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Chair Robert Strobel called the meeting to order at 6:30 p.m.  
  

PRESENT: Chair Robert Strobel, Betty Smith, Selectmen’s Representative Rick 
Wolf, Hal Kreider Justin Mikolyski and Vice-Chair Lee Baldwin. 
 

TOWN STAFF PRESENT: Board Administrator Linda Smith, and Land Use 
Secretary Susan Austin, and Town Planner James Burdin 
 

VOTING DESIGNATION: Chair Robert Strobel, Betty Smith, Selectmen’s 
Representative Rick Wolf, Justin Mikolyski and Vice Chair Lee Baldwin. 

 
Minutes 
May 25, 2017 

Ms. B. Smith made a motion accept the minutes as amended of May 25, 2017. 
Mr. Mikolyski seconded. Motion carried 6/0.  

 
NEW CASE 
CASE: 17-05. Laura Marie Fucella 635 First NH Turnpike. Map 222 Lot 29. 

Applicant seeks a minimal impact site plan review to convert office space into a 
retail bakery. 
 

Ms. B. Smith made a motion to accept the application as complete. Mr. 
Mikolyski seconded. Motion carried 5/0.  

 
Chair Strobel read the abutters list. 
 

Stephen and Susan Lumbard 639 First NH Turnpike Northwood 
Charles Hillman 617 First NH Turnpike Northwood 

Mary Quinn Kelly Maynard 640 First NH Turnpike Northwood 
 
No abutters present  

Ms. Fucella was present to speak for her application. She stated that she would 

like to open a bakery offering custom cakes and take-out orders. She stated 

that she plans on minimal hours, morning until early afternoon. The location of 

the bakery is a three-unit strip mall. For the entire strip mall, there are ten 

parking spaces.  

Mr. Kreider arrived at 6:57 PM 

VOTING DESIGNATION: Chair Robert Strobel, Betty Smith, Selectmen’s 
Representative Rick Wolf, Hal Kreider, Justin Mikolyski, and Vice Chair Lee 

Baldwin 
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She stated that her only waiver request was for a new septic design.  

Chair Strobel stated that he’d be hesitant to approve a waiver with the change 

of use, he would rather hear from a licensed septic designer stating that the 

current septic would be adequate. Ms. L. Smith stated that there was a septic 

design on file from 1995.  

Chair Strobel stated that instead of granting the waiver, he’d like to add the 

condition that she get a letter from a septic designer indicating that the existing 

system is adequate for the change of use.  

Chair Strobel opened the public hearing. 

 No public comments 

Chair Strobel closed the public hearing.  

Ms. B. Smith made a motion to deny the waiver request for the septic 

system. Ms. Baldwin seconded. Motion carried 6/0. 

Ms. B. Smith made a motion to approve the application with the following 

conditions:  

1. Hours of operations to be added to the plan 

2. DOT review of driveway plan obtained 

3. All State and local permits  

4. The provision of a state approved septic design plan or letter of 

verification from a septic designer that the existing system can 

accommodate the proposed change of use.  

Ms. Baldwin seconded. Motion carried 6/0.  

Pleasant Lake Preservation Association 

John Duffy and Ann Scholz were present to present the final project 

presentation of the Watershed Restoration Project. They summarized they 

project for the board with a power point presentation. The complete summary 

can be found on www.pleasantlakenh.org 

WORK SESSION 

CASE: 17-06. Pet Tails Rescue, Maureen Cahill 1172&1174 First New 

Hampshire Turnpike, Map 216 Lot 74. Applicant seeks a change of use from an 
office to a pet rescue and adoption business.  

 
Mr. Burdin stated that applicant seeks to use an existing professional office 
building to house the offices and operations of a non-profit pet rescue. Per the 

http://www.pleasantlakenh.org/
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applicant’s statement of intent, animals will be kept on-site for the purposes of 
a state-mandated 48-hour quarantine before being placed in temporary foster 

homes or permanent adoptive homes. The application identifies a fenced 
enclosure that the applicant has indicated will be used for walking leashed 
dogs, but will not be used as an outdoor kennel or run for multiple unleashed 

dogs.  
 
Consideration of application acceptance:  

The board will need to determine whether the submitted application satisfies 
all criteria of a minor site plan application before accepting the application and 

opening a public hearing.  
 
Use classification: Staff does not agree with the applicant’s assessment that 

they would be subject to different use criteria if classified as a “Kennel” than if 
they were classified as an “Unlisted Use”. Kennels are subject to Section V.C. of 

the Northwood Development Ordinance, which stipulates that “in addition to 
the criteria listed in Sections V(A)(2) and V(B)(1),” the additional criteria of 
Section V.C. also apply. Unlisted Uses are also required to comply with the 

criteria listed in all three sections. The applicant has submitted information 
regarding all three code sections under Section III. “Use of Property – Kennel” 
in their application memorandum. The Board should consider information 

provided in relation to all three sections to determine whether the proposed use 
is acceptable under the Northwood Development Ordinance.  

