of
Hudson, including persons whose property adjoins or is directly across the street or

stream from the land under consideration. For abutting properties being under a

condominium or other collective form of ownership, list the mailing address of the
officers of the collective or association only. If at the time of your hearing, any
applicable property owner is found not to have been notified because your lists are

incorrect or incomplete, the Zoning Board will defer your hearing to a later date

following notification of such abutters.

(Use additional copies of this page if necessary)

Sern pplicant & Owner(s)
VCS~ POR

\er\ | oo\ steph MM, Chess

; George WM. Vac laviK

ae O02 Joanne WM. Vaclavits HudsonNH 0205
Michart R: Mereoaer LUReaune Stvect

PD)lal | 00% driers E. MéTaever Hudson Nit 04051
Qobertr =boda” A Rea aw Strest

Vt DoH
Michele WM Bo do Hu disor, aot 04051

Tohn TJ. Whyel | @ Regina Strect

008 Krutias & Eutlhro
A

‘| Dameo RoLsseaun. 1D Reana Strect
IM( | O10 Freda Reuss car Hudson OH 9406]

“a : j re Shree
1c O\> Sbnnefer Lelorun

4) Regn WH 03057

RB RIcKay Prive

Audaer ok 020s |

Q\\ard Key Privei Pale qape it 0d03 |

Key “Drt resAsheae etter ere

Hudsor, UY 0DHS1

Rev. July 22, 2021

 



ALL INDIRECT ABUTTERS WITHIN 200 FEET

List name(s) and mailing addresses of all indirect abutters (those whose property is

not contiguous but is within 200 feet from the property in question) as of the time of
the last assessment of taxation made by the Town of Hudson. For indirect abutting
properties being under a condominium or other collective form of ownership, list the

mailing address of the officers of the collective or association only. If at the time of your
hearing, any applicable property owner is found not to have been notified because

your lists are incorrect or incomplete, the Zoning Board will defer your hearing to a

later date following notification of such abutters.

(Use additional copies of this page if necessary)

| LOT

;
NAME OF PROPERTY OWNER MAILING ADDRESS ;

on as ee | Rickey Diveov ebecen A Benson rapdso ue 03061”

hong fa HeSVs 1 Comm erce OX| 127 [elo Every am tHavvaed 6 iz “Bedford wth o2ilo

Penns “e Mackhin dCnee Drive
ClaireD Macklin

|

tudson. PH 02681

“9 > rwe
I> Votneto Neh bert ote OW ets

Rev. July 22, 2021
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TOWN OF HUDSON

Zoning Board of Adjustment
Tristan Dion, Acting Chairman Dillon Dumont, Selectmen Liaison

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

August 18, 2025

APPLICANT NOTIFICATION

You are hereby notified of a hearing that will be presented before the Zoning Board of
Adjustment for review and/or aetion on Thursday, August 28, 2025 starting at 7:00 P.M. in
the Community Development Paul Buxton Meeting Room in the lower level of Hudson Town
Hall, 12 School St., Hudson, NH. Please enter by the ramp entrance at right side.

Case 191-011 (08-28-2025): Selyn M. Sanville, Power of Attorney for Christine Cabral,
12 Regina Ave.. Hudson. NH [Map 191, Lot Oil, Sublot 000; Town Residence (TR)]
requests two (2) variances as follows:

A. A variance to allow a proposed approx. 1,445 sq.ft. Accessory Dwelling Unit (ADU) in
the basement of the principal home structure where the size of an ADU shall not be
greater than 750 square feet. [HZO Article XIIIA: Accessory Dwelling Units; § 334-
73.3.H., Provisions]

B. A variance to allow the proposed ADU to have three (3) bedrooms where an ADU shall
not have more than two bedrooms. [HZO Article XIIIA: Accessory Dwelling Units;
§ 334-73.3.1., Provisions]

Please be advised, the above Notice is being sent to all abutters listed on the application. You or
an authorized representative, are expeeted to attend the hearing and make a presentation.

Respectfully,

<JIL
Chris Sullivan,

Zoning Administrator



TOWN OF HUDSON

Zoning Board of Adjustment
Tristan Dion, Acting Chairman Dillon Dumont, Selectmen Liaison

12 School Street • Hudson, New Hampshire 03051 * Tel: 603-886-6008 * Fax: 603-594-1142

August 18, 2025

AB UTTER NO TIFICA TION

You are hereby notified of a hearing that will be presented before the Zoning Board of
Adjustment for review and/or action on Thursday, August 28,2025 starting at 7:00 P.M. in the
Community Development Paul Buxton Meeting Room in the lower level of Hudson Town Hall,
12 School St., Hudson, NH. Please enter by the ramp entrance at right side.

Case 191-011 r08-28-2025): Selyn M. Sanville, Power of Attorney for Christine Cabral,
12 Regina Ave.. Hudson. NH [Map 191, Lot Oil, Sublot 000; Town Residence (TR)]
requests two (2) variances as follows:

A. A variance to allow a proposed approx. 1,445 sq.ft. Accessory Dwelling Unit (ADU) in
the basement of the principal home structure where the size of an ADU shall not be

"  greater than 750 square feet. [HZO Article XIIIA: Accessory Dwelling Units; § 334-
73.3,H., Provisions]

B. A variance to allow the proposed ADU to have three (3) bedrooms where an ADU shall
not have more than two bedrooms. [HZO Article XIIIA: Accessory Dwelling Units;
§ 334-73.3.1., Provisions]

Please be advised, this Notice is for your information only. Your attendance is not required;
however, you may attend this meeting to provide information or comments on the proposal.

