


Danbury Planning Board	
December 9th, 2025
Un-Adopted
The Danbury Planning Board met on Tuesday December 9th, 2025 in accordance with the schedule adopted and posted. John Taylor called the meeting to order at 7:00 p.m. and welcomed everyone present.  John asked if anyone had a conflict of interest and hearing none, proceeded with the meeting.  
Present:
John Taylor, Chair 
Maggi Winn 
Frances Bliss, Selectmen ex-officio
Jim Phelps 
Edward Esty 
Kristen McKenna
Anna Offen, clerk/alternate 
Katelyn Setterlund, clerk
Not Present: Gary Donoghue, Vice Chair, Caelan Taylor -alternate, 
Guests: Jeffrey Hertel, Donna & Phillip Sprague, Anna Hullinger, Lenny Ryan, Jess Hatch, and Jeremy Martin, Danbury Fire Chief

John Taylor appointed Anna Offen to be a voting member of the board.

John Taylor stated that the site plan subdivision application checklist for the Spear Hill Road Subdivision had been reviewed at the previous meeting on November 11. John noted that updated plans were expected to be reviewed this meeting to include the wetlands. Upon reviewing the new plans, John observed that the total acreage was missing and requested that it be added to the final plans. Jeff Hertel, authorized representative, confirmed that the total acreage is 75 acres.

At 7:04pm John Taylor opened the public hearing on the Spear Hill Road subdivision, Tax Map 412 Lot 4. Jeff Hertel, as authorized representative, was present for the hearing. John asked if the Board had any comments. Jim Phelps asked whether any wetlands on the property could impact how power would be run to the lots, and what exactions, if any, should be imposed to improve the seasonal road. Jim also raised a concern about a parcel of property across Route 4 and proposition that it would be deeded to the State, noting that action must be taken to avoid creating a nonconforming lot; which must be addressed. Anna Offen asked about the size of the lot across Route 4, and Jim noted it was not indicated on the plan. John asked for clarification on the parcel across Route 4, and Jeff estimated the parcel is about one acre. Jim emphasized that someone must own that parcel, and John suggested gifting it to an abutter. John discussed cluster zoning compared to the land use zoning ordinance (LOZU) standards; noting that a cluster development would preserve more open space and potentially allow one or two additional lots. Jeff stated that based on prior feedback from the town, it seems Danbury prefers to maintain a more rural character with larger lots. Donna Sprague expressed concerns about driveway safety, particularly two proposed driveways, including one near Route 4 that follows an old logging road. Jeff confirmed the former logging road is proposed as the driveway for that lot. Donna noted the steep grade, poor visibility for large vehicles, and traffic entering the road. John asked where the house on Lot 2 would be located, and Jeff said that decision would be up to the buyer. Jim suggested adding driveway deed language, allowing flexibility, subject to approval by the Road Agent and Select Board. Anna asked if an alternative driveway location exists if the current proposal is rejected. Jeff said another location on Route 4 may be possible with State approval. Jeff then reviewed the updated plans, including road classification, wetland delineation, soil classification (394), and the relocation of Lot 4, which is now Lot 5. The subdivision changed from seven to eight lots, with Lot 2 split into two lots, with the intent to help absorb costs of potential fees to be paid up front for subdivision approval. A cistern location was added near Lot 3, and Jeff confirmed discussions with the Fire Chief about requiring sprinklers in homes. The proposed cistern is estimated at 30,000 gallons and may cost over $50,000. Jeff proposed mandating a sprinkler system in every home, and Jim asked who would be responsible for enforcing that. Jeremy Martin, Fire Chief, noted that the Town would be responsible to enforce sprinkler systems, and a cistern may be more cost-effective than sprinklers and would be maintained by the Fire Department. Maggi Winn asked if a cistern would be buried and about maintenance responsibilities, and Jeremy confirmed cisterns are buried, and the Town would handle repairs and refilling. John observed that the cistern could benefit nearby existing homes as well. Jeremy suggested placing it about 200 feet off Route 4 for better access. John asked if the cistern is on a well, and Jeremy said it would not be, and water would most likely be trucked in to fill it. Jeff also noted he met with an Eversource engineer, and power will run from the top of the hill to Lot 3, while Lots 1 and 2 will draw power from Route 4. Jim recommended the Board perhaps require a bond or contract for power installation as a condition of subdivision approval. John recapped that the road improvement would most likely be a condition of approval. Maggi asked about the extra piece of land and if it could be included with one of the other lots, and Jim said it could be gifted to an abutter or added to another lot in the subdivision. Jeff is open to a recommendation from the Town as to what option may be best. Jim recommended gifting it to the rail trail, and John agreed that might be the best option as a charitable donation. John turned the discussion to road improvements and impact fees. Jim estimated $100,000 to upgrade Spear Hill Road to minimum town standards, taking into account lots and potential new and existing homes, increasing traffic, based on 1,200 feet of frontage and his experience. Maggi asked if that included the paved section. Jim said it would include that paved section, and he did not use the road frontage beyond that in his calculations. John asked if paving was required, and Jim said no, as paving would only be required if there were 25 or more lots, which would not meet that requirement with the subdivision; the road would remain a Class V road with the seasonal homes at the top. Donna raised concerns about mud season and inquired about mitigation. John noted vegetation would indicate wetlands. Jim referenced RSA 674:21-J regarding exactions and impact fees. John asked about formulas for cost-sharing, and Jim explained that impact fees require specific criteria, but exactions can still be imposed. John referenced Massachusetts practices where developers improve roads and share costs with towns. Donna reiterated concerns about snowmobiler traffic and safety. John requested review of the proposed covenants and restrictions. Jim shared preliminary calculations for road upgrades and impact fees, as the Board has not received an estimate from the Road Agent since the last meeting. Jeff asked for a firm estimate of road costs and shared electric costs may exceed $50,000. John suggested adding another lot to offset the fees. Maggi inquired if three bids are required for road work. Jim said a plan must come first, with input from the Road Agent. The Board anticipates firmer road cost estimates at the January meeting. Jeff agreed to continue work on Eversource plans, cistern details, and would add the total acreage on the plans. Jim Phelps made a motion to continue the public hearing on 1/13/26, Kristen McKenna seconding. Motion passed unanimously. Continued the hearing at 7:45pm.  