 
Waivers Requested:  
Application Fee. The applicant has requested that the board waive the $200 

application fee associated with a minor site plan application. This fee is 
separate from fees associated with providing required meeting notice, which the 

applicant has paid.  
 
Section VII – Site Plan Requirements.  

The applicant has requested to waive the entirety of Section VII regarding 
requirements for the content and style of site plans submitted for review. Staff 
does not support waiving the entirety of Section VII – Site Plan Requirements. 

This application met many of the criteria for a minimal impact application, but 
due to proposed changes to the exterior of the site (specifically, the addition of 

a fenced area for walking dogs), this application had to be considered as a 
minor site plan. It is common for applications in this situation to request 
waivers to many of the site plan requirements that may be more appropriate for 

larger or more intensive developments or changes of use, but staff feels 
strongly that waivers should only be granted on a section-by-section basis as 

deemed applicable by the board rather than waiving all potentially relevant 
guidelines for site plan content.  
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Staff suggests that the following set of waivers be considered instead of a 
waiver to Section VII:  

VII(B)(1): 1. (a)to accept the aerial imagery submitted by the applicant as 
Exhibit D, “Aerial Photography of Property”, in lieu of an Existing Conditions 
Plan 2. (b)to accept hand-drawn site plans or revisions to prior site plans 

showing all proposed site features in lieu of plans prepared by a professional 
engineer.  
VII(B)(4): To accept the maps submitted in Exhibit A, “Tax Maps” in lieu of the 

required Location Plan.   
VII (B)(5): To accept the contents of the large site plan (currently untitled), 

Exhibit C, “Proposed Parking and Snow Storage”, and Exhibit E, “Diagram of 
Proposed Fence” as satisfying the required site plan content, with requested 
revisions noted by staff below.  

If the above waivers are used instead of a waiver to Section VII, the following 
revisions to the site plan would be necessary or requested:  

VII (B)(2): Revise the title block of the large site plan (currently untitled) to add 
an official title and include all relevant information under this section. Staff 
would not consider a professional stamp necessary if a waiver is granted to 

accept hand-drawn plans from the applicant; if plans are prepared by the 
applicant or agent, a note indicating this will suffice. The scale of the plan can 
be provided as a bar scale. Include a similar title block on Exhibit A, “Tax 

Maps”, Exhibit C, “Proposed Parking and Snow Storage”, and Exhibit E, 
“Diagram of Proposed Fence.”  

VII (B)(3): Add a bar scale to the plan as mentioned above. For reference, the 
North-South width of the hot top appears to be approximately 50 feet.  
VII (B)(5): Add the names and addresses of abutting property owners to one or 

more plans; Exhibit A, “Tax Maps” is likely the easiest and most appropriate 
option.  

The application mentions that occasional events such as fundraisers or 
veterinary clinics may occur, and that some of these events may involve 
outdoor display of merchandise. Staff requests that the area in which these 

outdoor events will be set up be shown on the site plan to avoid any confusion 
or problems in the future; details of the display (e.g. number or arrangement of 
tables) are not necessary – an outline of the overall area will be sufficient. 

Section IX – Design Standards and Required Improvements. The applicant 
requests a waiver to all sections except Hours of Operation (Section IX-N) and 

Noise (Section IX-P).   
Similar to the waivers discussed above, Staff does not support a single waiver 
to the entirety of Section IX, even with specific exceptions noted.  

Staff is concerned that such an action could be construed as a statement that 
Section IX – Design Standards and Required Improvements, does not apply to 

the applicant, which would be both factually incorrect and inconsistent with 
the board’s common practice. Staff recommends that the board consider a 
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waiver to each requested section independently. This would result in the 
following list of waivers:  

IX (A) General Requirements for All Applications: This section requires 
conformance to “applicable laws, rules, and regulations”, including other 
Northwood ordinances and regulations, state laws and specifications, and any 

additional restrictions the property owner may choose to add to the property. 
The board does not have authority to negate the applicability of these 
regulations by means of a waiver to the Design Standards and Required 

Improvements, and staff strongly recommends that no waiver be granted to this 
section to avoid unnecessary confusion.  

 
 IX (B) Architectural Review: This section contains guidelines for new 
construction for consistency with the character of existing development. Since 

no changes are proposed to the existing structures, most aspects of this section 
are not relevant to this application and would not require a waiver.  

Section IX (B)(4)(e) Fencing appears to be the most relevant aspect of this 
provision, and requires that non-security fences be made of or replicate 
“traditional New England material”.  

