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October 13, 2025 
City of Concord 
41 Green Street  
Concord, NH 03301 
 
Attn: Planning Board 
 
 
Re: Lot line adjustment and resubdivision Map 583Z, Lots 63, 63-1, 64 and Map 651Z, Lot 68 
Lands of 2Granite Place, LLC and State of New Hampshire 
 
Project Narrative 
 
    2Granite Place, LLC is the record owner of property identified as Map 651Z, Lot 68, which 
consists of 106.72 acres of undeveloped land off Penacook Street, and properties identified as 
Map 538Z Lot 64 which consists of  41.27 acres off Rumford Street upon which sits the north 
building wing and associated amenities of former Lincoln Financial Insurance Co. campus 
known as 2 Granite Place, and Map 583Z, Lot 63-1 which consists of 27.84 acres fronting on 
Rumford and Penacook Street. 

The State of New Hampshire is the record owner of property identified as Map 583Z, Lot 
63 which consists of 6.41 acres upon which is the south building wing and associated amenities 
of the former Lincoln Financial Insurance Co. campus known as 1 Granite Place. 

Whereas, the State of New Hampshire desires to acquire the land, buildings, primary 
access way, parking areas, etc., known as 2 Granite Place, the parties are proposing a lot line 
adjustment to accomplish the task with the intent to merge the lot with 1 Granite Place. An 
access easement over the secondary access will be conveyed to the State of New Hampshire. 

Through a series of other lot line adjustments, 2Granite Place, LLC intends to convey 
11.61 acres of Lot 64, to the State of New Hampshire and the remaining portions of Lot 64 
consisting of a total of 29.66 acres will be annexed to Lot 63-1. as well as 95.59 acres of 
undeveloped land of Map 651Z, Lot 68 creating a new lot area for Lot 63-1 of 153.09 Acres 
which is intended to be donated to the City of Concord. Whereas, the undeveloped land has 
extensive recreational trails in and around the old stone quarries and it is the intent that a 
conservation easement and/or restrictive covenants will placed upon 134.89 acres Lot 63-1 to 
preserve public access to the trail system with the condition that the remaining lands 
unencumbered by the easement be developed and placed back on the City tax rolls.  

The remaining portion of Map 651Z Lot 68 will be subdivided into one new residential 
lot of 0.26 acres fronting on Penacook Street (will require State Subdivision approval), and the 
residual land consisting of 10.51 acres will be a residential lot fronting on Little Pond Road. 
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     The 10.51 acre lot has non-conforming frontage of 50.00’, thus a request for a variance has 
been applied for. (A copy of the variance request is attached). In addition, a Conditional Use 
Permit was applied for and approved at the May 21, 2025 planning board meeting for placement 
of a proposed driveway closer than the required separation between driveways. 
     As a result of this application, there will be no net change in the number of lots. Lot 64 will 
no longer exist and its frontage will be transferred to the State of NH. Lot 63 will continue to 
front on Rumford and Penacook Street and obtain additional non-contiguous frontage for access 
to the recreational trails on Penacook Street, One small residential lot will front on Penacook 
Street, and the remainder of Lot 68 will continue to front on Little Pond Road. 
 
Site Pictures 
 

              
Existing frontage at Little Pond Road            Location of proposed Penacook St. Lot 
10.5 Ac. Lot 
 
 

              
                                                  1 & 2 Granite Place 
 
 
 
 



 
 
                                                                   Overview 
 

 
 
 
Respectively submitted, 

 
                                                                                         
Daniel J. Mullen 
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October 13, 2025 
City of Concord 
41 Green Street  
Concord, NH 03301 
Attn: Planning Board 
 
Re: Waiver request 
Project: Lot line adjustment and resubdivision Map 583Z, Lots 63, 63-1, 64 and Map 651Z, Lot 
68 - Lands of 2Granite Place, LLC and State of New Hampshire 
 
 
Dear Chairman Woodfin and members of the Planning Board, 
 
Our firm has prepared the plan set for the above noted project.   
    We are hereby requesting waivers to several Subdivision Regulations which we believe would 
be irrelevant, and/or provide little or no informational benefit to the Planning Board and the 
general public. Granting the waivers would not change the character of the neighborhood, nor 
diminish surrounding property values and would not be contrary to the spirit of the ordinances. 
 
Specifically, we are requesting waivers for the following Subdivision Sections: 
 

• 12.03(5) & 15.01(3) Wetlands  
• 12.07 Wetland Delineation 
• 12.08(3) & 15.03(4) Topography  
• 12.08(7) Solid Waste & Outside Storage 
• 12.08(10) Municipal Utilities 
• 12.08(11) Non-Municipal Utilities 
• 15.03(11) Municipal Sewer  
• 12.08(12) & 15.03(12) Wells and Septic 
• 12.08(16) Signs 
• 12.08(18) Lighting 
• 12.08 (20) Vegetation 
• 12.08(23) (b)(c) Tabulations 
 

 
General justification: A complete survey of the site was not conducted and tabulation of useable and 
buildable area, lot coverage and other requirements cannot be calculated.  In addition, to perform a 
complete on the ground survey with topography and other details to satisfy the requirements would 
be an undue burden on the applicants and not provide any relevant data, with exception to the 
residential lots which depict necessary items. 
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Justifications 
 

1.The granting of the waivers will not be detrimental to the public safety, health, welfare or 
injurious to other property. 
 
