FREEDOM ZONING BOARD OF ADJUSTMENT
P.O. Box 227
Freedom, NH 03836
Tuesday July 28, 2026

Present: Chairman Scott Lees, Vice Chair Craig Niiler, Karl Ogren, Daniel Footit (A), Anne

Cunningham (A), Peter Keenan

Bryan Fontaine Building Inspector/Zoning Officer, Les Bab, Selectman, Nicole Ricciardi

Recording Secretary

Absent: Dennis Anderson, Scott Pettengill (A), Tim Cupka(A)

Public: Phillip Marbury, Libby Priebe, Stacy Buldoc,Chris Meier, Roberta McCarthy, Susan

Marks, Mark Salvati, Jay Tropea, Sue Houple, David Cahill, Sarah Grolean, Sharlene Cahill,
Angela Quint, Taylor Ouelette, Anna Gross, Philip Ross, Hanna Strengel, Jason Dennis, Paul
Elie, Marjorie Amico, Jeff Nicoll, Brian Taylor, Chris Meyer

Chairman Lees called the meeting to order at 7:03pm

Chairman Lees opened the meeting, introduced board members and staff, and noted that the
hearing had been properly noticed in the Conway Daily Sun and posted at the Town Hall and
Post Office. Alternates Anne Cunningham and Daniel Footit were seated to establish a quorum.

PUBLIC MEETING:

Karl Ogren made the motion to approve, seconded by Craig Niiler by to Approve the meeting
minutes of June 23, 2026 minutes. Unanimous approval. Motion carried.

Numerous members of the public attended, including representatives of Camp Cody, Ossipee
Lake Alliance (OLA), abutters, and interested residents.

The following applications were heard:

Application 21-1-1-26A
Ossipee Lake Alliance
Applicant requests: Appeal
from an administrative
decision. Relating to the
interpretation and
enforcement of the provision
of sections 901 and 902
Zoning Ordinance in
question.

Applicant is requesting the
following:

Variance Article 9 Section
901 — Non-Conforming Uses
and Structures

Variance Article 9 Section
902 — Change or Expansion
of Non-Conforming Use

Application 21-1-1-26B
David G. Cahill and
Sharlene Cahill

Applicant requests: Appeal
from an administrative
decision. Relating to the
interpretation and
enforcement of the provision
of section 901 Zoning
Ordinance in question.
Applicant is requesting the
following:

Variance Article 9 Section
901 — Non-Conforming Uses
and Structures

Property is located at 9
Cody Road

Map 21 Lot 1 and 1-1

Application 58-19-26
Marjorie Amico

Applicant request: Build a
roof over a current cement
pad used to park a boat.
Project to include 8 support
posts to cover a space 27’
long by 17’ wide with a roof
peak of height of 15°.
Applicant is requesting the
following:

Variance Article 3 Section
304.5 — Front yard & side
yard setback

Property is located at 71
Beach Club Dr.

Map 58 Lot 19




Property is located at 9
Cody Road
Map 21 Lot 1 and 1-1

PUBLIC HEARING:

Application 21-1-1-26A

Property is located at: 9 Cody Road

Map 21 Lots 1 and 1-1

Applicant requests: Appeal of an administrative decision of Articles 9, Sections 901 and 902
regarding non-conforming uses and structures.

Preliminary Issue: Standing

Before substantive testimony began, Attorney Chris Meier, representing Camp Cody, raised a
procedural objection regarding Ossipee Lake Alliance's (OLA) standing to appeal. Attorney
Meyer argued that under recent amendments to RSA 672:3, only applicants, abutters, and certain
municipal entities have standing, and that OLA, as an organization, does not qualify.

Attorney Jason Dennis, representing OLA, responded that OLA's membership includes abutters,
specifically David and Sharlene Cahill, and that the organization derives standing through those
members. He further argued that organizations have historically been recognized as aggrieved
parties in related proceedings and that OLA should be permitted to preserve its claims.

Board discussion:

o Whether an organization qualifies as a "person" or "abutter" under the statute.
e Whether membership by an abutter can confer standing upon an organization.
o The implications of recent statutory changes.

o Whether there is supporting case law for OLA's position.

Board members questioned the basis for OLA's standing, while also noting significant overlap
between the OLA and Cahill appeals. The Board ultimately agreed to hear the Cahill application
first because the Cahills' standing as abutters was undisputed.

Application 21-1-1-26B

Property is located: 9 Cody Road

Map 21 Lots 1 and 1-1

Applicant requests: Appeal of an administrative decision of Articles 9, Sections 901 regarding
non-conforming uses and structures.



