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Vice Chair Lee Baldwin called the meeting to order at 6:35 p.m.  
  
PRESENT: Chair Bob Strobel, Hal Kreider, Justin Mikolyski and Vice-Chair Lee 

Baldwin, Betty Smith and Selectmen’s Representative Rick Wolf  

 
TOWN STAFF PRESENT: Board Administrator Linda Smith, Land Use Secretary 
Susan Austin, and Town Planner James Burdin 
 
VOTING DESIGNATION Hal Kreider, Justin Mikolyski and Vice-Chair Lee Baldwin, 
Betty Smith and Selectmen’s Representative Rick Wolf 
 

Minutes 
September 14, 2017  
 
Mr. Kreider made a motion to continue the minutes of August 24, 2017. Ms. 

Baldwin seconded. Vote 5/0 

Continued Case: 

CASE 17-09: J&M Plunkett Real Estate/Cooper Hill Property Rentals, LLC. 
261 First NH Turnpike. Map 231/78 & 79 Applicant seeks re-configuration 
of parking, driveways and stormwater management for existing multi-

family property and restaurant.  
 

Daniel O’Lone Project manager from Berry Surveying was present to speak 
about the application. Mr. O’Lone stated that they had made revisions based 
on the comments from the board. One of the biggest issues that the board was 

concerned with was traffic control on the exit only Brady Lane. He referenced 
sheet 6 on the plan set. They added a double yellow line to the end of the 

building, and arrows to show entry and exit. Mr. Kreider asked about signage. 
Mr. O’Lone stated that they have a stop sign shown on the plan. Mr. O’Lone 
referenced page 6, stating that it was discussed whether or not the existing 

apartment building to the south, would interfere with drainage coming out of 
the rain garden and the DOT culvert, so they moved that detail down and now 
it is shown that the building is actually higher in elevation and won’t interfere 

with the drainage of those two devices. The majority of the notes are 
misspellings, and those have been taken care of. There was a question about 

adding a light on the existing building, and they have added a residential lamp 
to the side of the building. There is an emergency exit right there where they 
added it that is only accessible to employees from the outside. They provided 

comments back to CMA, which has been provided to the board. Although they 
have not heard back from them, he stated that they felt that they would get an 

all clear from them based on their comment and the letter they sent back to 
them. Mr. McCaffrey stated that he was wondering what would be discouraging 
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people from entering on Brady Lane, especially if the actual entrance was 
congested? He stated that he was wondering in part if signage would 

discourage people from entering there. He stated that it tends to get very 
congested in that part of Route 4, especially if there are deliveries being made 
or even just from the traffic that is going to the businesses across the street. It 

seems that it’s very important to really resolve in the long term. The board had 
an application come before them across the street, and the traffic part of it was 
a major concern, and ultimately the applicant backed off. Mr. Kreider stated 

that they could possibly put a sign on Brady Lane stating “private lane, 
residents only” Mr. McCaffrey stated that one of the other things he’s noticed is 

that people going westbound they want to turn in, and right now when that 
happens, there’s hardly any way to pass. It’s not resolvable by Coopers. There 
is no passing lane, no wide shoulder in this area. Yet, there is room for one, 

possibly on the other side. Ms. Baldwin stated that it has a low shoulder on the 
other side. Selectmen Wolf stated that it was six inches shorter on the other 

side, if anyone tries to pass on that side you’ll drive off the road. Mr. McCaffrey 
stated that if it was made a more serviceable area, it would reduce the 
possibilities of accidents. He stated that if there was a reasonable way for 

people to get around there, that would be better. Mr. O’Lone stated that 
according to the traffic study, most of the traffic is coming from the east. The 
peak hours for the restaurant and where the restaurant and the road cross are 

