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TOWN OF FITZWILLIAM 

PLANNING BOARD 

Minutes 

June 18, 2024 

Planning Board Present: Suzanne Gray, Chair; Kevin Woolley, Secretary; Richard Mays; Josh Joslyn; and 
Nancy Carney, Selectmen’s Representative.  
Planning Board Absent: Barbara Young, Vice Chair  
Staff Present: Lori Nolan, Land Use Coordinator; and Carolann Rocheleau, Health Officer (remote).  
Guests Present: Mike Piquette; Ivy Vann; Kyle Barker; John Noonan; Tony Breen; Janel Morin; Andre Bessette; 
Carol Bessette; Erin Anderson; Rik Ekstrom (remote); Nikki Tommila (remote); Paul Butler; Clare Rose Howard; 
Martin Nolan; Wayne Bartels; Tom White; and Dave White, Sr.  
 

Public Meeting 

Chair Suzanne Gray called the public meeting to order at 6:30pm and held roll call.  

Presentation: Monadnock Regional School District 
Overview of renovations being done at Emerson Elementary School in the summer of 2024. 

Gray welcomed the group representing Monadnock Regional School District. Kyle Barker, architect, started his 
presentation by giving an overview. The school district originally proposed combining Troy and Fitzwilliam 
schools but that was not approved by the voters. With both schools to remain open, renovations are needed at 
both schools. At Emerson, there will be a total of 5,000 square feet of additional space, reconfiguring of the 
parking and bus areas, and utility improvements. Changes include: 

 New entrance with secure vestibule and administrative offices 
 Library relocated from basement to the existing administrative offices 
 Two new classrooms 
 Reconfiguration of the parking and bus areas 
 Slight increase in parking spots 
 Renovations to ventilation, electrical, lighting, etc. systems. 

Hutter Construction won the competitive bid and will start at the end of the summer and into the school year. 
Utility work will be done the following summer when school is not in session. 

Presentation: Housing Working Group 
Introduction of consultants hired to assist Fitzwilliam through the Invest NH Housing Opportunity Grant. 

Gray welcomed Ivy Vann to the meeting. Vann gave background on herself. She and Carol Ogilvie will be 
assisting the Town, through the Planning Board, to review and offer suggestions to increase housing 
opportunities within Fitzwilliam. This is part of the Invest NH and HOP (Housing Opportunity Planning) grant. 
Approximately 70 towns are involved in some form with the HOP grant. The two consultations will: 

 Conduct a housing needs assessment 
 Conduct a regulation review/audit 
 Hold community outreach events, including one tentatively scheduled for July 24 
 Provide suggested regulation changes 

Vann and Ogilvie will be working with the Planning Board until April 2025. They have worked in 14 different 
communities for the HOP grant. They would like to speak with any group or subgroup in town. Carney wanted to 
ensure that summer residents were included in the conversation. 

Public Hearing, continued 
Case #24-05: Paul and Elizabeth Butler (dba Monadnock Paddle) – Site Plan Review – to permit operations 
of a canoe/kayak business at 311 NH Route 12 South. [Map 12, Lot 12 – General Industrial District] 
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Gray welcomed Paul Butler, owner, to the meeting. She summarized the case stating that the Planning Board 
opened the public hearing but continued it so they could conduct a site walk. 

Gray motioned to accept the site walk minutes of June 13, 2024 as amended. Mays seconded. Motion 
passed. 
Yes: 4 [Gray; Woolley; Mays; Joslyn]; No: 0; Abstained: 1 [Carney] 

Add: Carol Ann requested a sign be added stating that the water from the outside spigot is not potable. 

Butler showed the Planning Board a photo indicating that he has since installed a sign indicating non-potable 
water. Gray thanked him for his quick attention to that matter. 

Gray explained that this site plan review is for an expansion of an existing business. The main concern was 
parking as the entire property is within the WPOD. However, the middle is elevated to create an island of sorts. 