If you are unable to attend, you may also mail or email your comments prior to the ZBA meeting.
Submit written comments by mail to ZBA, c/o Chris Sullivan, Zoning Administrator, Town of
Hudson, 12 School Street, Hudson, NH 03051. Email comments before 4:00 PM prior to the
meeting to: csullivan@hudsonnh.gov. In either instance, include your full name, address and the
case you wish to make your comment.

A full copy of this application is available for your review on the Hudson Town Hall website:
www.hudsonnh.gov or in the Land Use Department located at the Hudson Town Hail.

Respectfully,

Chris Sullivan,

Zoning Administrator



APPLICATION FOR A VARIANCE

This form constitutes a request for a variance from the literal provisions of the Hudson Zoning
Ordinance Article Xt\lAr of HZO Section(s) : -73.3.0
in order to permit the following:

A) paring Ye consikuct an Acorssory TueIDNA
Baik thar ts lage tai the, st 5g pf-acinar

FACTS SUPPORTING THIS REQUEST:

The power to grant variances from the local zoning ordinances is established in NH RSA 674:33 I (a),
as follows:

L(a) “The Zoning Board of Adjustment shall have the power to: ....

(2) Authorize, upon appeal in specific cases, a variance from the terms of the zoning
ordinance if:

(A) The variance will not be contrary to the public interest;

(B) The spirit of the ordinance is observed;

(C) Substantial justice is done;

(D) The values of surrounding properties are not diminished; and

(E) Literal enforcement of the provisions of the ordinance would result in an

unnecessary hardship.

(b)(1) For purposes of this subparagraph I(a)(2)(E), “unnecessary hardship” means _ that,
owing to special conditions of the property that distinguish it fram other properties in

the area:

(A) No fair and substantial relationship exists between the general public
purposes of the ordinance provision and the specific application of that

provision to the property; and

(B) The proposed use is a reasonable one.

(2) If the criteria in subparagraph (1) are not established, an unnecessary hardship will be
deemed to exist if, and only if, owing to special conditions of the property that

distinguish it from other properties in the area, the property cannot be reasonably
used in strict conformance with the ordinance, and a variance is therefore necessary
to enable a reasonable use of it.

(3) The definition of “unnecessary hardship” set forth in subparagraphs (1) and (2) shall

apply whether the provision of the ordinance from which a variance is sought is a

restriction on use, a dimensional or other limitation on a permitted use, or any other

requirement of the ordinance.

Rev. July 22, 2021

 



FACTS SUPPORTING THIS REQUEST:

The power to grant variances from the local zoning ordinances is established in NH RSA 674:33 I (a).
New Hampshire case law has established on the basis of this 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 proposed use will observe the spirit of the ordinance, because:

(Explain why you feel this to be trae—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.”)

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

(Explain why you believe this to be trae—keeping in mind that the benefits to the applicant
must not be outweighed by harm to the general public or to other individuals.)

\Go—tHachod

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.)

a Qos otttackad—
Rev. July 22, 2021

 



FACTS SUPPORTING THIS REQUEST: (Continued)

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

hardship, because: (Answer either A(1 and 2) or B according to which applies to your situation)

A. Explain why you believe this to be true—keeping in mind that you must establish that:

1) 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

Be allackel

2) Explain how the special conditions of the property cause the proposed use to be
reasonable.

B. 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.

Rev. July 22, 2021

 



#1 Variance Request: Public Interest Statement

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

The proposed Accessory Dwelling Unit (ADU) will provide safe, stable, and supportive housing for

immediate family members in need, while maintaining the character and integrity of the surrounding
neighborhood. The only external modifications required will be located on the back side of the home,
out of public view, and are solely intended to meet safety standards and comply with the town’s ADU

requirements.

We are requesting two variances: one to allow for additional square footage of 1,445 which is

beyond the 750 square feet currently allowed, and the other to allow for three bedrooms, where

only two are currently permitted. These requests are necessary to reasonably accommodate a family
of four, which includes one adult and three children. This fayout is essential to provide proper

sleeping arrangements, privacy, and safety for the children—one of whom has medical and

develapmental needs that require consistent care.

These modifications will be minimal and thoughtfully designed to blend with the existing structure.

There will be no commercial activity or significant increase in traffic or noise. The ADU will not

negatively impact abutting properties or the overall aesthetic of the neighborhood.

This variance supports the growing need for multigenerational housing, especially for families

navigating medical or financial hardships. It promotes family stability without compromising public
welfare, safety, or the intent of the zoning ordinance. Approving this variance serves both the needs of

our family and the values of our community. 



