
Town of Northwood 
Planning Board Meeting 

December 15, 2022 
 

Official as of January 5, 2023                                                                                                                                                 1 
 

Case heard at this meeting: 
Case 22:19: Binette, Blakes Hill Road  

Member Lee Baldwin called the meeting to order at 6:35 PM.  

Present: Selectman Representative Hal Kreider, Members: Lee Baldwin, Betty Smith, 
Judi Anthony, Robert Strobel (Alternate), and Dave Copeland (Alternate).  

Voting Designation: Selectman Representative Hal Kreider, Members: Lee Baldwin, 
Betty Smith, Judi Anthony, Robert Strobel and Dave Copeland.  

Ms. Baldwin made a motion, seconded by Mr. Kreider, to appoint Bob Strobel as 
acting chair for this meeting. Motion carried; 5/0/1. Mr. Strobel abstained.  

Town Staff Present: Planner James Burdin, Land Use Specialist Linda Smith, and 
Land Use Administrative Assistant Lisa Fellows-Weaver.  

Minutes: 

November 17, 2022 

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to approve the minutes of November 17, 2022, as written. 

PUBLIC HEARING 

2023 Proposed Zoning Amendments 

Mr. Burdin gave a brief synopsis of each of the proposed amendments (full proposed 
text included at the end of the minutes): 

Amendment 1 – Non-Conforming Lots 

Amendment 2 – Large Scale Business 

Amendment 3 – Agriculture Soils Overlay District 

Amendment 4 – Conversions of Seasonal Dwellings 

Amendment 5 – Contiguous Road Frontage 

Amendment 6 – Affordable, Cluster, and Workforce Housing 

Amendment 7 – Structure Height 

Amendment 8 – Religious Uses 

Mr. Burdin stated that the proposed amendments were submitted for legal review. 
Comments have been received and were relative to the ballot language and noted as 
follows:   

Amendment 6 – relative to table of uses 

Amendment 8 – relative to adding list of all applicable provisions 

Mr. Strobel opened the public hearing at 6:50 p.m.   

Scott Frankiewicz, property owner in Northwood, referred to Amendment 2 and asked 
if the Board had considered or would consider changing the setbacks for commercial 
uses with different abutting properties. He also asked about workforce housing relative 
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to density and stated that the proposal is increasing the density; however, it is 
increased only by acreage.  

Mr. Burdin explained that the workforce housing provisions would be either you can 
come in with any other housing proposal that meets the zoning and state it is 
designated as workforce housing or take the current provisions for elderly housing and 
use that pattern for either age restricted elderly housing or workforce housing. 
Currently the density permitted by the development pattern is four units per acre 
where the general district standard residential density is ½ a unit per acre. This 
proposal is opening the use up and is proposing to lower the density bonus for that 
paradigm from 4 units per acre to two units per acre; it will not be quite as dense as 
currently permitted.  

Additional discussion was held regarding Mr. Frankiewicz’s comments regarding 
Amendment 2 for the setbacks. Mr. Strobel stated that the setbacks now are based on 
the size of the business. Mr. Burdin stated that setbacks are size based. Mr. 
Frankiewicz stated that it really does not make sense to have such a large buffer for 
commercial to commercial; it is a lot of land.     

With no further comments, Mr. Strobel closed the public hearing for the Zoning 
Amendments at 6:56 p.m.  

Discussion was held regarding scheduling another public hearing; it was previously 
suggested for January 5, 2023.  

Master Plan Presentation 

Tom Morgan and Liz Durfee were present to give a presentation on the progress of the 
update to the Master Plan.   

Mr. Morgan stated that they have been retained by the Town to update the overdue 
2004 Master Plan. They were hired to update two chapters, Vision and Land Use. Mr. 
Morgan gave an overview of the packet provided and reviewed the avenues used to 
obtain the information through a survey, mailings, presentations, and a project 
website.  

Mr. Morgan reviewed the proposed Vision Chapter, and stated that it was approved by 
subcommittee; however, a master plan belongs to the Planning Board who has the 
final say.  

Mr. Kreider stated that the subcommittee agreed to move forward with the Vision 
Chapter and is hopeful the Planning Board would also agree and approve to move 
forward; the plan is to have this available at deliberative session February 4. 

Mr. Morgan referenced RSA 674:1 relative to the process of the planning board and 
adoption of maser plans. He stated that an approval requires a public hearing. He and 
Ms. Durfee would like to have a draft document agreed to by the Board and move 
forward with scheduling a public hearing. 