The LUC explained the condition that was put in place when the ZBA approved a variance for a 10x12 foot shed. 
The gutters are supposed to feed into a drywell. However, the water table is very high so Butler and the 
Conservation Commission worked out a solution. Butler explained that he has not yet installed the drywell so 
right now the gutters go into downspouts into the ground to avoid any erosion. Butler stated that he would like to 
install a bathroom at some point. He had Monadnock Septic Design design a system for a holding tank. The 
drywell would be constructed at the same time as the septic. His plan is to install infiltration system. Gray stated 
that completion of that system would be a condition of approval for this case. 

Joslyn wanted to ensure that at no time would cars be blocked in and any individual car can leave at any time. 
Butler confirmed that no cars would be blocked in. Joslyn asked if there would be any off-site parking. Butler 
stated that the police chief highly suggested that there be no parking along the road. However, buses will drop 
off customers and then park elsewhere. 

Gray motioned to accept the following Findings of Fact. Mays seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Findings of Fact 

1. Applicants have expanded business to require a site plan review for a canoe/kayak rental business at 
311 NH Route 12 South, (Map 12, Lot 12 – General Industrial District). 

2. Applicants previously obtained an annual vendor permit. 
3. Monadnock Paddle is a canoe/kayak rental business that provides packaged snacks, cold drinks, 

coffee, pastries, and occasional catered events. 
4. Monadnock Paddle is open seasonally 7:00am to sundown from Mother’s Day to Columbus Day. 
5. The property is entirely within the Wetland Protection Overlay District. 
6. There are two structures on site – a 10x12 foot shed and a 22x28 foot barn. 
7. The Conservation Commission provided feedback in regards to the 10x12 foot shed. 
8. There are no grading changes proposed with this application. 
9. There is on-site parking for 10 vehicles. 

Joslyn motioned to attach the following conditions to the site plan review approval. Mays seconded. 
Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Conditions: 

1. Written approval from Fire Department and Health Officer from a Life Safety Code inspection must be 
submitted to the Planning Board; 

2. There are to be no more than ten (10) customer vehicles on-site at one time; 
3. Parking is to be on the interior of the island (the high spot on the property); 
4. A sign must be installed stating that water is not potable; 
5. A porta-potty, or its equivalent, must be available to customers and serviced regularly; 
6. A hand washing station must be installed and serviced regularly; 
7. Potable water must be available to customers; 
8. Solid waste must be removed from site; 
9. Business must adhere to and comply with Chapter 137:2 – Preservation of Night Skies; 
10. An infiltration system must be installed on the 10x12 foot shed per Conservation Commission comments; 
11. The property can only be used for recreational use; no residential use is allowed; 
12. Any gasoline stored on the property must be contained inside and in a leak-proof container; 
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13. The existing leach pit is not to be used now or in the future. 

Gray motioned to approve the site plan review for Paul and Elizabeth Butler (dba Monadnock Paddle) to 
permit operations of a canoe/kayak business at 311 NH Route 12 South. [Map 12, Lot 12 – General 
Industrial District] as presented, subject to conditions. Woolley seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Public Hearing  
Case #24-06: Clare Rose and Allan Howard – Conditional Use Permit – Short-term Rental at 52 NH Route 119 
West. [Map 32, Lot 38 – Village Center Business District] 

Gray welcomed Clare Rose Howard to the meeting. The Planning Board reviewed the application for 
completeness. It noted this is a site plan review for a short term rental and occasional religious events. Gray 
questioned if these two uses should be separated as two applications. Howard explained that the two uses will 
not be held at the same time and the fire captain has already approve maximum occupancy for events. 

Joslyn motioned to accept the application for Clare Rose and Allan Howard – Conditional Use Permit – 
Short-term Rental at 52 NH Route 119 West. [Map 32, Lot 38 – Village Center Business District] as 
complete. Woolley seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Gray motioned to conduct a site walk on Wednesday, June 26 at 8:00am to observe the interior layout of 
the short-term rental unit and the parking area. Mays seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Gray motioned to continue Case #24-06 for Clare Rose and Allan Howard for a Conditional Use Permit to 
permit a short-term rental at 52 NH Route 119 West. [Map 32, Lot 38 – Village Center Business District] 
until July 16, 2024 at 7:00pm. Joslyn seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Public Hearing  
Case #24-07: Clare Rose and Allan Howard – Site Plan Review – to discuss operations of a home business in 
the form of personal services at 314 Richmond Road. [Map 10, Lot 79-3 – Rural District] 

Gray welcomed Clare Rose Howard to the meeting. The Planning Board reviewed the application for 
completeness. Item #6 was amended to be checked off. Howard confirmed there are no wetlands on the property. 