#2 Variance Request: Spirit of the Ordinance Statement

The proposed use will observe the spirit of the ordinance because:

The intent of the ordinance is to maintain the character of the community, ensure responsible land use,

and support safe, appropriate residential development. The proposed Accessory Dwelling Unit (ADU)
fully embodies these principles by providing necessary housing for immediate family members, while

preserving the appearance, use, and feel of a single-family home. !t honors the core values of the

ordinance by promoting responsible growth, family stability, and neighborhood continuity.

The ADU will be used solely for family housing, not as a rental or commercial unit, and will remain

subordinate in size and scale to the primary residence. All modifications, including those to meet code

and safety standards, are being designed with sensitivity to neighborhood aesthetics and town

regulations.

This variance also allows our family to be the backbone of support for my sister and her family, offering
them a safe and stable environment during an incredibly difficult time. This multigenerational living
arrangement reflects the true spirit of the ordinance by encouraging family unity, compassionate care,

and resilience, all while preserving the overall integrity, purpose, and intent behind the zoning
regulations. 



#3 Variance Request: Substantial Justice Statement

Substantial justice would be done to the property owner by granting the variance because:

Granting this variance allows our family to provide a safe, supportive living space for my sister and her

three children—something that is urgently needed. She has been hospitalized six times this past year
due to complications from Type 1 Diabetes, including life-threatening ketoacidosis. Because we live

over two hours away and she has no support system in Maine, she often delays medical care until | can

travel to care for her children.

These emergencies have forced me to leave my responsibilities as a caregiver to my elderly mother

and aunt in our home, to care for her four-year-old—who has a feeding tube and is on the autism

spectrum—and her two teenagers. We are unsure how much longer my sister's kidneys will be able to

recover from these medical emergencies.

The ADU would allow us to provide immediate help when needed while giving her family a safe,
semi-independent space.

A key principle in granting a variance is that the benefit to the applicant must not come at the expense
of the general public or neighboring individuals. In this case, there is no identifiable harm to neighbors,
the town, or the general public. The proposed ADU does not disrupt the character of the neighborhood,
does not pose a safety concern, and does not strain community resources. Instead, it strengthens
family support systems and ensures ongoing care without compromising public interest.

Denying the variance would continue to put her health and the stability of both households at risk—with

no corresponding public gain. Approving it is a fair, compassionate, and balanced decision that

respects our property rights and supports the well-being of our entire family. 



#4 Variance Request: Property Values Statement

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

The proposed Accessory Dwelling Unit (ADU) will be designed and constructed with great attention to

quality, aesthetics, and alignment with the character of the neighborhood. It will be located on the rear

side of the home, remaining out of sight from the street and neighboring properties. The exterior will

match or complement the existing home, ensuring visual consistency and preserving the

neighborhood’s charm.

This ADU is not being created for rental or commercial purposes. It will be occupied by close family
members, and we have firsthand knowledge of the care, pride, and responsibility they bring to

maintaining a household. Their presence will not bring disorder or neglect—in fact, it will strengthen the

stability and upkeep of the property overall.

There will be no excessive traffic, noise, or activity associated with this use. The daily rhythm of the

household will remain that of a typical family residence. Based on our experience and observation of

similar multigenerational living situations, we firmly believe that this thoughtful expansion will either

have no effect or a positive one on surrounding property values.

This home will continue to be occupied by a family that has been part of this community for over 50

years. My husband and | moved back into this, my childhood home, four years ago to help care for my
elderly mother and aunt. Now, my sister is also choosing to return—not only to assist in our mother and

aunt's aging needs but to raise her own children in this incredible community.

She already has a strong support base here, made up of both family and old school friends. Her

presence wilt only deepen the roots and continuity that have helped define this neighborhood for

decades.

We are committed to preserving the high standards of our home and the neighborhood. The proposed
use is respectful, well-integrated, and enhances the functionality of the property without detracting from

the value or enjoyment of nearby homes. 



#5.A Variance Request: Unnecessary Hardship Statement

Special conditions exist such that literal enforcement of the ordinance results in unnecessary
hardship 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 because:

Our property is a single-family home with sufficient space to responsibly accommodate an Accessory
Dwelling Unit (ADU) for immediate family. Currently, my husband and | serve as the primary caregivers
for my aging mother and aunt. My husband works full-time at BAE in Nashua, and | am employed as

the Executive Assistant at Rage Cage NH. Balancing work and caregiving, we remain fully committed

to preserving a safe, loving, and stable environment for our entire family.

We now face an urgent and compassionate need to create a secure living space for my sister and her

three children. My sister is a Type 1 Diabetic whose condition requires ongoing, diligent care. At the

same time, she provides daily support for her four-year-old daughter who is on the autism spectrum
and requires specialized care, including the use of a feeding tube. Her two teenage children are

outstanding students and remarkable young individuals. Despite their resilience, the entire family has

been under immense emotional! and logistical strain without nearby support.

My sister is currently navigating a difficult divorce from her husband, who has a history of emotional

abuse, alcoholism, and narcissistic behavior that has had lasting effects on the entire family. As

determined by the State of Maine, she must vacate the marital home by October 15th, as the

property—gifted solely to her husband by his mother—is not considered a shared asset. Though the

court awarded her a modest financial settlement intended to contribute to the cost of building an ADU, it

is far from sufficient to secure alternative housing, especially given current real estate and rental market

conditions.

