TOWN OF FREEDOM

A PUBLIC MEETING and PUBLIC HEARING of the
Freedom Planning Board will be held on

Thursday October 16, 2025
at 6:30 p.m. at Freedom Town Hall at 16 Elm St.

Public Meetin

The meeting was called to order at 6:30 pm by Linda Mailhot. Present are: Linda Mailhot, Melissa Florio,
Bobbie McCracken, Robert Raffery, Jane Davidson, James Guido, Les Babb — Selectboard Rep., Brian
Taylor-Alternate. Darwin Moulton (6:32 pm is also present) Anne Cunningham is absent.

L.

Joint meeting with the Zoning Board of Adjustment to discuss ordinance changes and/or other
issues of concern. Craig Niiler, Karl Ogren. Brian Fontaine, Zoning Officer is also present.

The ZBA states that they do not have any specific issues this year. The ZBA packets and
application are now missing some key elements, are complex and inaccurate so they are working
on cleaning up their paperwork. Items that are important seem to be lost from the packets at this
time. Professionals should not have to be hired. This does not affect the Planning Board.

Brian Fontaine indicated there are no issues at this time.

Planning Board has reached out to the Attorney regarding the State legislative changes to law that
have come out this year. A number of items in the zoning ordinance are recommended and
required to be changed. Items that need changes:

1. definitions table (definitions table needs to be updated specifically regarding the definition of
“Family Unrelated”)

2. definition of parking requirements (to comply with the new regulations related to on-site
parking. This includes updates to 1004.1, 1102.1.6 and 1103.2.4)

3. multi-family housing in commercially zoned property (table 304.4, with a recommendation to
become a permitted use that would be reviewed by the Planning Board and no longer a special
exception)

4. accessory dwelling units.

There are two other items on the list that are related to the Town’s Building Code and ZBA Rules
of Procedure. ZBA has put a lot of effort into procedures. Linda will request that the office
forward the information regarding ZBA changes to the ZBA. Anne Cunningham has mentioned
concerns about building on Class 6 roads, and has reached out the NHMA about this. Brian
Taylor mentioned that they are working on having that bill (regarding Class 6 road) rescinded.
Brian Taylor spoke about third party authorizations. This was done to address housing shortages.
Linda reviewed the items individually.

Parking — there is nothing we can do about that.

Multi-family — recommendation is to take out of special exception. This will still have to come
before the Planning Board.

Accessory dwelling units — recommend replacing section 1104 entirely with similar language that
has been drafted. Legislation requires that you allow everyone to have one. State that multiple
single-family dwellings attached to each other are prohibited. Additional ADU’s beyond the first
allowed by right — have a section stating may be permitted by variance or special exception where
single family dwellings are permitted. The Board feels that we would only like to allow 1. Brian
Fontaine — asked about restrictions. Linda explained that there are more components, there will be
more discussion coming up. 1 ADU, attached or detached, is permitted by right in districts that
allow a single family dwelling. Bobbie would like to know why we would limit that if it were not



doing any harm in some areas. Why would we want to limit the ability to put in affordable
apartments if it is not doing any harm? Linda asked Les about septic requirements or
ramifications of this. Septics that are older than 20 years were also discussed. Mr. Rafferty agrees
with Bobbi, and spoke about a minimum amount of acreage required and limits being determined
by that. Mr. Guido also agrees with Bobbi. We shouldn’t prohibit it, we should just have a
process. Brian Taylor spoke about the provision in there about the property being owner-
occupied.

Be careful about the language, as the folks around the lake are going to go crazy with this. We
need to be very careful about this. Acreage and septic are good ways to limit this. We need to be
sure that the language is tight to be sure that there are not 3-4 ADUs on a lot that cannot support
1t.

Owner occupied requirement — proposed language requires this. There is a concern that this will
change when the property if the property is sold after the multiple ADUs are built.

There also need to be restrictions on expansion.

Total 800 square foot limitation, not to exceed 2 bedrooms is recommended. The Zoning Board
has concerns about the lake properties, and where they are going to put an ADU. Karl has
comments about “by right” — does that mean setbacks and lot coverage don’t matter?

Discussion was held around septic systems and that you cannot require them to have a separate
system.

Brian Taylor spoke about the definition of “living space”. Linda read the definition of living
space. Brian is proposing redefining living space. Brian Taylor suggested that living area may be
a better term to use. Define what ADU living space includes.

Mr. Guido spoke about Mountview and Squarebrook and their zoning — if the lots abut three
streets, then each street would be considered frontage. He feels that not all should be frontage,
could be side lot, etc. and setbacks limit the ability to build on it.

Les mentioned that if you have two streets, you would have two fronts and two sides. That way
there was no rear setback. Brian Fontain agrees with Mr. Guido. The whole place is non-
conforming. Craig Niiler spoke about the ZBA and their impression of Squarebrook. The ZBA
does their best to help people make reasonable decisions. Are we willing to have a different set of
standards in these developments? The issue of lots merging was discussed. There appears to be
some openness to looking at that. It is suggested that Mr. Guido present something back
regarding what he changes he proposes to this.

Mr. Guido also feels that the town should count setbacks to the foundations, not overhangs. 12”
overhang does not affect anything other than the character of the house. Mr. Rafferty spoke about
someone he knows of that did not have a hardship, but was able to get an approval from ZBA.
Mr. Guido also would like to see setbacks reduced on lots under 1 acre to allow for small sheds,
greenhouses, etc. There is a provision for that. Mr. Guido also mentions perhaps changing the
limits from 100 square feet to 160 square feet.