Omitting the above listed items will have no impact to surrounding properties, whereas, there 
will be no material site changes to the bulk of the property that is the subject of this application.   
Applicable items for lots proposed on Little Pond Road and Penacook Street are depicted on the 
plat. 

 
2. The conditions upon which the request for a waiver is based are unique to the property for 
which the waiver is sought and are not applicable generally to other property. 
  
Portions of the property that are the subject of the waivers are either already improved with no 
proposed site changes or is vast raw land intended for conservation which has not been surveyed 
as it will provide no relevant data for the purposes of this plat. 

 
3. Because of the particular physical surroundings, shape or topographical conditions of the 
specific property involved, an unnecessary hardship to the owner would result, as 
distinguished from a mere inconvenience, if the strict letter of these regulations are carried 
out. 
     The bulk of the property contains wetlands, steep slopes and is greater than 100 acres. 
Remaining portions are already improved with exception to the proposed lots that have on the  
ground topography and site details where needed. 
 
4. Specific circumstances relative to the subdivision or conditions of the land in such 
subdivision indicate that the waiver will properly carry out, or not be contrary to, the spirit 
and intent of these regulations. 
 
For the waivers being requested, the information required would not provide any relevant or 
useful information in order to allow the applicants to enjoy reasonable use of the properties and 
would not be contrary to the intent and spirit of the ordinance.  
 
5. The waivers will not in any manner vary the provisions of the Zoning Ordinance, Master 
Plan Reports or Official Map. 
 
The proposed waivers will not in any manner vary the provisions of the Zoning Ordinance, 
Master Plan or Official Map. The proposed lot and remaining lot on Little Pond Road and 
Penacook Street will meet or exceed the requirements. 
 
 
Thank you for your consideration 
 
Sincerely, 
 

 
Daniel J. Mullen, LLS 
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NARRATIVE IN SUPPORT OF VARIANCE APPLICATION 
OF 2GRANITE PLACE, LLC 

 
2Granite Place, LLC (owned by Steve Duprey) owns the property identified as Map 

651Z, Lot 68, which consists of approximately 107 acres off Penacook Street (the “Property”). 
Most of the Property is located in the Open Space Residential District (RO), and a smaller 
portion is located in the Single-Family Residential District (RS). The Property is undeveloped, 
and has an extensive recreational trail network in and around the old stone quarries. It is adjacent 
to the former Lincoln Financial Center campus located at 1 Granite Place.  

 
Mr. Duprey seeks to subdivide the Property to create two (2) house lots along the Little 

Pond Road/Penacook Street frontage, comprised of approximately 10.5 acres and 0.5 acres, as 
shown on the enclosed plan. Once those house lots are carved out, approximately 96 acres of 
undeveloped land remains. Mr. Duprey would merge that acreage with his other land 
surrounding the former Lincoln Financial Center, to create an approximately 155-acre lot. He 
would then place a conservation easement or other restrictive covenants to preserve the public 
recreational access to the trail system on roughly 137 acres of that land, and would donate the 
entire 155 acres to the City of Concord, with the condition that the land unencumbered by the 
conservation/recreational use easement be developed and put back on the City’s tax roll.  

 
The primary purposes of the project are to (1) create a house lot for Mr. Duprey’s 

personal residence; (2) preserve a massive recreational area for the City; and (3) give the City 
control over the future development of the prime real estate at the corner of Rumford and 
Penacook Streets. 

 
The proposed 10.5-acre house lot has only 50’ of frontage on Little Pond Road. 

Otherwise, the proposal complies with all zoning requirements. Accordingly, Mr. Duprey seeks 
the following variance:  

 
1. A variance from Article 28-4-1(c) to permit the creation of a lot with approximately 

50’ of frontage, where 100’ is otherwise required.   
  

DISCUSSION 
 

1. The variance will not be contrary to the public interest. 
 
 A variance is contrary to the public interest if “it unduly and in a marked degree conflicts 
with an ordinance such that it violates the ordinance’s basic zoning objectives.” Farrar v. City of 
Keene, 158 N.H. 684, 691 (2009) (internal quotations omitted). In determining whether a 
variance would violate basic zoning objectives, the board should examine whether the variance 
would alter the essential character of the locality, or whether the granting of the variance would 
threaten public health, safety or welfare. Id.  
 
 Here, the variance will not alter the essential character of the locality. The other house 
lots in the area are relatively small, and close together. The 50’ of frontage for the proposed 
house lot will provide a means of access to a much larger 10.5 acre lot to the rear. So, although 
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the frontage is reduced, the lot width where the future home will be built is actually much 
greater. In other words, the variance will not result in a new home being built right on top of its 
neighbors. The new home will be set back a considerable distance from the street, and will be 
well screened from abutting properties.   
 