 
IX (C) Streets and Access: This section includes provisions for required street 
and access improvements and design standards. Since no changes are 

proposed to the existing street access, board review under this section would 
likely be limited to whether the existing conditions are sufficient to 

accommodate expected traffic from the proposed change of use. Note: driveway 
permits on state highways are the purview of NH DOT District 6 and any 
required application or action by the applicant in relation to this permit cannot 

be waived by this board.  
IX (D) Storm Water Drainage: Major and Minor site plans are required to 

submit plans for storm water disposal facilities and a drainage analysis of 
Storm Water Management Plan prepared by a licensed engineer. Developments 
are also precluded from increasing, modifying, or altering existing patterns of 

off-site drainage, erosion, or sedimentation caused during development of the 
site or as a result of the development itself. In this case, site development is 
limited to construction of a proposed fence.  

IX (E) Water Supply: Major and Minor site plans are required to submit plans 
for water supply for provision of water for consumption and fire protection, to 

be prepared by a licensed engineer. No changes are proposed to the existing 
water supply systems.  
IX (F) Sewerage: Major and Minor site plans are required to submit sanitary 

sewerage disposal facilities designed and stamped by a licensed engineer. 
Minimal impact site plans are typically required to provide written confirmation 

from a licensed septic designer indicating that the existing system can 
accommodate the proposed change in use.  
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IX (G) Non-Municipal Utilities: Major and Minor site plans are responsible for 
all coordination with utility companies to assure that non-municipal utilities 

are installed in accordance with plans approved by the Board. Currently no 
proposed changes to utilities have been indicated as part of this application or 
have been identified as being necessary for the proposed change of use.   

IX (H) Off-Street Parking and Loading. This section outlines requirements for 
the number and design of parking and loading areas provided. The applicant 
has submitted information regarding the frequency of visitors and number of 

vehicles that could be accommodated by the site. If the board considers a 
waiver to be justified, staff recommends that the applicant be held to the 

standards of a minimal impact application, and that the waiver cover sections 
IX(H)(1) through IX(H)(9), which apply to Major and Minor site plans. The 
standards for minimal impact applications state that “all developments shall 

make adequate provisions for off-street parking and loading facilities for use by 
both employees and patrons.”  

IX (I) Signs. This section specifies that signs are intended to identify the use on 
the property upon which they are located and that signs shall conform to 
applicable town ordinances. All existing signs appear to be identified on the site 

plans submitted, and no additional signs have been proposed.  
IX (J) Preservation of Natural and Historic Features. This section requires that 
grading and clearing be minimized to avoid erosion, drainage alteration, or 

removing natural buffers and that any potentially historic or significant natural 
landmarks be identified on plans for review. Because most site features are 

existing, board deliberations would likely be limited to discussion of the 
proposed fenced area if no waiver were granted.  
IX (K) Landscaping. Includes provisions for required landscaping, buffering, 

and maintenance of existing vegetation. Sites along Route 4 are also required to 
provide street trees along road frontage. A waiver to this section may not be 

necessary because this site was originally developed prior to the current site 
regulations, but a waiver to the street tree requirement and a determination by 
the board that other aspects of the existing conditions are sufficiently 

landscaped would make the property conforming. 
IX (L) Special Flood Hazard Areas. The proposed site does not appear to be 
located in a Special Flood Hazard Area, meaning no waiver is required.  

IX (M) Outdoor Lighting. Outdoor lighting should be contained to prevent offsite 
disturbance or safety concerns. The applicant has noted the location of all 

existing outdoor light fixtures in Exhibit E, “Diagram of Proposed Fence”, and 
no changes are proposed to existing lighting conditions.  
IX (O) Lot Coverage. Lot coverage by low permeability surfaces for 

nonresidential properties is limited to 50%. The proposed site plan appears to 
be compliant with this provision, making a waiver unnecessary. 

IX (Q) Sidewalks. This section includes provisions for installation of sidewalks 
along road frontage and from the principal building to the street.  
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Items to be addressed: Driveway access. Due to the site’s location along a state 

highway, driveway permits are the purview of New Hampshire Department of 
Transportation, District 6. Written confirmation from NH DOT District 6 
acknowledging the change in use of the driveway needs to be submitted. 

 
Master Plan Update 

Mr. Kreider stated that he would like to remind the members of the subcommittee that 

the meeting dates are the first and third Tuesday of the month. Mr. Gunter and 

himself were the only attendees to the last meeting.  

CIP Update 

Mr. Gunter has received requests from all departments, the school requests are 

coming soon.  

 Ms. B. Smith made a motion to adjourn at 9:25 PM. Ms. Baldwin seconded. 

Motion carried 6/0. 

 

Respectfully Submitted, 

 

Susan Austin, Land Use Secretary.  

 

 

 