4-6 PM. So those are the hours that were analyzed as far as traffic and the 
following numbers; The eastbound lane volume was 471 trips and the 

westbound lane 570 during those two hours. Left turns into the site during 
those two hours was 17 cars. Right turns were 1. So almost no one was coming 
from the west into the site. Left turn out of the site during that time was 3 

turns and right turns were 23. Mr. McCaffrey stated that within the same time 
frame, he was watching and he saw two people turn from the west. But there 

are going to be variations per day. He stated that he didn’t see that as the 
overall issue, but if there is a substantial flow of commuters leaving Concord, 
let’s say, usually they are travelling through, so now the westbound lane has to 

cross the eastbound traffic. So as time goes on, the restaurant will get busier 
and that means more traffic. Selectmen Wolf stated that adding more parking 
spaces means more people are going to be coming in. Mr. O’Lone stated that 

there are charts in the back of the traffic study that show that in the current 
condition based on these numbers and the DOT charts and the formula they 

have, no turn lanes are warranted. He understands what their opinion are, but 
DOT says otherwise. In the proposed condition, there is still no right turn lane 
into the site warranted, so if you are coming from the west, making a right into 

the restaurant, the DOT numbers still say no turn lane. They barely make the 
mark to require a left turn lane. Mr. McCaffrey stated that he wasn’t suggesting 

a turning lane because that would mean a third center lane and that would 
create an engineering problem. Mr. Burdin stated that when you’re thinking 
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about roadway and any sort of infrastructure improvement, you have to think 
about what is going to be impacted due to the site itself as opposed to what 

might be problematic based upon larger trends. In terms of any exactions 
related to this site itself, that would be the purview of the Department of 
Transportation in conjunction with the driveway. The information that Berry 

Surveying has presented is that based upon the models that they have used to 
determine what could reasonably expected to be an improvement that could be 
required due to the increased traffic of the site. The only possible improvement 

would be a left turn lane to allow westbound traffic to turn left into the site. 
The model showed that it could be warranted. The next step of that 

conversation would be, is that practical and feasible to put that on the 
applicant themselves in this case. That is a conversation that as I understand 
it that we have the ability to weigh in on, if we chose to take a position on that 

and submit that feedback to DOT in their consideration, but that is not a 
determination that the town has the ability to enforce. Something like 

improvements to the shoulder or improvements to an identified passing lane in 
this area an unusual way to handle the site-specific impacts where if they are 
thinking about a accommodating people turning into the site, the usual way to 

handle that be a left turn lane, rather than improving the shoulder. So, if they 
are looking at shoulder improvement, or anything of the sort, that’s in the 
bigger picture of route 4 design and that is beyond the conversation that they 

are having in relation to the site and driveway permit. Mr. Burdin stated that if 
for some reason the DOT did require a left turn lane, and in order to install it, 

the applicant were required to donate a portion of their property for the 
addition of the right of way, if that right of way addition significantly altered the 
site plan that they are proposing and theoretically the board will be approving, 

if it altered that site plan then they would be required to come back and get 
additional site plan approval as it would look under those conditions. He stated 

that in terms of offsite transportation infrastructure, the conversation is likely 
to focus on whether that left turn lane is going to be warranted. The 
information is showing that a left turn lane into the site westbound is 

warranted according to the numbers. If this board feels stronger that it should 
be required, then that’s something that would be in the boards purview to be 
recommended to the DOT. But it’s something that ultimately will be up to DOT 

to decide. Selectmen Wolf stated that he did his own traffic study after they 
were given the information. He stated that he sat there and saw that when 

people are turning left, when a few cars get jammed up there, if people can’t get 
by on the right, he noticed they are going through Northwood Garage’s 
driveway and then out in the road to get around people that are stopped in the 

road waiting to make a left turn. When Jimmy Grant finds that out, he’s not 
going to be happy. They shouldn’t be doing it, but how can you stop them. He 

stated that he sat there for an hour and a half and there is chaos there. A lot of 
people that turn in there, they pull right over to the white line and they block 
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the lane. Then people get off into the dirt, some are up two wheels on the bank. 
If you look at the bank in front of Northwood Garage, it’s starting to erode away 

because people get impatient. He stated that he sees it as a problem. What the 
fix is, he’s not exactly sure, but now is the time to do it, because once it’s done 
and we approve it, we’ve got nothing to go back on. Mr. Burdin asked Mr. 