Bruce Howlett (177 E. Danforth Rd.) commented about taking larger sheds and turning them into
bedrooms. Stick with the 100 square feet.

Mr. Rafferty asked about international building codes for sheds. There was no additional support
from the Board on the two items Mr. Guido spoke about.

Review and approve minutes of the September 18, 2025, Planning Board meeting. — page 1 line
24 — change conditions to application requirements. Melissa made a motion to approve as
amended, Bobbie seconded. APPROVED unanimously

Discuss Possible Changes to Conditional Use Permit Solar Application — there were two
applications recently. Mr. Nicoll had some questions at the last meeting. He also sent an email
outlining his bullet points for consideration.



First consideration — procedural and legal irregularities — regarding public hearings for
applications.

2. authority for solar permits, article 22 of zoning ordinance — questioning the fact that it lacks
specific language of requirements that are on the application

3. site plan review regulations do not authorize this

4 legal perils and burdens for residents

Linda outlined that there are 12 criteria on the current applications. In 2023 the application
requirements went from 6 to 12. This is a discussion tonight. If we would like to make changes it
can come back to another meeting. Melissa feels that it felt quite burdensome with the past
applications that we have reviewed. The intent is good but the application became quite
cumbersome.

The prior application had just 6 requirements. Linda indicated that the Board will go through the
current 12-point application item by item and discuss. Compass bearings was not on there. Les
believes that it does not mean that a compass bearing is required for each lot line. Just put a
compass on the plan. Consensus is that the Board is comfortable with removing the compass
bearings on the lot lines. Second item: We want to keep the distances of the lot lines and the size
of the lot. Use the distances that are shown on the tax maps. Mr. Guido would like to have a limit
of within 5 or 10 feet. Bobbi suggests lot lines and lot area as shown on tax map. It will just be
left silent.

Application requirement — existing and proposed structures — size and height are important. Leave
as is.

Location of natural features — trails, sidewalks, etc. — Bobbi mentioned that a lot of this depends
on where the property is located.

Melissa located the original 6 requirements. Linda read them out for the Board. Mr. Nicoll
pointed out that the zoning ordinance has 4 points listed.

Abutting properties requirement — 200’ not necessary. Approximate locations of houses within
100’ or 150’ of the array is suggested. The intent is to not adversely affect anyone else. Brian
feels this makes more sense. The Board chose 150’ as the distance. It will still need to be
shielded.

Mr. Howlett commented about the differences between homes that are providing enough for
themselves in a snowstorm and those that are powering their whole house and selling back to the
grid. Les asked about the size of the panels that are used. Linda mentioned that a waiver could be
requested if there is information about the size and amount of panels if it is minimal.

Application requirements — setbacks mapped on the lot.
Contours — the Board is in favor of removing this requirement
Location of proposed system — basic

Exterior lighting and signs —

Landscaping — visual buffers along public ways and abutting views. It is important to show what
your buffer is. Insert definition from 2202.2.

Plans for Fire Protection — Mr. Nicoll spoke about an external disconnect that allows firefighters
to disconnect power coming from the solar panels. It could be changed to “external disconnect



AKA kill switch” Must meet current code. Clarify that there needs to be proof that the system
meets current code.

Flood hazard area — not in the ordinance. Remove this.

Mr. Rafferty has a question about #9, there is already language in 22 that speaks to this. The
Board agreed to clarify the language for #9 by copying directly from 2202.2

Shorefront — DES Shoreland Permit — informational. Remove — could be conditional. In the end,
the Board decided that this could be informational for the applicant.

Mr. Nicoll asks about language regarding permanent installation vs. smaller panels that you pull
out of the garage and open up for while the power is out. A clarifier that this is for a permanent
ground mount system may be helpful. He also feels that something needs to be added to cover
decommissioning the system.

Mr. Guido mentions considering a minimum square footage that doesn’t have to go through the
whole process.

Jane spoke about providing a plan of the lot if it is permanent ground mounted.

Les spoke about a concern about the Fire Department coming to the house to kill the power and
not knowing about a switch to turn it off. He is more lenient but doesn’t want to give up a safety
aspect.

Mr. Howlett spoke about a 30 sq ft system and buffers that would be required. Les mentioned that
a waiver could be requested.

Mr. Nicoll revisited his suggestion about permanent vs. portable systems. Trenching needs to be
registered with Digsafe. Linda mentioned a waiver can always be requested. Mr. Nicoll feels that
if the application is trimmed down, people won’t be afraid to come in.

Linda will put this together for a public hearing at the November meeting.

4. Short-Term Rental Applications - none

5. Public Comment — Bruce Howlett — asked about building on a Class VI road. Linda explained the
current legislation. Waiver of liability must be signed. Mr. Howlett expressed concern about some
roads being private roads and have owners. Would he lose his notifications? Mr. Guido suggests

that if it is going to be a private road, the abutters need to be notified.

6. Other Business that can properly come before the board - none

Mr. Rafferty made a motion to adjourn at 8:29 pm, Jane seconded. The meeting was adjourned.

Respectfully submitted,
Melissa Donaldson
Recording Secretary



