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STAFF REPORT 
 

PB-26-16 – COTTAGE COURT CONDITIONAL USE PERMIT – BARN CONVERSION, 128-130 
SCHOOL ST 

 
Request: 

Applicant Zack Leroy, on behalf of owner Michael Evan, proposes to convert a two-family home 
into a triplex by adding a dwelling unit to the second story of the attached barn. The ~.21-ac parcel 
at 128-130 School St (TMP# 555-001-000) is in the Low-Density District. 
 
Background: 

The subject property is an existing .21 ac residential lot located on the western side of School St. 
approximately 130 ft south of the intersection with Leverett St. The property contains an existing 
duplex built in 1880 with approximately 2,800 sq ft of living area. Attached to the rear of the duplex 
is an approximately 600 sq ft barn. The barn is connected to the duplex by an above ground 
breezeway. The property also contains a driveway with four car parking area.  
   
The purpose of this 
application is to seek a 
Cottage Court Conditional 
Use Permit to convert the 
second floor of the 
existing barn into an 
approximately 600 sq ft, 
one bedroom dwelling 
unit. The only exterior 
change to the barn 
proposed is the 
installation of a doorway 
to provide access to the 
loft from the exterior of 
the barn. No other 
changes to the site are 
proposed. 
 

Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should make a final determination as to 
whether the proposal could have the potential for regional impact. 
 

Completeness: 

The applicant requests exemptions from submitting separate existing and proposed conditions 
plans, a grading plan, a lighting plan, a landscaping plan, and all technical reports. Staff 
recommend that the Board grant these exemptions and accept the application as “complete.”  
 

Departmental Comments: 

Engineering: If required by IBC, City and State code, a meter pit and backflow preventor shall be 
installed at the property line. 

Fig 1: Aerial of 128-130 School St outlined in yellow with red star 



STAFF REPORT 
 

Application Analysis:  Article 17 – Cottage Court Conditional Use Permit Criteria 
 
17.4    Permitted Uses: The application proposes to convert an existing duplex into a triplex by 

converting the loft of the attached barn to the rear. This new unit is attached horizontally 
to the existing duplex thereby meeting the triplex definition. This standard has been met. 

 
17.5.1 Development Types Allowed: The project will be developed on a single parcel of land with 

a property management entity to manage the rental units. This standard has been met. 
 

Table 1: Proposed unit type, number of units, and gross floor area. 
Unit Type Total Gross Floor Area Number of Units Proposed 

1-Bedroom  600 sq. ft. 1 

 

 
 
 
 

17.5.3     Conditional Use Permit Standards: 
 

A. Dwelling Unit Size: The proposed dwelling with be 600 sq. ft. in size, well below the 1,250 
sq. ft. allowed. This standard has been met. 

B. Parking: An existing parking area with four parking spaces will be utilized for the new unit. 
Only one parking space per unit on the property is required. This standard is met. 

C. Building Separation: This standard is not applicable as the barn and principal duplex are 
connected. 

D. Driveways: The existing driveway will be utilized to provide access to the site and rear 
parking area. This standard is met. 

E. Screening: The application proposes to create a third dwelling unit on the property by 
utilizing the existing attached barn. The intensity of the built form on the property will not 
be changed as there are no additional structures or exterior building additions that will 

Fig 2: Proposed floor plan of loft unit 
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alter the existing building form. The Board will need to determine if additional screening 
may be needed. 

F. Architectural Guidelines: The loft will undergo an interior retrofit to convert it into a 
habitable dwelling unit. No new construction is proposed. This standard is not applicable. 

 

 

 

 

Recommended Motion:  

If the Board is inclined to approve this request, the following motion is recommended:  

“Approve PB-26-16 as shown on the plan set at a variable scale prepared on April 24, 2026 
and last revised on July 13, 2026 with the following conditions precedent:  

1. Precedent to final approval and signature of the plans by the Planning Board Chair, the 
following conditions shall be met: 

a. Submittal of five (5) full sized copies of the final plan set signed by the property 
owner. 

b. Revised plans that correctly indicate the number of proposed dwelling units and 
floor plans. 

Fig 3: Photo of connected barn taken from parking area 
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