General discussion ensued as the Board reviewed the Vision Chapter and the 
proposed six guiding principles. Suggestions were made relative to separating historic 
character and historic resources. Also mentioned was preservation of natural 
resources relative to recreation as well as developments and the impacts to natural 
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resources. Discussion was also held relative achieving a balance of the needs of the 
community.  

Mr. Kreider stated that the Board needs to remember that the Master Plan is based on 
public comment and community input, which included the six main components. 

Mr. Morgan stated that they would continue to work on the concept based on the 
Board’s comments.  

The Land Use Chapter was presented by Ms. Durfee. In her overview she stated that 
this is a required chapter in addition to the Vision Chapter. She noted what the 
chapter covers and focused some time on the information shown on the Snapshot 
page specific to the types of land in Northwood as well as square miles and acreage.   

General discussion ensued. It was suggested that the maps be looked at relative to 
sizes and colors.  

Mr. Kreider expressed concern with timing. It was agreed that any additional feedback 
from members, should be provided to Ms. L. Smith as soon as possible.  

Mr. Morgan indicated that they could be ready to move forward for January 5, 2023. 

Mr. Kreider gave an overview of the proposed warrant article for $30,000 for additional 
chapters of the Master Plan with the potential of an additional $15,000 from a grant.  
He encouraged people to support the article as it is also important to keep moving 
forward and focus on completing the Master Plan. 

Mr. Burdin gave an update on the grant progress and reviewed the scope. He added 
that there could be additional funding, in addition to the $15,000. Discussion ensued 
as to the structure and future development of the Master Plan if additional funding is 
received.  

Mr. Kreider suggested the proposed warrant article be amended. Ms. Smith stated that 
the article could be amended at the deliberative session if additional funding has been 
received.   

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to approve the draft Master Plan, as presented, with minor 
edits as discussed, and to forward with the draft, and set the public hearing for 
January 5, 2023, for the Land Use and Vision chapters.  

Mr. Strobel called for a recess at 8:17 p.m. Session resumed at 8:25 p.m. 

NEW CASE: 

Case 22-19: Glenn & Shirley Brackett, Justin & Rebecca Binette, and Alan Wilkinson 
& Margaret McGoldrick, Blakes Hill Road, Tax Map 224, Lots 7, 8-1, and 8-1-1.  

Applicant wishes to amend the previously approved subdivision to relocate the 
driveway for lot 8-1 from the shared driveway location approved with property of Glenn 
Brackett in 2021 to the new location on the frontage of lot 7.  

Scott Frankiewicz of NH Land Consultants represented the application along with Ted 
Wilkinson. 

Mr. Frankiewicz provided an overview of the proposal. He explained that this is an 
amendment to a two-lot subdivision previously approved on April 8, 2021. An 
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alternative proposal was denied in August. The proposal now is to relocate the 
driveway for Lot 8-1 and eliminate the common driveway and easement. Lot 8-1 will 
now be accessed by the driveway across Lot 7, currently existing to Blakes Hill Road; 
owned by Alan Wilkinson and Margaret McGoldrick. No other changes are proposed.  

Revised plans were distributed, which now includes sight distances. Mr. Frankiewicz 
stated that there is plenty of sight distance; it is over 200 feet.  

On a motion made by Ms. B. Smith, and seconded by Mr. Copeland, the Board 
voted unanimously to determine the application complete and open the public 
hearing. 

On a motion made by Ms. B. Smith, and seconded by Ms. Baldwin, the board 
voted unanimously to determine there is no Development of Regional Impact for 
this project.  

A discussion was held regarding the sight distance with the driveway and road.  Mr. 
Frankiewicz stated that the proposed driveway is where the Wilkinson’s driveway 
exists. He explained that there is 250 feet of sight distance and is parallel to Blakes 
Hill Road. There is currently a temporary driveway on the Binette lot, which will be 
removed. Discussion ensued as to the angle of the driveway at the road. Mr. 
Frankiewicz stated that there will be enough room to square off and straighten out a 
vehicle allowing visibility both ways. Mr. Wilkinson provided pictures of the driveway. 
Discussion continued on the easement location and the fact that the easement is all 
the way down the road, and behind the barn. 