Her only anticipated income will come from spousal and child support. While she intends to re-enter the

workforce once her family is safely resettled here, she will need help from our family to care for her

youngest child, whose complex medical needs demand constant attention. These transitional supports
are not optional—they are essential for ensuring her family's health, safety, and long-term stability.

The existing zoning restrictions would prevent us from using our property in a manner that directly
serves our family's most urgent needs. While we respect the purpose of zoning ordinances—to prevent
overdevelapment and protect neighborhood character—we believe these restrictions, in our case,

impose an unnecessary and unfair hardship. Our request is not to establish a rental property or change
the character of our home or community, but rather to create a secure, multigenerational living
arrangement that prioritizes health, stability, and family unity.

Granting this variance would allow us to continue providing critical care for our mother and aunt, while

also supporting my sister through this life-altering transition. Our family has proudly been part of this

community for over 50 years, and we are deeply invested in its values and well-being. We respectfully
request this variance as a reasonable and compassionate solution to preserve our family's ability to

care for one another, without causing harm to the neighborhood or the public interest. 



#5.B Variance Request: Reasonable Use Statement

Explain how the special conditions of the property cause the proposed use to be reasonable:

Our family’s property, while zoned for single-family use, is uniquely suited to accommodate

an Accessory Dwelling Unit (ADU) that would allow for more than 750 square feet and

include three bedrooms without negatively impacting the neighborhood or surrounding

properties. We have a 3-bedroom, 2-bath Ranch home with 1,584 square feet on the main

level, and the basement offers about the same square footage (without including the

egresses). This layout can easily accommodate a 3-bedroom, 1-bath ADU of 1,445 sq ft

without impacting on the existing structure or the neighborhood. The proposed ADU is

intended solely for immediate family use and will be located in the lower level (basement)
of the home. Any exterior modifications required will be limited to the rear of the property,

where an existing bulkhead will be converted into a walk-out basement entrance, and a

rear-facing window will be upgraded to an egress window to meet safety requirements.
These changes are not included in the requested 1,445 sq ft which is slightly smaller than

the current upstairs sq footage of 1,584 sq ft. These changes will not alter the home's curb

appeal and will maintain the integrity of the streetscape.

Due to the medical and emotional needs of our family—especially my sister and her three

children—it is critical that they have a safe and stable place to live. The special conditions

surrounding their circumstances, including ongoing medical care, a recent divorce, and the

necessity for multigenerational caregiving, make the proposed use not only reasonable but

essential.

The current zoning limit of 750 square feet and a maximum of two bedrooms is simply not

reasonable for a family of four. One adult and three children require sufficient space to

ensure safe, healthy, and dignified living conditions. Granting a variance of 1,445 sq ft is not

a luxury, but a necessity in order to provide appropriate accommodation for the basic needs

of this family.

This modest expansion of living space would support a multigenerational family model,

allowing us to remain together and care for one another without burdening public
resources or disturbing the character of the community. It allows a family already deeply
rooted in this town to continue playing an active and meaningful role in the life of this

community while ensuring the well-being of our most vulnerable members.

The proposed structure will comply with all required safety, health, and building standards.

The additional square footage and inclusion of three bedrooms are necessary to responsibly
accommodate the family's needs.

This proposed use is a reasonable, compassionate, and family-centered adaptation to a

 



unique set of circumstances. My parents raised four children in this home, and the legacy of

our family has always been to keep this home within the family for generations to come.

Now, with my parents’ youngest granddaughter, this will allow us to continue that legacy

exactly as my parents intended—and even better, while my momis still here to see it

happen. This will carry on the safe, loving, and supportive home my parents created. Not

only has the home been a place close to our hearts, but this community has also taught and

nurtured our multigenerational family, many ofwhom still reside here. We are very proud

to be part of this community.

 



Selyn M. Sanville, POA

12 Regina Street

Hudson, NH 03051

August 8, 2025

Hudson Zoning Board of Adjustment

12 School Street

Hudson, NH 03051

Re: Appreciation for Consideration of Variance Requests

Dear Members of the Hudson Zoning Board of Adjustment,

On behalf of my family, 1 would like to extend my heartfelt thanks to you for taking the time

to review and consider our application for the two variance requests regarding our

property at 12 Regina Street.

We recognize the thoughtful attention and effort that goes into evaluating each application,
and we truly appreciate your willingness to consider our unique circumstances. Our

requests—for an increase in allowable square footage beyond 750 sq. ft. and permission for

a third bedroom—are vital in creating a safe and suitable living space for my immediate

family.

These variances will not only address urgent family needs, but will also allow us to continue

the legacy of this home, which has been in our family for over 50 years, while ensuring we

remain active, contributing members of the Hudson community.

Thank you again for your time, careful consideration, and dedication to serving the

residents of Hudson.