O’Lone if to his knowledge, has the state indicated that they would be likely to 
require that? Mr. O’Lone stated that they had a meeting with them the next 
week to discuss what would be required or necessary in this case. He stated 

that they did meet them onsite and the two engineers looking at it said it would 
be tight to get another lane in there, but that was off the record and until you 

make an application what they tell you is not official. So, the application is in 
and they have a meeting scheduled. Mr. Burdin stated that one thing the board 
might be wise to consider would be to as part of the study would be circulation 

on site in terms of stacking with access in that drive point in relation to the 
location of the handicap spaces and the location of the parking spaces. Has 

there been and consideration about how that will function in terms of 
possibility for stacking back out on to Route 4. Mr. O’Lone stated that he 
wasn’t sure, he’d have to ask Mr. Berry. Mr. Kreider asked if the state will 

review where the handicap parking is and do the take into consideration 
stacking? Selectmen Wolf stated that it was the Planning Board’s issue to 
address. Mr. Mikolyski asked about the handicap spot that was closest to the 

road, what is recommended for that spot? It looks like the cars will be backing 
into quite a jam with cars backing out and pulling in. Selectman Wolf stated 

that the spot was in a right of way. Mr. O’Lone stated that it was not in the 
right of way, and it’s shown on the plan. He stated that if it was problem they 
could relocate it. Mr. Kreider asked what the requirements were for handicap 

parking in terms of relative to the entrance. Mr. Burdin stated that there wasn’t 
a requirement in terms of the entrance to parking, it needed to be located as 

closely and feasible to the main entrance. Mr. Krieder stated that maybe they 
could move the spot, and therefore opening up the area right in the entrance. 
Mr. Burdin stated that the board could choose to direct comments to the DOT 

requesting a left turn lane or shoulder improvements, He suggested that they 
discuss a letter to DOT as a separate item. He stated that as far as offsite 
exactions on Route 4 are as far as this board is able to go.  

 
Ms. B. Smith left at 7:41 PM.  
 
Voting designation: Selectmen’s Representative Rick Wolf, Hal Kreider, 
Vice Chair Lee Baldwin, Justin Mikolyski, and Joe McCaffrey.  

 
Mr. Burdin stated that this would be the last time this board could meet on 

this case without extending. So, he would strongly recommend either identify 
very specific issues that they want the applicant to address and ask the 
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applicant if they would be willing to extend for another meeting to address 
those, or that they start talking about conditions of approval. The clock will run 

out between tonight or the next meeting, and the next extension would have to 
be approved by the Selectmen. There isn’t enough time for that based on the 
meeting schedule.  Realistically they need to make a decision tonight. Mr. 

Kreider stated that he felt the traffic was the thing they were most concerned 
about, but the other issues have been addressed.  Mr. Burdin stated that he 
could discuss conditions of approval that staff thinks would be consistent with 

application that were similar and the board can discuss.  
 

Mr. Burdin listed the potential conditions of approval: 
 
1. The applicant will provide security for site work including parking lot and 

storm water improvements in an amount agreed upon by the applicant and 
Town engineers. 

2. The applicant will provide escrow payments sufficient to cover the costs of 
required construction inspections. 

3. All construction on the project will be complete within four years of approval 

of this site plan. 
4. The applicant will acquire and provide copies of all necessary federal, state, 

and local permits to the town. 

5. Amend note 23 on sheet 5 to reference the Zoning Board of Adjustment case 
number and date of decision and identify the sections of code varied. 

6. Show the location of a sign in the vicinity of Brady Lane deterring general 
access 

7. Remove the two ADA parking spaces adjacent to the site entrance and 

replace them with additional landscaping. Convert two parking spaces in 
the row immediately adjacent to the south end of the building to ADA 

parking spaces and adjust the width of that row as necessary.  
 
Mr. McCaffrey made a motion to approve CASE 17-09: J&M Plunkett Real 

Estate/Cooper Hill Property Rentals, LLC. 261 First NH Turnpike with 
conditions as listed and read by Mr. Burdin.  
 
Chair Strobel joined the meeting at 8:01PM.  
 