Woolley motioned to accept the application for Clare Rose and Allan Howard – Site Plan Review – to 
permit operations of a home business in the form of personal services at 314 Richmond Road. [Map 10, 
Lot 79-3 – Rural District] as complete. Mays seconded. Motion passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Howard presented explaining that she converted the Covey House (52 NH Route 119 West) into a healing center 
using unconventional healing techniques. These include frequency tools and prayer to heal various ailments. 
She would like to move this to her home. All sessions are done by appointment only. Recently there have been 
two appointments maximum per day. One machine allows up to six people, but most are done one on one. Each 
treatment takes an hour and several different treatments can be done in one day. 

Carolann Rocheleau, Health Officer, asked what kind of treatments are offered. Howard explained that she uses 
red light therapy, bio-charger, and a bio-mat. 

Mays asked if one needs to be licensed. Howard was not aware of any licensing needed or required. 

Joslyn asked if any waste is produced. Howard stated no. 

Rocheleau asked if any toxic waste is produced. She also questioned there being no state oversight. She asked 
that Howard provide her with a list of services that Howard provides. Howard was not aware of any oversight but 
acknowledged she had not investigated it. She explained that clients are given only Kangen water and all 
treatments are hands-off. Clients do sign a waiver but they are checked on constantly throughout. Most see a lot 
of improvement before leaving. 

Carol Bessette, abutter, asked how many businesses are being run out of this home. Howard explained that she 
believes in multiple streams of revenue. She runs three short-term rental units, the healing center, and a kangan 
water representative. Bessette had concerns as this area is a rural area. 
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Andre Bessette, abutter, explained that they moved to the neighborhood because it was quiet. The short-term 
rental has not been good. It was approved as an in-law suite and he is not in favor of it being used as a rental. 

Howard explained that guests would be on-site at the same time as healing center clients. Typically the renters 
use the services. 

Joslyn asked if all the services are provided inside. Howard stated yes, all are inside one room in the primary 
dwelling. 

Gray had concerns about groups of people gathering for commercial purposes in a rural zone. The principal use 
of the property must remain residential. The Planning Board must also be cautious of the impact this home 
business could have on the neighborhood. 

Joslyn requested to see the septic plan. 

Gray motioned to continue Case #24-07 for Clare Rose and Allan Howard for Site Plan Review – to permit 
operations of a home business in the form of personal services at 314 Richmond Road, [Map 10, Lot 79-
3 – Rural District] until July 16, 2024 at 7:15pm to allow for further research. Mays seconded. Motion 
passed unanimously.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

Public Hearing  
Case #24-08: Ann Pelkey (Michael Pelkey and Joe Pelkey, executors) – Major Subdivision (4 lots) at 5 Farm 
Road. [Map 7, Lot 7 – Rural District] 

Joslyn recused himself from the case and sat in the audience. 

Gray motioned to accept the application as complete. Woolley seconded. Motion passed unanimously. 
Yes: 4 [Gray; Woolley; Mays; Carney]; No: 0; Abstained: 0 

Gray welcomed Josh Joslyn, agent representing the executor of the estate, to the meeting. Joslyn explained that 
the property owner died in 2016 and left the land to her heirs. The property is to be divided evenly. The estate 
has since received a stipulated court order for a subdivision. Joslyn presented that plan. The existing property is 
87.329 acres with 71 structures that are accessed through a series of private roads. The property has the soil 
types and wetlands shown. They have also shown all septics, wells, well lines, and pump houses that were found. 
There are a mixture of drilled, dug, and artesian wells. The only water that is tested is from the farm house as 
that well services the campground. 

Joslyn then outlined the size and nature of each proposed lot. 