Warm regards,

\Leniolle PK
Selyn M. Sanville, POA

Property Owner's Representative 
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TOWN OF HUDSON

Land Use Division

12 School Street + Hudson, New Hampshire 03051 ° Tel: 603-886-6008 * Fax: 603-594-1142

Zoning Determination #25-060

August 6, 2025

Selyn Sanville, Tr. Re: 12 Regina Avenue

12 Regina Avenue
.

Map 191 Lot 011-900
Hudson, NH 03051 District: Town Residence (TR)

Dear Ms. Sanviile,

Your Request: To construct an approximately 1,450 square-foot, 3-bedroom Accessory
Dwelling Unit (ADU) in the basement of the primary dwelling, along with improvements
required to meet the life-safety code.

Zoning Review / Determination:

Existing Conditions: The lot in question is 0.344 acres in size with 100 linear feet of frontage.
The lot is serviced by both the town water and sewer. Currently, the structure on the lot is

considered a single-family home. Town records do not indicate a current accessory dwelling unit

on the property.

Pertinent Ordinances:

e Article XIHA: Accessory Dwelling Units §334-73.3 — Provisions

e Article HI: General Regulations; §334-16 - Building Permits

Determination: -

Per §334-73.3 - Provisions, an ADU is allowed within the TR zone to be added to a single-family
home. The proposed ADU would require variances from the following subsections of said

ordinance,

§334-73.3.H - The size of an ADU shal] not be less than 350 square feet nor greater than 750

square feet. The size of the principal dwelling shall not,he reduced to less than 850 square feet

in order to accommodate the creation of an ADU. Measurement of size shall be consistent with

Town Assessor’s practices.

§334-73.3.I - An ADU shall not have more than two bedrooms.

You may apply to the Zoning Board of Adjustment (ZBA) for a variance for each subsection.

Should both variances be granted, all work done on the house shall be done with building permits
and in accordance with requirements outlined in §334-16 - Building permits. No building
permits may be issued until such time that both variances have been granted, or the proposed
renovation is modified to be compliant with the zoning ordinance.

NOTE: This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.

 



Staff Notes:

e Based on an inspection performed by the Associate Pianner, Ben Witham-Gradert and

Building Inspector, Mark Cataldo, it was determined that the current basement space is a

finished basement, not a separate dwelling unit.

The ADUig subject to all requirements ofsubsections A-O of§334-73.3, Thefull ordinance

may be found at https:/ /ecpde360.com/14358794# 14358794

Sincerely,

Ben Witham-Gradert/Associate Planner

(603) 886-6008 (ext. 1220)
bgradert@hudsonnh.gov

ce: B. Dubowik, Administrative Aide

File

NOTE: This determination may be appealed to the Hudson Zoning Board ofAdjustment within

30 days ofthe receipt ofthis letter.

 



LAND USE DEPARTMENT

as
12 SchoolStreet

yo O82
vist

Hudson, NH 03051

NOUSE ONE. (603) 886-6008

ZONING oF
www. hudsonnh gov

Town of Hudson

REQUEST FOR ZONING and/or PLANNING INFORMATION /

DETERMINATION

Date of request

;

Ut 3, 2OZS

Property Location 1Q kKeginad yet Ave .

Map Jfl Lot OF! Sublot COC

Zoning District if known ] k

Type ofRequest
O Zoning District Determination (Gse Determination (Set-Back Requirements

Process for Subdivision/ Site Plan if required
Olother

Description of request / determination: (Please attach all relevant documentation)

Address:

Phone Number:

Email: 



REQUEST FOR DETERMINATION — REMODELING PROJECT

; DY apg

Date: { ar zi Dy ACK

To: [City/Town Guilding Department or Zoning Officer)
Guiding Pep

Town of: ‘Roo

From:

Name: Christine Cabral & Selyn Sanville POA

Address: 12 Regina Street, Hudson, NH 03051

Phone: C: 603-620-2797 | S: 603-306-7349

Email: C: MrsChrisCabrai@yahoo.com | S: Selyntn2cats@yahoo.com

Project Location:

12 Regina Street, Hudson, NH 03051

Description of Proposed Projects:

1) Back Basement Remodel

- Finish back basement to create: Living area, Closet, 3rd bedroom

- Replace existing bulkhead with a walkout door for exterior access.

2) Front Basement Update
- Upgrade existing half bath to a full bath

- Add kitchenette

- Update floor layout to accommodate: Kitchenette, Full bath, Living room area, 2 existing bedrooms

Purposa of Request:

lam requesting an official determination on the following:
- Does this proposed remodeling require a building permit?
- Are there any zoning, planning, or code requirements that must be addressed before proceeding?

- Are additional inspections or approvals required?

Attachments (if applicable):
- Sketch/floor plan of proposed remodet

- Photos of current basement areas and bulkhead

@ Building permit req

@ Zoning approval / variance required

@ Additional approvals required

toject approved as submitted

| Reviewed by:

t Comments / Condi 
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Printed

8/12/2025

8:49AM

Created

8/12/2025

8:42 AM

Transaction Receipt
Town of Hudson, NH

12 School Street

Hudson, NH 03051-4249

Description

Zoning Applications-8/28/25 ZBA Mtg.
42 Regina Ave.