Ms. L. Smith stated that over the years shared driveways have been problematic. She 
expressed concern with the fact that language for easements must be clearly written 
so there is no question from the property owners relative to maintenance and/or 
construction. The area encompasses right to the barn. She suggested that the 
easement be reviewed by legal. She recommended that members do a site walk to 
better understand the dynamics of what is on the site. She noted that emergency 
vehicles could address any issues from the road.  

Mr. Wilkinson stated that the area cannot be paved as it would be a structure. He 
added that there have been major trucks down the driveway. He welcomed members to 
drive in and view the area at their convenience. 

Mr. Burdin noted that the easement does include language regarding maintenance 
and no construction allowed.  

Ms. B. Smith stated that a site walk has been done for a prior application.  

Mr. Kreider agreed with the need for legal review. He noted that the sight distance has 
been assured that it is sufficient; the plan does show 250 feet for both ways.   

Mr. Copeland stated that he does not feel that another site walk is necessary as the 
sight distance is clearly noted on the plan.   

Mr. Kreider asked about the temporary driveway, and if will be removed. Mr. 
Wilkinson replied that it has already been removed. 

Ms. B. Smith expressed concern with the easement location and language, specifically 
the fact that the barn and house are included in the easement. She added that she 
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would support the easement, pending legal review and the fact that Mr. Wilkinson is 
okay with the easement.  

Mr. Burdin stated he mirrors the easement language concern; it gives the owner or 
successor on Lot 8-1 the ability to do repairs and there would not be a limit. The legal 
review may or may not identify concerns that both parties may wish to consider. He 
stated that the easement is a binding agreement on the successors. The town’s 
interest is because we need the easement for Lot 8-1 to be buildable.  

Mr. Burdin stated that the two waivers were previously approved as part of the 
previous application 21-6, Sections 3.03(B)(1) for shared driveways and 4.10(B)(1)(b) 
for topo for the entire parcel. He stated that the Applicant submitted a waiver request   

for Section 3.03(B)(1) for the proposed driveway location on Lot 7. He recommended 
the Board do a new motion to grant the waiver as the approval of the waiver to lot 8-1-
1 does not automatically entitle the applicant to an approval for lot 7.   

On a motion made by Mr. Kreider, and seconded by Ms. B. Smith, the board 
voted unanimously to grant the waiver to Section 3.03(B)(1).   

Mr. Frankiewicz submitted a waiver request for Section 4.10(B)(1)(b).  

Mr. Burdin stated that this waiver should also be re-approved as this is a new 
application and relates to this information. He added that the plan clearly delineates 
the bounds of the topographical survey. He noted that a boundary line adjustment 
was previously completed with a prior application and a survey was completed. He 
stated that not all the property was surveyed on the lot; however, it should not be an 
issue.  

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to grant the waiver to Section 4.10(B)(1)(b).   

On a motion made by Mr. Kreider, and seconded by Ms. B. Smith, the board 
voted unanimously to send the easement to legal review at the applicant’s 
expense. 

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to continue Case 22-19 to January 26, 2023.  

INTERNAL BUSINESS  
Case 21-17: David Pelletier Construction Inc.  

On a motion made by Mr. Kreider, and seconded by Mr. Strobel, the board voted 
unanimously for Ms. Baldwin to sign plans tonight in the absence of the chair 
and vice chair.  

ZONING AMENDMENTS  
Article 2 
A discussion was held regarding Mr. Frankiewicz’s comments regarding changing 
setbacks for commercial-to-commercial properties. Mr. Copeland felt that it was a 
reasonable request.  

Members agreed with the overall concept; however, timing was a concern. It was 
agreed that this matter would be revisited for next year.  
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Article 6 

A discussion was held regarding council’s recommendation to make elderly housing a 
general permitted use not included as a permitted use in column 1. General 
consensus was to make the change.  

Article 8 

A discussion was held regarding council’s recommendation to include the list provided 
in the statute for applicable provisions. Members concurred.  

Mr. Burdin stated he would make the edits and will submit for posting requirements 
for a second public hearing.   

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to post the amendments discussed to the 2023 Zoning 
Amendments for the second public hearing for January 5.  

ADJOURNMENT 

On a motion made by Ms. B. Smith, and seconded by Mr. Kreider, the board 
voted unanimously to adjourn at 9:29 p.m.  

A TRUE RECORD ATTEST:  

Lisa Fellows-Weaver, 

 
Land Use Administrative Assistant  
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