 Nor would the variance threaten public safety, health or welfare. With 50’ of frontage, 
there is more than enough area to construct a driveway to provide ample access to the Property, 
so there is no risk of inaccessibility by emergency vehicles.  
 

2. The spirit of the ordinance is observed. 
 

The New Hampshire Supreme Court has determined that this criteria overlaps with the 
public interest requirement. See Chester Rod & Gun Club v. Town of Chester, 152 NH 577, 580 
(2005). The spirit of the ordinance seeks to ensure that there will be certain minimum frontage to 
provide safe and adequate access to the property, and to prevent overcrowding of the streetscape. 
In this case, the 50’ of frontage does provide safe and adequate access to the Property, and 
allowing a new home on an oversized 10.5 acre lot will not negatively impact the streetscape.  
 

3. Substantial justice is done. 
 

Substantial justice is done where granting a variance will not cause harm to the general 
public that outweighs the benefit to the applicant. See Malachy Glen Associates v. Town of 
Chichester, 155 N.H. 102, 109 (2007). That is the case here. The proposed 50’ of frontage will 
not harm the public in any way. With the proposed lot being 10.5 acres, there will be ample 
separation and buffering from abutting properties. Granting the variance allows Mr. Duprey to 
donate approximately 155 acres to the City of Concord, which will provide tremendous public 
benefit. The variance will also benefit Mr. Duprey because it will allow him to retain 
approximately 10.5 acres on which to build his personal residence. Without the variance, he 
would be unable to create the two house lots and donate such a large area to the City.  
 

4. The value of surrounding properties is not diminished. 
 

 The variance will not impact surrounding property values. The oversized nature of the lot 
prevents any risk of overcrowding, and will provide much more separation from the new home 
than what already exists among the relatively small house lots along the street.  
 

5. Literal enforcement of the provisions of the ordinance would result in an 
unnecessary hardship because, 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. 

 
The Property is unique with respect to its size. Today, the entire Property consists of 

roughly 107 acres. It is the largest privately owned parcel in the vicinity by a considerable 
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margin. Its configuration is also unique in that it has three (3) separate (non-contiguous) 
frontages along Little Pond Road and Penacook Street, totaling approximately 237’. If these 
frontages were contiguous, the Property would have ample frontage to create the two house lots. 
But, because they are not contiguous, they cannot be added together to satisfy the frontage 
requirement. See Zoning Ordinance §28-4-1(c).  

 
The general public purposes of the minimum frontage requirement are to provide for 

adequate separation between homes, to prevent overcrowding of the streetscape, and to ensure 
safe access. Here, there is no substantial relationship between those purposes, and strict 
application of the frontage requirement to the Property. The size and configuration of the 
proposed house lot will provide adequate separation from adjacent homes. The fact that the 
proposed home will be situated to the rear of the property, far away from the street, ensures that 
the streetscape will not be overcrowded. And, the 50’ of frontage provides ample width for a 
driveway to provide safe access for emergency vehicles. Accordingly, strict application of the 
100’ frontage requirement serves the general public purposes of the ordinance no better than 
granting the variance would.  
 

b. The proposed use is reasonable. 
 

The proposed use is a single-family home situated on a 10.5 acre lot. Single family 
homes are permitted by right in the RO and RS Zoning Districts, and the proposed lot size 
greatly exceeds the minimum requirements in both districts (2 acres and 12,500sf, respectively). 
Accordingly, the proposed use is reasonable. 

 
Further, a property of this size could potentially be developed for dozens if not hundreds 

of residential units. The current proposal recognizes and respects the recreational and open space 
value it provides to surrounding neighbors and residents of the City. 
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�����p��	���������
�����q�
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����r���
������q
����qq
�x�
�E!@��9���!"?�@;�� !"�!E�=�8��=�9�8�B!@U?9!<�W; >8 "F�E!@�=�9!:�̂



�����������	�
���
����������
���������������� ����������

����

������� �!"����#!$%��"��&&'()�"*!"+��!"+,�-.�(!,*��#�,,!"+/��"�����'&!�$����!$��!()0'1�(�"$���$�2�3�4�)�5'$�6778�69�'"�:%�;�0�<'��/�� �=�&$�$'�$%��.',,'#!"+�)0�&���"$��"��� ���> �"$�&'"�!$!'"�?��@�A��
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�����������	�
���
����������
���������������� ����������

�����

������ �!"#�$%&'())*#�+%(',-%�".%�(/0"%/0'�1/) �!%("0)&��234356786�8�"./),9.�6:8�'&7�!%("0)&��23;346+86486'8�"./),9.�698�.'<%�+%%&� %"#�'&7�-,+=%("�")�".%�1)��)>0&9�?/%(%7%&"�'&7�-,+-%@,%&"�()&70"0)&-A�6'8��
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