Map 191, Lot 011-000, Zone TR

Variance A(ABU size)

Variance B (3 BD}

Remitter Pay Type

Christine Cabrat, Selyn M Sanville, POA CHECK

Current Invoice

Reference

CHECK# 5010

255.0000

185.0000

Total:

Tendered

440.00

Total Due:

Total Tendered:

Total Change:

Net Paid:

Receipt# 832,771

tgoodwyn

Balance Due

Change

0.00

0.00

0.00

440.00

Net Paid

440.00

440.00

440.00

0.00

440.00 
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 HUDSON ZONING BOARD OF ADJUSTMENT 

 Variance Decision Work Sheet (Rev 4-17-23) 
 
On 08/28/2025, the Zoning Board of Adjustment heard Case 191-011 B, being a case brought by Selyn M. 

Sanville, Power of Attorney for Christine Cabral, 12 Regina Ave., Hudson, NH requests a variance to 

allow the proposed ADU to have three (3) bedrooms where an ADU shall not have more than two 

bedrooms. [HZO Article XIIIA: Accessory Dwelling Units; § 334-73.3.I., Provisions] 

 

 

After reviewing the petition, hearing all of the evidence, and taking into consideration any personal knowledge 

of the property in question, the undersigned member of the Zoning Board of Adjustment sitting for this case 

made the following determination: 

 

 

Y       N 1. Granting of the requested variance will not be contrary to the public interest, since the 

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

does not alter the essential character of the neighborhood, threaten public health, safety, or 

welfare, or otherwise injure “public rights.” 

  

 

 

Y       N 2. The proposed use will observe the spirit of the ordinance, since the proposed use does 

not conflict with the explicit or implicit purpose of the ordinance and does not alter the 

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

otherwise injure “public rights.” 

  

 

 

Y       N 3. Substantial justice would be done to the property-owner by granting the variance, and 

the benefits to the property owner are not outweighed by harm to the general public or to 

other individuals. 

  

 

 

Y       N 4. The proposed use will not diminish the values of surrounding properties. 

  

 

 

 

 

 

(Continue-next page-Hardship Criteria) (TURN OVER) 
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HUDSON ZONING BOARD OF ADJUSTMENT 

Variance Decision Work Sheet (Rev 4-17-23) 
(Continued) 

 

 

 

Y       

N 

N/A  

5. A.  The Applicant established that literal enforcement of the provisions of the ordinance 

would result in an unnecessary hardship. “Unnecessary hardship” means that, owing 

to special conditions of the property that distinguish it from other properties in the 

area: 

(1) No fair and substantial relationship exist between the general public purposes of 

the ordinance provision and the specific application of that provision to the 

property; and  
 

 

 
 

 
 

 

(2) The proposed use is a reasonable one.   
 

 
 

 
 

 
 

 

Y       

N   

B. Alternatively, if the criteria above (5.A) are not established, an unnecessary hardship 

will be deemed to exist if, and only if, owing to special conditions of the property 

that distinguish it from other properties in the area, the property cannot be reasonably 

used in strict conformance with the ordinance, and a variance is therefore necessary 

to enable a reasonable use of it.  

 
 

 
 

 
 

 

  

  
 
Member Decision:   
Signed:  _________________________________________________ ____________________ 
 Sitting member of the Hudson ZBA  Date 
 
Print name:  _____________________________________________ 
 
Stipulations:  

   

  



 

Not Official until reviewed, approved and signed. 
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                            TOWN OF HUDSON 1 

               Zoning Board of Adjustment 2 

 Gary M. Daddario, Chairman          Dillon Dumont, Selectmen Liaison 3 

   12 School Street    · Hudson, New Hampshire 03051    · Tel: 603-886-6008    · Fax: 603-594-1142 4 
 5 
 6 

MEETING MINUTES – March 20, 2025 - draft 7 
       8 
The Hudson Zoning Board of Adjustment met on Thursday, March 20, 2025, at 7:00 9 
PM in the Hills Memorial Library building located at 18 Library Street, Hudson, NH. 10 

 11 

I. CALL TO ORDER 12 
II. PLEDGE OF ALLEGIANCE 13 

III. ATTENDANCE 14 
IV. SEATING OF ALTERNATES 15 

 16 
Chairman Daddario called the meeting to order at 7:11 PM, invited everyone to stand 17 
for the Pledge of Allegiance and presented the Preamble (Exhibit A in the Board’s 18 
Bylaws) regarding the procedure and process for the meeting. 19 
 20 
Clerk Dion called the attendance.  Members present were Gary Daddario 21 
(Regular/Chair), Tristan Dion (Regular/Clerk), Tim Lanphear (Regular), Zachary 22 
McDonough (Alternate), Normand Martin (Regular/Vice Chair) and Dean Sakati 23 
(Regular).   Also present were Louise Knee, Recorder (remote) and Chris Sullivan, 24 
Zoning Administrator.  Excused was Dillon Dumont, Selectman Liaison.   25 
 26 