Voting designation: Chair Bob Strobel, Selectmen’s Representative Rick 
Wolf, Hal Kreider, Vice Chair Lee Baldwin, Justin Mikolyski, and Joe 
McCaffrey.  

 
 

Mr. Kreider seconded. Motion carried 5/0/1 Bob Strobel abstained.  
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CASE: 17-10: Elias Ververidis, 188 First NH Turnpike, Northwood. Map 

230/16 and Map 235/1. Applicant seeks to amend a condition of previously 
approved site plan to allow for changes to the physical appearance of the 
restaurant. 

 
Mr. Burdin stated that he recommended to the board at the last meeting that 
they consider this as a minimal impact. He stated that if the board would like 

he could read the requirements for a minimal impact application and then the 
board could have the discussion about if this qualifies as a minimal impact. 

The requirements for a minimal impact are as follows: 
Change of use or intensification in use of a building that does not involve any 
expansion of the building or any improvements to the exterior site shall be 

considered a minimal impact if the planning board determines on the record 
that the change meets all of the following criteria:  

 
1. It will not have any adverse impacts beyond the boundaries of the site. 
2. It will not result in increased parking requirements that cannot be 

satisfied by the present site.  
3. It will not result in any increased nuisance to the neighborhood or 

abutters 

4. It will not result in increased traffic hazards either on sit or offsite. 
5. It will not result in additional drainage beyond the site or adversely affect 

water resources 
6. It will not increase the sanitary waste loading of the site beyond which 

already exists 

7. The present onsite solid waste system can handle any increase in solid 
waste 

8. The present parking circulation and loading layout is adequate to 
accommodate the change 

9. The change or intensification of use can be adequately protected with 

existing firefighting resources 
10. The present and proposed use of the site is otherwise lawful 
11. It will not impact the traditional New Hampshire architectural character 

or differ significantly from buildings in the area. 
12. The type of business or activity will not adversely alter the character of 

the neighborhood, village or town 
13. It doesn’t not meet the requirements for a major or minor site plan 
14. It has approved site plan on file or sufficient information has been filed to 

make such determination.  
 

Mr. Burdin stated that his recommendation was that by enclosing the porch is 
intensifying the use, but it does not count as an expansion of building or 
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expansion of this use, and therefore it fits the criteria as a minimal impact. Ms. 
Smith asked if there would be any additional seat or any use as far as the 

restaurant on that porch? Or did it just go from an open porch or an enclose 
porch? Ms. Ververidis stated that no additional seating would be added.  
 

Mr. McCaffrey made a motion to accept the application as complete as a 
minimal impact application. Selectman Wolf seconded. Motion carried 
6/0.  

 
Vice Chair Baldwin stated that the case was now open.  

 
Ms. Ververidis stated that she was seeking to amend a site plan so she could 
enclose the porch, which was actually already done. They had a fire at the 

restaurant a few years ago when it was Ma’s and Mine. She stated that she 
would like to say on record that The Northwood Fire Department was 

outstanding in putting that fire out before the building was completely 
destroyed.  They only lost the front of the building, which was more than 50% 
glass from the 1800’s, in some ways it’s good because it was not safe glass, in 

other ways it was sad because the building was very much the same as it was 
when it was built. After the fire, they were having trouble keeping people off the 
porch and out of the building, so initially they had closed the porch to prevent 

people from coming in, but eventually it became clear that they would not be 
able to put it back the way that it was. They did speak to the building 

inspector, and he told them to leave it closed and to come and get permission, 
even though it’s already been done. They are still trying to maintain the 
character of the building.  