Anna Offen noted that there are two seasonal residences on the road. Jim Phelps confirmed that not all houses would use the updated section of the road. Anna asked how many houses or residences would access the updated portion, and Jim stated four residences. Jeff mentioned that an additional lot would add a $25 fee and if the Board wanted that now; Anna suggested waiting until final approval. Frances Bliss asked Jim what his estimate included, and Jim clarified that the quote was based on improvements from Huntoon Road to the top of the hill.

The meeting minutes were reviewed from 11/11/25. Anna Offen made a motion to approve the minutes, and Jim Phelps seconded. Motion passed unanimously.

John Taylor read the following building permit into record:

Timothy & Rebecca Martin, 199 Turnpike Rd, Tax Map 201 Lot 006, Additional 10’x14’ shed. 

Anna Offen asked the Danbury Master Plan and noted that Jessica Hatch from the Select Board had also inquired about it. Anna stated that the draft found was dated February 2023 and that no action appears to have been taken. John confirmed he has not reviewed the draft. Anna said the draft will be recirculated and anticipates action at the January meeting. Jessica requested a copy, including both hard copies for filing and digital versions. Anna asked if the hard copies need to be bound, and Jessica replied that a simple stapled plastic cover would suffice, with a few copies available for the office and public. Jim Phelps added that the plan should also be filed with the Office of State Planning.

At 7:54pm Maggi Winn made a motion to adjourn, Jim Phelps seconded. Motion passed unanimously.
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