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Cases heard during this meeting: 
CASE 18-13 and 19-20 Millstone Realty Trust & Ledgewood Realty Trust 
CASE 19-6:  Joseph Carter/Fatherland Family Trust 
Case 19-12 Michael Sullivan (Aroma Joes) 
Case: 21-4 Chestnut and Cape, INC. Subdivision and Site plan  
CASE: 21-5:278 &239 Blakes Hill Road, Glen and Shirley Brackett BLA 
Case 21-6: Glenn and Shirley Brackett-Subdivision 
 

Chair Strobel called the meeting to order at 7:00 PM.  
 

Chair Strobel stated: As Chair of the Northwood Planning Board, I find that due 
to the State of Emergency declared by the Governor as a result of the COVID-
19 pandemic and in accordance with the Governor’s Emergency Order #12 

pursuant to Executive Order 2020-04, this public body is authorized to meet 
electronically. 

 
PRESENT: Chair Bob Strobel, Selectmen’s Representative Hal Kreider, Betty 
Smith, Lee Baldwin, Joe McCaffrey and Tim Jandebeur.  (All members 

participated electronically) 
 
TOWN STAFF PRESENT: Linda Smith and Susan Austin, Land Use 

Department. James Burdin, Town Planner.  
 

VOTING DESIGNATION: Chair Bob Strobel, Selectmen’s Representative Hal 
Kreider, Betty Smith, Lee Baldwin, Joe McCaffrey and Tim Jandebeur.  
 

Minutes 
Ms. B. Smith made a motion to approve the minutes of March 11, 2021, 

as amended. Selectman Kreider seconded. Motion carried by roll call vote 
6/0.  
 

CONTINUED CASES 
 
CASE 18-13 and 19-20 

Millstone Realty Trust & Ledgewood Realty Trust 1070 First NH Turnpike 
Map 211 Lots 2,14,15,16,17 and Map 217 Lots 34,35,37 Applicant seeks a 

Minor Site Plan Review and is proposing an expansion of and existing gravel 
pit/quarry.  
Millstone Realty Trust & Ledgewood Realty Trust 1070 First NH Turnpike 

Map 211 Lots 2,14,15,16,17 and Map 217 Lots 34,35,37. Applicant seeks an 
Excavation Permit.  
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Ms. L. Smith stated that she heard from Mr. Holden, and that the applicant 
intends to continue. Mr. Burdin stated that he sent two documents out related 

to this case. One of them is a staff report that has the normal heading, but is 
entirely devoted to a set of proposed conditions of approval, structured as he 
would propose them to appear in the Notice of Decision. The other document is 

a few track changes of language that currently exists in the planet itself. The 
vast majority of the track change language is the language that appears on 
sheet 2A that is labeled “Conditions of Approval”.  

 
Ms. B. Smith made a motion to continue Cases 18-13 and 19-20 until 

April 8, 2021. Selectman Kreider seconded. Motion carried by roll call 
vote 6/0.  
 

CASE 19-6:  
Joseph Carter/Fatherland Family Trust. First NH Turnpike and Harmony 

Hill Road. Map 222 Lot 54. Applicant proposes a minor site plan review to build 
a miniature golf course and refreshment service.   
 

Mr. Burdin stated that a series of communications between Mr. Burdin and 
Mr. Carter has been forwarded to the Board to give the Board the thread of the 
conversations that have been happening related to this case. Because Mr. 

Carter is not present tonight, Mr. Burdin would not like to go into much detail 
about what Mr. Carter’s proposal is. He will say that the last that he has heard 

from Mr. Carter is that he was hoping to phase his approval in some fashion, 
and come back for a second phase to finish up the approval n the site. Mr. 
Burdin hasn’t seen enough information yet to be comfortable with the details of 

how he is proposing it, and he is not convinced that he is comfortable with that 
mechanism at all. But he would prefer to discuss those details with Mr. Carter 

and see if they can find an appropriate way to proceed. NHDOT has issued Mr. 
Carter a driveway permit for this project, and that has been forwarded to the 
Board as well. Mr. Appleton (NH DOT District 6) did request that the Board pay 

particular attention to the conditions that they have imposed on the permit, 
specifically, there is a drainage easement on the site and it sounds like the final 
conversation between Mr. Carter and NH DOT was that there would be no 

permanent structure pf any importance on top of the easement aera. The Board 
should make sure that easement area is both depicted and not built upon in a 

final site plan approval. Other than that, the Board just needs to figure out 
next steps with Mr. Carter.  
 