 
Vice Chair Baldwin Read the abutters list: 

 
Linda Wright   194 First NH Turnpike Northwood 
Corrinne Divirgilio  8 Green Street  Northwood 

Scott Martin  28 Green Street  Northwood 
Bruce Hodgdon  7 Pineview Drive  Northwood 
Hannaford Bros  PO Box 1000  Portland 

Harding Metals  PO Box 418   Northwood 
Irving Oils Limited  PO Box 868   Calais 

Elias Ververdis  188 1st NH Turnpike Northwood 
 
Vice Chair Baldwin opened the public comment. Vice Chair Closed the public 

comment.  
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Chair Strobel made a motion to approve CASE: 17-10: Elias Ververidis, 
188 First NH Turnpike as discussed. Selectmen Wolf seconded. Motion 

carried 6/0.   
674:41 
CASE 17-18: Mark and Kelli Wentzell, Map 116 Lot 36, 7 Fiore Road. 

Ms. L. Smith distributed maps, and suggested to the board that they discuss 
this at the next meeting after they had a chance to look at the property and the 
road.  

 
Update from Subcommittees 

CIP 
Chair Strobel stated that plan is almost complete, he received items from the 
school and he needs to add them in. He stated that what he would like to do 

now is to ask permission for a member to present to the Board of Selectmen on 
the status.  

 
Mr. McCaffrey made a motion for Chair Strobel present the status of the 
CIP to the Board of Selectmen and the Bidget Comittee. Mr. Kreider 

seconded. Motion carried 5/0/1 Chair Strobel abstained.  
 
Chair Strobel stated that he would like to add the CIP information to the 

October 12 Planning Board agenda.  
 

Master Plan 
Mr. Kreider stated that the subcommittee didn’t meet.  
 

Staff items 
Planner  
Mr. Burdin stated that if the board would like to commission a letter to DOT, 
the points that he has are; concerns over turning access to the site, and that 
they would strongly recommend the DOT require a left turn lane, or some sort 

of shoulder improvements to facilitate passing on that stretch of Route 4. Chair 
Strobel stated that he’d like to recommend that Northwood start defining the 
downtown or commercial zone or high traffic density as from the western end of 

Green Street to Davlyn Drive. The reason being, one of the things that DOT 
takes into consideration when they are looking at changes on state routes, is 

the town’s master plan. He stated that it was his intention to include the safety 
data and that recommendation in the master plan. If DOT looks at the master 
plan and sees that Northwood would like either a traffic study or a center turn 

lane, but also dropping the speed limit, that might give them the suggestion for 
this site. Even though the process is backwards, that they have the application 

before the master plan done, they might be able to say that they are intending 
to draft this into the transportation portion of the master plan. Mr. Burdin 
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stated that rather than saying that they are recommending center turn lanes, 
but they could say that this is at the center of the ongoing master planning 

activities addressing these issues of site access along Route 4. Mr. Burdin 
stated that there will not likely be a future approach to business owners from 
the DOT, if there is something required of Cooper Hill, it will be a site-specific 

exaction for a left turn lane to this site alone with their permit. Mr. Burdin 
stated that his understanding of what the board wants is to draft a letter to 
DOT about concerns over site access related to this application.  

 
Mr. McCaffrey made a motion to draft a letter to DOT about site access 

related to this application. Mr. Kreider seconded. Motion carried 6/0. 
  
 

Land Use Administrator 
Ms. L. Smith stated that the Board of Selectmen said no to the new laptops 

because they have a replacement plan in place.  
 
Ms. L. Smith stated that Strafford Regional Planning Commission had 

presented a new mapping program that they were hosting that would include 
tax cards online called Map Geo. Ms. L. Smith stated that it would be more cost 
effective for Northwood to use compared to other services.  The Map Geo site 

would only cost the town $1000 a year, and they could be online as early as 
November 1.   

 
Mr. Kreider made a motion to expend the money for Map Geo to SRPC. 
Mr. McCaffrey seconded. Motion carried 6/0. 

 
Ms. Smith stated that they needed to look at the November and December 

meeting schedule and decide what days they were going to change to because 
of the holidays. The board chose to reschedule the meeting on November 23 to 
the 16th, and reschedule the December 28th meeting to the 21st. The Board 

agreed to the provision that one meeting be cancelled if not needed.  
 
Mr. Krieder made a motion to adjourn at 9:33. Mr. Baldwin seconded. Motion 
carried 6/0.  
Respectfully Submitted,  

 

 

Susan Austin, Land Use Secretary.  