 Lot 7-1 will be 22.67 acres with 48.77 feet of frontage on Sandy Beach Road and contains 13 structures. 
 Lot 7-2 will be 36.88 acres with 727.46 feet of frontage on East Lake Road and contains 31 structures. 
 Lot 7-3 will be 10.96 acres with 761.30 feet of frontage on East Lake Road and contains 9 structures. 
 Lot 7-4 will be 16.809 acres with 1,113 feet of frontage on East Lake Road and 543.57 feet of frontage 

on Keene Avenue and contains the campground structures, including a farm house, office, bath house, 
and steel building. 

Joslyn explained that the campground septic has been tested and is operational. He confirmed that there is no 
proposed development. This is just splitting property up between heirs. Joslyn ended his presentation confirming 
that all new proposed property lines comply with all dimensional requirements. 

Tom White, abutter, explained that in recent years, seven new Presby septic systems have been State approved 
and installed. He commented that he is sad to see the original farm property split up but happy to see a resolution. 
As president of Laurel Lake Association, it is a mission to protect the lake. Having updated septic systems is a 
priority for them. 

Wayne Bartels, abutter, asked about wetlands on Keene Avenue. Joslyn explained there are a lot of wetlands 
but the wetlands were estimated using GIS data. 

The LUC was asked to distribute the Laurel Lake Association Annual Report to the Planning Board. 

Gray motioned to accept the following Findings of Fact. Mays seconded. Motion passed unanimously.  
Yes: 4 [Gray; Woolley; Mays; Carney]; No: 0; Abstained: 0 

Findings of Fact 

1. Applicant proposes a major 4-lot subdivision at 5 Farm Road. 
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2. Subdivision has been decided by a court order to the three heirs to the property. 
3. Four lots will be created as follows: 

a. Lot 7-1 will be 22.67 acres with 48.77 feet of frontage on Sandy Beach Road and contains 13 
structures. 

b. Lot 7-2 will be 36.88 acres with 727.46 feet of frontage on East Lake Road and contains 31 
structures. 

c. Lot 7-3 will be 10.96 acres with 761.30 feet of frontage on East Lake Road and contains 9 structures. 
d. Lot 7-4 will be 16.809 acres with 1,113 feet of frontage on East Lake Road and 543.57 feet of 

frontage on Keene Avenue and contains the campground structures, including a farm house, office, 
bath house, and steel building. 

4. No development is being proposed. 
5. The ZBA approved a variance for reduced frontage for Lot 7-1. 
6. The lots contain a variety of drilled, dug, and artesian wells. 
7. All structures meet setback requirements from the new proposed property lines. 
8. Abutters present provided comments in support; no comments of opposition were received. 

Gray motioned the following as conditions of approval Woolley seconded. Motion passed unanimously. 
Yes: 4 [Gray; Woolley; Mays; Carney]; No: 0; Abstained: 0 

Conditions: 

1. The wetlands must be delineated within 75 feet of any development on any lot. 
2. Any new septic system installed must obtain State approval. 

Gray motioned to approve the application for Ann Pelkey for a major subdivision (4 lots) at 5 Farm Road. 
[Map 7, Lot 7 – Rural District], subject to conditions. Mays seconded. Motion passed unanimously.  
Yes: 4 [Gray; Woolley; Mays; Carney]; No: 0; Abstained: 0 

Joslyn returned to the Planning Board as a voting member. 

Preliminary Consultation  
Fitzwilliam LLC – Site Plan Review – to discuss expansion of business footprint at 179 Route 12 North. [Map 
15, Lot 29 – Light Industrial and Rural Districts] 

This appointment was cancelled as the Planning Board did not have a quorum. 

Rocheleau commented that she has reached out to Turnkey in regards to a complaint but is having trouble 
connecting with them. 

MINUTES 

After a brief discussion and several minor edits, Joslyn motioned to approve the minutes of June 4, 2024 as 
amended. Woolley seconded. Motion passed.  
Yes: 5 [Gray; Woolley; Mays; Joslyn; Carney]; No: 0; Abstained: 0 

WORKING SESSION 

Rules of Procedures: deferred 

Master Plan: deferred 

With no further business to discuss, the meeting was adjourned at 9:03 pm. 

 

Respectfully Submitted,  
Lori Nolan   
Land Use Coordinator  

 

 

 

 

Minutes approved as amended on July 16, 2024. 