Ms. B. Smith made a motion to continue Case 19-6 until April 8, 2021. 
Selectman Kreider seconded. Motion carried by roll call vote 6/0 
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Case 19-12 Michael Sullivan (Aroma Joes) 8 Bow Lake Road Map 222 Lot 61. 
Applicant is proposing to build a drive thru and walk-up coffee shop on a lot 

that has an existing seasonal green house and single-family home that will 
have an office. 
 
Ms. Baldwin recused herself.  
 
VOTING DESIGNATION: Chair Bob Strobel, Selectmen’s Representative Hal 

Kreider, Betty Smith, Joe McCaffrey and Tim Jandebeur.  
 

Michael Sullivan was present.  Mr. Sullivan stated that he has received 
comment from NHDOT, which has been forwarded to the Board. Mr. Sullivan 
stated that he would like a continuance until the next meeting, when he feels 

that they will be a little further along.  
 

Ms. B. Smith made a motion to continue Case 19-12 until April 22, 2021. 
Mr. Jandebeur seconded. Motion carried by roll call vote 5/0  
 

NEW CASES 
Case: 21-4 Site (sub and site): Chestnut and Cape, INC. Olde Canterbury 
Road Map 110 Lot 29. Applicant proposes a Major Site Plan to build a 21-unit 

elderly home development on the existing undeveloped lot.  
 

Ms. Baldwin returned to the table  
 
VOTING DESIGNATION: Chair Bob Strobel, Selectmen’s Representative Hal 

Kreider, Betty Smith, Lee Baldwin, Joe McCaffrey and Tim Jandebeur.   
 

Ms. B. Smith made a motion to find these applications as complete. 
Selectman Kreider seconded. Motion carried by roll call vote 6/0.  
 

Chair Strobel read the abutters list. The abutters present were as follows:  
 
Gordon Rankin, Northwood 

Mike Magoon, Northwood 
Jeff Feldhouse, Northwood 

Ralph Blacky, Northwood 
Megan Alexander, Northwood 
Sally Asletine, Northwood 

Martine Canfield, Northwood 
 

Geoff Aleva and Curtis Naleid were present to discuss the case. Mr. Aleva 
stated that he would start with the site plan. He stated that what they are 
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proposing is what they had in their initial meeting with the concept review last 
year. They are proposing to develop the lot where they would create 21 elderly 

housing, they would be two-bedroom duplexes. They have the road that would 
be coming in as a lop road, to be able to have access into the property to create 
the drives around the area. They have provided a base plan that they have 

used to start with the concept of design. They have conducted additional test 
pits on the area, and have met with representatives from NHDES Alteration of 
Terrain to discuss the project’s impact on storm water drainage. They have 

some items that are missing from the application package, such as a lighting 
plan. Right now, they do not anticipate doing any sort of site lighting, just 

having a conventional front door light and garage light. They are working on a 
landscaping plan where they have items that meet the ordinance requirements, 
but they want to also listen to abutter’s comments and concerns. He shared his 

screen with the Board, showing the layout of the units. The units are mirrored 
images, so they are the same layout on each side. The have a two-car garage, 

two bedrooms, a living room, bathrooms, laundry rooms and some storage. The 
applicant has worked on an aerial image to develop a concept of how this 
development will look from different perspectives. Mr. Aleva stated that the 

plan meets the zoning ordinance for requirements and the state requirements 
for storm water controls that are not only quantity, but also quality.  
 

Chair Strobel stated that he noticed that there was a set of stairs in the floor 
plan. Are these units two story? Mr. Aleva stated that some of the units will 

have basement access and potentially walkouts, so that is shown on the plans. 
Mr. Jandebeur asked if that is what is referred to as a “bonus room”? Mr. Aleva 
stated that there would be a bonus room if there is a basement area. Mr. Naleid 

stated that most of the units will be slab on grade. There won’t be a basement. 
If there was a basement on the few units that require it, the would be the 

staircase to the basement. But it will also be a staircase to a room over the 
garage, which would be set up as a home office, study or tv room space. 
Selectman Kreider asked if there was potential for that bonus room to be 

converted into a bedroom. Mr. Naleid stated that it can not be used as a 
bedroom, it has no closet space, it’s just one open room. Chair Strobel stated 
that he would like to see the units that have a basement or bonus room noted 

on the plans.  Mr. McCaffrey asked what keeps this as elderly housing in the 
future? Can it gradually morph into something else like a multi-family 

situation? Mr. Burdin stated that there are two things that they can fall back 
on to enforce this as remaining elderly housing. The first would be the 
condominium documents themselves. He expects that there would be 

limitations in those documents. The Board has not received them yet, but when 
they do, they will be looking at them closely. He expects that the documents 

will age restrict the housing to meet the definition of elderly housing that they 
have established. He would also expect that enforcement of the documents 
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would be incumbent on the neighborhood association, but he would expect a 
provision that the documents could not be amended without the approval of 

the Northwood Planning Board. The other thing that will keep this elderly 
housing even if something were to change with the condominium 
documentation is the zoning ordinance. Elderly housing is the only housing 

type that permits more than one primary residential structure on the same 
parcel. The applicant is proposing as part of this proposal, to merge all lots 
associated with this into one parcel. Those houses, once they are built, have to 

continue to comply with the zoning ordinance and could not be used in a 
manner that the zoning ordinance would not allow.  