V. PUBLIC HEARING OF SCHEDULED APPLICATIONS BEFORE THE BOARD: 27 
 28 

1. Case 165-021 (03-2006-25) (deferred from 03-06-25 and 01-09-25): 29 
Brendan and Julie Burke, 343R High St., Hingham, MA request a Variance and 30 
reasonable accommodation for 12-14 Gambia St., Hudson, NH.  The 31 
application is to allow seven (7) unrelated individuals to live together while 32 
recovering from substance use.  The seven individuals share the entire house, 33 
kitchen, bathroom facilities, etc.  The use would not be permitted per §334-21, 34 
Table of Permitted Principal Uses.  [Map 165, Lot 021, Sublot-000; Zoned Town 35 
Residence (TR); HZO Article V: Permitted Uses; §334-20, Allowed uses provided 36 
in tables and §334-21, Table of Permitted Principal Uses.]   37 

 38 
Mr. Sullivan read the Case into the record.  Mr. Daddario stated that the Board has 39 
received testimony and evidence and held several public hearings and that the 40 
purpose of tonight’s meeting is final discussion among the Board and determination 41 
whether the criteria required for the granting of a Variance and reasonable 42 
accommodation have been satisfied and that their approach would be to discuss 43 
one issue/criteria at a time beginning with “reasonable accommodation”. 44 
 45 
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Mr. Daddario stated that the Applicant has stated that it is not a discrimination 46 
case and that they are seeking “reasonable accommodation”; which could be a 47 
financial consideration yet the Applicant has denied providing any financial 48 
information; or it could be a reasonable accommodation for seven (7) unrelated 49 
individuals to reside together, yet only week-to-week leases are being offered; or it 50 
could be a reasonable accommodation based upon a disability, yet the Applicant 51 
has testified that they provide no services to their tenants.   52 
 53 
Mr. McDonough stated that based on the testimony received, there was no evidence 54 
presented that confirmed that any of the residents are disabled.  Mr. Sakati stated 55 
that it seems to be a very casual application with no evidence of a disability.  Mr. 56 
Lanphear stated that the Applicant has on several occasions made the statement 57 
that “people in recovery are disabled”.  Mr. Dion noted that there is no structure or 58 
support or plan for the residents to get better and that there has been no showing of 59 
any treatment options.  Mr. Daddario stated that the Applicant has been clear that 60 
there are no services being provided, that addiction has been claimed to be a 61 
disability, that if someone is disabled it generally means that at least one or more of 62 
life functions are not met and yet, leasing is weekly.  Mr. McDonough noted that an 63 
addiction from thirty (30) years ago doesn’t mean that a person is disabled today.  64 
Mr. Martin noted that that there has been no proof given regarding any disability.  65 
Mr. Sakati stated that they are even lackadaisical regarding the drug testing they 66 
conduct and noted that according to testimony received, there have been fifty to 67 
sixty (50-60) residents in the past year and that alone does not comply with 68 
Hudson’s Land Use intent of the TR Zone that is characterized by small lots in a 69 
residential neighborhood.  It was noted that the seven (7) proposed residents come 70 
from seven (7) different families which magnifies the impact of ‘visitators’ to the 71 
neighborhood which in turn can impact the sense of security generally associated 72 
with small residential neighborhoods.  It was also noted that even though the 73 
residents are supposed to be in recovery and “not using”, testimony has been 74 
received that residents have been seen in the neighborhood while under the 75 
influence of something, and, the number of ambulances called to the residence at 76 
all hours of the day and night, and, the high volume of visitors to the site.  Mr. 77 
Lanphear stated that testimony has been received that the manager/operator is 78 
informed of any and all infractions, yet the manager/operator also admitted to this 79 
Board that he was unaware of some of the infractions reported to by the neighbors 80 
that were also substantiated by services provided by emergency services.       81 
 82 
Mr. Daddario provided the following recap: there is difficulty in qualifying whether 83 
the residents are disabled, there are no procedures, no qualified staff, and the 84 
application seems casual; that there is no monitoring, there are no services 85 
provided, that there is loose use of the wording; that leases are weekly which makes 86 
it difficult to determine if a resident is disabled and also subject to different eviction 87 
procedures which have not been defined beyond the basic concept of paying rent; 88 
that drug testing appears to be ad hoc and casual and performed with/by 89 
unqualified individuals; that generally there is agreement among residents when 90 
they make the decision to live together, but here, the operator chooses who will live 91 
there and assigns a room to the new resident and provides them with a copy of the 92 
House Rules; that the TR Zone is normally of older smaller lots designed for single-93 
family use, but a household of seven (7) unrelated people impacts the sense of the 94 
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neighborhood with its increased traffic and visitors and that a group home is not 95 
subject to the normal landlord/tenant relationship. 96 
   97 
Board next addressed the criteria required to be satisfied in order to grant a 98 
Variance.  The criteria and findings included the following: 99 
 100 

(1) not contrary to public interest 101 
• Mr. Martin stated that granting this variance would be contrary to public 102 

interest as it does conflict as it does conflict with the implicit purpose of 103 
the neighborhood and does alter it 104 

• Mr. Sakati stated that it is more of a rooming house verses a single-family 105 
residence on a Cul de sac and does alter the neighborhood 106 

• Mr. Dion stated that it goes against the Zoning scheme with its high 107 
volume and high turnover rate 108 

• Mr. Lanphear noted that holidays, like the Fourth of July when families 109 
gather for cookouts, could also be impacted with the addition of seven (7) 110 
families from one residence 111 