 
Chair Strobel stated that because of the Covid-19 pandemic, the Planning 
Board has moved to a two-meeting format, in that tonight they are opening the 

case, they will have introductory statements, questions from the board, and 
they will open the public comment. Few, if any decisions will be made tonight, 

that will allow for continuation of the case to a date and time specified. That 
gives abutters, the applicant and members of the public a chance to respond to 
the board’s comments.  

 
Chair Strobel opened public comment. 
 

Jeff Feldhouse 
“My question is that since we are all on well water, all of the abutters, will this 

have any affect on the water pressure?  
 
Geoff Aleva stated that they are working with NHDES on this, and the intent is 

not to have any negative affect on any abutters. They are also working with 
New Hampshire Drinking Water Bureau to deal with that and the permitting 

aspect of that, because this is a community system due to the number of units. 
The NHDES Drinking Water Bureau does review the project overall to make 
sure it can handle the flow and is not a detriment to abutting properties.  

 
Chair Strobel stated to clarify, all abutters should address their comments to 
the Chair. If they have questions, he will pass them to the applicant. The 

applicant is not required at this point in time to answer the abutter questions.  
 

Sally Asletine 
“I have a couple concerns, one is that this is the first I have heard about the 
bonus room, which essentially makes it a one and a half story. I have heard 

that addressed tonight so I would like to reenforce that concern. The plan talks 
about not having an obstructed view, but this is indeed an obstructed view of 

those fields. The other issue I have is the road issue. The length of my property 
is on that stretch of road that they are talking about, the paved road that 
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comes down to 107. Anyone who has traveled that road knows what a terrible 
condition the end of that road is, and that we gingerly come out of our road 

onto 107 because of the bad condition that it’s in. So, with 70 more cars or so 
coming down there every day, so it can handle that amount of traffic? How is 
that going to be improved? The other concern I have, and maybe this is 

something that the Planning Board needs to address in terms of the width of 
that road. It is not a two-lane passing road by any means. That coming and 
going of traffic, as well as the access for fire equipment coming up through 

there, and the danger of being a narrow road, if that needs to be widened, 
where is that going to be done, and where is that going to be taken. I do have a 

lot of concerns about the road that I’d like to see addressed.” 
 
Megan Alexander 

“I’d like to echo Sally’s concerns about the width of the road and where that 
land is going to come from. Also, I don’t know that we have heard much about 

any sort of studies or tests about the environmental impact this many units in 
such a small space and so close to the wetlands. I just want to express my 
deep concern for the actual environment and our health from the impact on the 

ground water.” 
 
Mr. Aleva stated that he wanted to input in for the environmental impact, for a 

project of this size, this goes to the NHDES Alteration of Terrain. Not only do 
they look at the storm water controls, but they are also looking at the impacts 

to wildlife and endangered species. That is something that has been brough 
more to a front of the AOT. They have had a wildlife study report done, that has 
been submitted to the NHDES AOT Bureau for review, and a copy of that is at 

the town.  
 

Jason Johnson  
“A couple of my points are just echoing things that were already said. I think 
that it is very misleading in the application that it says there is no impact on 

the view for the abutters. When you put 21 units on 14 acres, how could you 
not impact the view? Second is, as others have already said, I think the 
mischaracterization that these are single story dwellings when they are clearly 

not, we’ve heard that tonight. The condition of the road, nobody has talked 
about why would the Planning Board not ask for the entire road to be improved 

out the other end so that 70 plus additional cars are splitting their exits out 
onto the main roads, especially considering that the 107 exit is extremely 
dangerous.” 

 
Ralph Blackey 

“My question is how much fill is going to be put into this field? How much can 
it be? Another question is the wetlands, looking at the drawings of the houses, 
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number 9, where that is going, there is a stream that runs right through that, 
right where that would be. That would be all filled in, that would be taking up 

the wetlands right there. In the road, you said you want to have it paved from 
where the existing road is on 107, going to the east past the second driveway. 
Why pavement? Why not just keep the road the way it is? You’ve got a culvert 

there that needs a lot of work, I’ve submitted pictures of that culvert last year, 
and nothing has been done to that culvert or this road. Now all of the sudden, 
things are going to be done to this road because they want to put 21 houses up 

and one big eyesore to the environment here.” 
 