• Mr.  McDonough noted that safety is lowered as the road is not wide 112 
• Mr. Daddario noted it is lacking compatibility with the neighborhood, that 113 

the housing of seven (7) unrelated individuals into one household is not 114 
compatible with the neighborhood 115 

• criteria failed 116 
• *** 117 

(2) will observe the spirit of the Ordinance 118 
• Mr. Daddario stated that the proposed Use is explicit and in contradiction 119 

to the Zoning Ordinance and the requested Use does not meet the spirit of 120 
the Zoning Ordinance 121 

• Mr. Lanphear, Mr. Sakati, Mr. Martin, Mr. Dion and Mr. McDonough 122 
agreed 123 

• criteria not satisfied 124 
• *** 125 

(3) substantial justice done to property owner 126 
• Mr. McDonough stated that the public is harmed more than any justice to 127 

the owner 128 
• Each Board Member agreed with Mr. McDonough 129 
• Mr. Sullivan noted that the use was taken without any Board or Town 130 

permission 131 
• Mr. Daddario stated that in addition to ignoring the Cease and Desist 132 

Order issued last May, threats have been made to neighbors, traffic 133 
continues to plague the neighborhood and threats have been made to the 134 
neighbors and their pets along with disrespect like their disposal of 135 
cigarette butts over the fence onto neighbor’s back yard/property 136 

• Mr. Daddario and Mr. Dion state that the public is harmed, that there are 137 
significant safety issues, that it is a prohibited Use, that a Cease and 138 
Desist Order has been issued and ignored, that harm as occurred and is 139 
occurring to the neighborhood 140 

• Criteria failed- there is no justice in the granting of this Variance 141 
• ***** 142 
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(4) will not diminish surrounding property values 143 
• Mr. Martin stated that there has been no evidence provided from the 144 

Applicant and added that, in his opinion, surrounding property values 145 
would be impacted based simply on the number of unrelated individuals 146 
residing there on a week-to-week basis with no regard for the neighbors or 147 
to a neighborhood 148 

• Mr. Daddario agreed – there is a negative impact on surrounding property 149 
values but not based on an issue of renting to addicts but from living next 150 
to a house with all these people, transient even by their leases, and their 151 
impacts onto the neighborhood 152 

• Mr. Dion stated that he heard concerns regarding property values 153 
estimated to experience a 20% reduction on property values and noted 154 
that the burden of proof is upon the Applicant who did not address, did 155 
not dispute nor provide any information 156 

• Mr. Sakati agreed, stated that he does have empathy but the Use being 157 
sought by this Variance is for the number of tenants and that numbers’ 158 
use of this property 159 

• Mr. Dion and Mr. Lanphear and Mr. Martin agreed 160 
• Mr. Daddario stated that he has family with substance abuse, has lost a 161 

family member to substance abuse, so he has sympathy, but testimony 162 
has been received from one very knowledgeable person that it would be 163 
nice if services were offered to the tenants and noted that the Applicant 164 
has the burden of proof, yet has provided no evidence in regard to any 165 
impact to surrounding property values  and heard from the neighbors 166 
regarding a 20% reduction in property values with this Use in the 167 
neighborhood **** 168 

• Criteria failed – to be addressed, not addressed by the Applicant 169 
• ***** 170 

(5) hardship 171 
• Mr. Daddario stated that this criteria could be met via a Reasonable 172 

Accommodation, but there has been no evidence presented that the 173 
residents are disabled and/but with weekly leases and potential for 174 
weekly turn-over and lack of qualified staff/personnel, it would be difficult 175 
to ascertain or maintain a reasonable accommodation based on disabled 176 
tenants.  177 

• Mr. Dion stated that there is nothing unique about the house or the lot 178 
and there is no unnecessary hardship 179 

• Mr. Sakati stated that it is not a reasonable use 180 
• Mr. McDonough stated that no house in this neighborhood would be 181 

suitable for transient housing. 182 
• Mr. Lanphear agreed 183 
• Mr. Daddario stated that hardship is not met via a Reasonable 184 

Accommodation, that the property is not unique and that, in his opinion, 185 
the proposed use is not treasonable 186 

•  187 
** 188 
 189 
 190 
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Mr. Martin made the motion to deny the Variance.  Mr. Sakati seconded the motion.  191 
***. 192 
 193 
Motion made by Mr. Dion, seconded by Mr. Lanphear and unanimously voted to 194 
adjourn the meeting.  The 3/6/2025 meeting adjourned at 9:00 PM.  195 
 196 
 197 

VI. OTHER BUSINESS 198 
 199 
No other business was presented for consideration.  Mr. Sullivan noted that this was 200 
Mr. Daddario’s last meeting and thanked him for his service. 201 

 202 
VII. ADJOURNMENT: 203 

 204 
Motion made by Mr. Martin, seconded by Mr. Lanphear and unanimously voted to 205 
adjourn the meeting.  The March 20, 2025 adjourned at 8:45 PM. 206 
 207 
 208 
Respectfully submitted, 209 
______________________________ 210 
Louise Knee, Recorder 211 
 212 
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