Mike Magoon 
“Thank you, I have a couple of questions that reiterates the things that have 
been talked about, but one new question is, in terms of the roadway, is there 

anything that prevents or prohibits residents of the new community to take a 
right onto Canterbury to go out that way that would not be paved, particularly 

about what Ralph was talking about, the culvert. I spend a lot of time in that 
area, I was just there a few minutes ago, walking the road, and clearly there 
are a lot of bumps and potholes. I can only imagine what it will be like with 

more cars. My real concern is the culvert. While I appreciate the other proposed 
improvements, what would be the impact of vehicles choosing to turn right out 
of the development and not left? That’s one question that I haven’t heard yet 

that I would like addressed. Second, my major concern would definitely be the 
wetlands. I appreciate the study that was done and also that DES was involved 

with a major impact like this. I haven’t studied a lot of the streams there, those 
aren’t even streams, that are brooks, and there is quite a water system that 
also feeds into Northwood Lake, as you know. My concern would be to address 

any wastewater, or say there is a failed septic system or septic. That’s quite a 
few units. Whatever work would need to be done to ensure that the septic 

water or any raw sewage wouldn’t be running into the brooks and ultimately 
into the lake. I appreciate whatever studies will be done that are verified and 
certified and proved by the state.” 

 
Martine Canfield 
“I’m also concerned about the road, which Olde Canterbury is just a one-way 

road. I am concerned about how they would widen it, seeing as how my field is 
across the way. Do the units have to be two bedrooms? Because I don’t know 

who they are marketing these senior units to. I’m concerned that somebody of 
the right age buys one and then one of their adult children has a housing issue 
and they come stay in the second bedroom maybe with a child or a grandchild 

and they go to our school system. I realize it would be deed protected, but I 
don’t want the town to have to incur costs if we have to litigate to get school 

aged children out of the complex. I’d rather see some of these be one bedroom 
if it’s possible. But two bedroom invites guests or having someone else move in 
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to defer costs and I don’t want feel that it is self-enforcing because get 
sympathetic. I think two years ago there was a case in another state where it 

was a 55 plus community and the grandparents took in a child because the 
parents had died in a car crash or something so there was a whole big thing on 
the internet where they said they should be nice and let the grandparents take 

in the child, but they are getting discounted taxes, or they are not taking in a 
lot of tax revenue to begin with, and we can’t afford to have children be in this 
complex at any period of time. I’d rather the community center have some 

guest bedrooms that people cold sign up for their guests to stay at, but I’d 
rather guests not stay in the actual 21 units for any period of time. That’s my 

main concern for the town in terms of cost, aside from the road because it’s not 
even just the traffic of the old people, but there will be a lot of traffic during the 
construction of this project. Last year we were in drought conditions and 

everyone’s well waters fellow, and a development like this is going to put a lot of 
pressure on the well water.” 

 
Mike Magoon 
“Just for consideration, light pollution, I know being an abutter of other 

businesses that has affected us, I just live with it because I like to live and let 
live, but my concern with additional units like this, if there are street lights, I 
just wanted to raise it for the record.” 

 
Chair Strobel closed the public comment, noting that there will be other 

opportunities to speak on this.  
 
Mr. Aleva stated that the applicant who is actually going to build on this land 

here tonight, so that he will have control over the lights that will go on to the 
building to make it consistent, and they can make sure to indicate on the site 

plan that they are going to make sure that the lights are shielded and downlit.  
 
Ms. B. Smith made a motion to find that the application had no regional 

impact. Mr. Jandebeur seconded. Motion carried by roll call vote 6/0.  
 
 

Selectman Kreider made a motion to continue until April 22, 2021. Ms. 
Baldwin seconded. Motion carried by roll call vote 6/0 

 
 
CASE: 21-5: Glen and Shirley Brackett (Lot 8.1) and Alan Wilkinson and 

Margaret McGoldrick (Lot 7) 278 &239 Blakes Hill Road, Applicants are 
proposing a Boundary Line Adjustment, with 232 square feet being transferred 

between properties. 
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CASE: 21-6: Glen and Shirley Brackett, 278 Blakes Hill Road, Map 224 Lot 8.1 
278 Blakes Hill Road. Applicant is proposing a two-lot subdivision, Lot 8.1 will 

have 12.34 acres and Lot 8.2 will have 21.39 acres.  
 
Ms. B. Smith made a motion to find the application complete. Selectman 

Kreider seconded. Motion carried by roll call vote 6/0. 
 
Chair Strobel read the abutters list. The abutters present were as follows:  

 
Michael and Cheryl Swett, Northwood 

Ted Wilkinson, Northwood 
 
Scott Frankiewicz from New Hampshire Land Consultant and Damon Burke of 

Fraggle Rock Environmental were present to speak for the application. Mr. 
Frankiewicz shared his screen with the board of the site plan. Mr. Frankiewicz 

stated that there are two applications, one is a lot line adjustment the other is 
a subdivision of the larger piece. The boundary line adjustment includes Tax 
map 224 lots 8.1 and 7. The Bracketts own 8.1 and the Wilkinsons own Lot 7. 

This plan shows the overall properties and the area of interest. What they are 
proposing is a minor lot line adjustment of 9 feet along the front of the 
Wilkinson property to go to the Bracketts, and then on the backside another 9-

foot piece that will be transferred to the Wilkinsons. That’s 232 square feet per 
lot. What they are proposing is a 2-lot subdivision. This first one will have 150 

feet of frontage and 12.34 acres of property. The second piece would be the 
remailing land with 150 feet of frontage and 21.39 acres of land. A good 
majority of the property is wetlands on the backside, but there is plenty of 

buildable area in the front. They are proposing a shared driveway. They placed 
it in the location so you can see up Blakes Hill and down Blakes Hill Road. 

They have submitted a waiver for that location because it is off of the property 
line. They have done test pits. This does not require state subdivision approval. 
The lots are well over 5 acres. The only approval it needs is Planning Board 

review.  
 
Chair Strobel opened public comment. 

 
Ted Wilkinson 

“When my late wife and I purchased the 0.6-acre parcel that is Lot 7 21 years 
ago, that was a dirt road. Then the town graded and filled then regraded the 
corner. Obviously, the road frontage will have been altered based on old plans 

and new plans. I know that the surveyors did extra careful job researching the 
whole nine yards and figuring out how much frontage the Bracketts had just 

purchased. I don’t know for a fact what the real estate agent had represented 
the frontage to be, I’m not insinuating anything nefarious, its just that come to 
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find out the lot was a little bigger than the agent had suggested. But as had 
been pointed out, there was only 291 feet of frontage. Now, I’ve known the 

Bracketts for years, they are friends and neighbors and I’m really pleased that 
they are the ones who bought that piece of land. Years ago, the planning Board 
was wise enough to include the low wetland area as part of the designated 

prime wetland area in Northwood. It’s beautiful down there, and if any board 
members haven’t been down there yet, take the time. You can easily park 
between the sharp corner and my red barn, just walk down gradient and find 

the water. It’s a wonderful parcel, with a deer yard there and the turkeys roost 
and it’s just nice. Also, Bracketts really appreciate that, to keep the lower 

portion pristine and preserved. My late wife was concerned until the day she 
died that a developer would buy that parcel and come in and “create frontage” 
and put in as many houses as possible. When the Bracketts came up just a few 

feet short, it seemed like a simple thing to do, because I absolutely want it to 
be the Bracketts to go forward and do their proposed development there. That’s 

how all of this came to pass.” 
 

Chair Strobel closed public comment, subject to reopening.  

Mr. Burdin stated that Mr. Frankiewicz included the waiver request and he 

added the language to the staff report. The section reads that “the driveway 

shall follow the lot line to the maximum extent possible.” That language allows 

for some deviation for good cause. Mr. Burdin stated that he suggests that the 

Board have some discussion about whether the waiver is necessary in this 

case. He stated that he does not have an objection to the granting of the waiver 

if the Board deems it necessary. He did note for Mr. Frankiewicz to amend the 

note to make it clear that the location of the driveway is what the waiver is 

related to, because that provision also limits a shared driveway to two houses. 

He would like to make it clear that it’s not that provision being waived, only the 

location. He would also recommend the standard request of adding the waiver 

to the notes of the plan.  

Ms. B. Smith made a motion to find that there is no regional impact with 

this application. Selectman Kreider seconded. Motion carried by roll call 

vote 6/0 

Ms. Baldwin made a motion to continue Cases 21-5 and 21-6 until April 8, 

2021. Ms. B. Smith seconded. Motion carried by roll call vote 6/0 

Adjournment 
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Selectman Kreider made a motion to adjourn at 9:28 pm. Ms. B. Smith 

seconded. Motion carried 6/0.   

Respectfully Submitted, 

 

 
Susan Austin, Land Use Assistant. 