Accepted in the record as exhibits:
e Exhibit A Exhibit A 21.1.1-1.26 Cahill ZBA Appeal Application

e Exhibit B Exhibit B Camp Cody Supporting Documents

Presentation by Attorney Philip Marbury on Behalf of David and Sharlene Cahill

Attorney Philip Marbury clarified that the application was not a variance request but an appeal of
an administrative decision under RSA 676:5. He stated that the appeal challenged a June 3, 2026
determination by the Zoning Officer that Camp Cody's commercial uses were considered
grandfathered. He requested that all materials submitted with the appeal be incorporated into the
record.

Attorney Philip Marbury argued that:

e Camp Cody bears the burden of proving that any claimed non-conforming uses existed
when the local zoning ordinance became effective on October 6, 1987.

e No evidence had been presented establishing that current off-season commercial
activities existed in 1987.

o Historic camp activities are not necessarily equivalent to current commercial operations.

o Expansion of a non-conforming use may become unlawful when the nature, purpose, or
impact of the activity substantially changes. He cited New Hampshire case law regarding
natural growth versus impermissible expansion of non-conforming uses.

Attorney Philip Marbury asserted that Camp Cody has experienced substantial increases in:

e Year-round operations.

e Weddings and event hosting.

o Traffic and deliveries.

e Commercial intensity.

o Buildings, lodging, dining facilities, and infrastructure.

Testimony of Sharlene Cabhill:

Ms. Cahill testified that when she and her husband purchased their property in 2015, Camp Cody
operated primarily as a summer camp and was relatively quiet during the off-season. Ms. Cahill
stated that since approximately 2018 she has observed:

e Increased year-round use.

¢ Frequent weddings and large events.

¢ Increased deliveries beginning early in the morning.

e Bus traffic late at night.

e Additional employee vehicles.

e More lighting from buildings and parking areas.

e Noise, littering, smoking, and trespassing associated with events.

She testified that these impacts significantly affect neighboring properties and differ substantially
from the camp operations she observed when purchasing her home.

Board Discussion



Board members questioned:

e How much expansion of a non-conforming use is permitted under the ordinance.

o  Whether growth constitutes normal business evolution or a fundamentally different use.

e Whether specific activities such as weddings are merely incidental to camp operations or
constitute a separate commercial enterprise.

e Whether evidence exists establishing the extent of pre-1987 activities.

It was noted by Anne Cunningham that, during her time on the Planning Board, Camp Cody,
presented themselves well, however she does not recall Camp Cody referencing of a wedding
venue in terms of expansion.

Karl Ogren and Craig Niiles spoke to the issue of quantifying expansion.

Response by Camp Cody
Timeline Issue

Attorney Chris Meier argued that the Cabhills' appeal should be dismissed because it was not filed
within the statutory 30-day appeal period.

Attorney Chris Meyer, Camp Cody, asserted that:

e The Town communicated its grandfathering determination no later than February 3,
2026.

e Additional communication occurred on May 12, 2026.

e The Cahills and OLA were aware of these determinations prior to the June filing.

e A party cannot repeatedly trigger new appeal periods by requesting repeated
confirmations of the same administrative decision.

Attorney Philip Marbury, Cahills, argued in response that:

e The June 3, 2026 communication was the first notice his clients received of an official
determination.

o Administrative decisions cannot trigger appeal rights before notice is communicated to
affected parties.

e The Town's process lacked formal public notice and a documented decision date.

Board members engaged in extensive discussion regarding:

e When the appeal clock begins.

e Whether the clock starts when a decision is made or when it is communicated.
o Whether a Select Board action occurred.

e  Whether an administrative decision exists in an identifiable form.

Camp Cody Testimony:
Camp Cody Executive Director Philip Ross testified that:
e Camp Cody and its predecessor organizations have operated on the site for roughly 100
years.

o Off-season events, weddings, conferences, scout activities and community programs
occurred well before 1987.



Former owner Alan Stolz officiated weddings on the property.
Facilities were constructed in the early 1980s to support conferences and events.
Such activities have continued consistently since that time.

Mr. Ross argued that:

The uses at issue are longstanding and grandfathered.

Similar issues have been reviewed by multiple zoning officials over the years.
Numerous state investigations prompted by complaints found no violations.

Camp Cody provides important economic and educational benefits and year-round
employment

Anna Gross testified:

Events and parking uses predate her employment beginning in 2001.
Current utilization of facilities is consistent with historic patterns.
Event activity today is actually lower than some earlier years.

Angela Quint, a year-round employee, spoke regarding:

Camp Cody's role as a significant year-round employer.

Educational and retreat programming.

Economic contributions to the community.

The personal impact any restriction could have on employees and families.

Abutter Comment:

Mark Salvati, abutter, who recalled activity dating back decades and encouraged
cooperation between neighbors.

Public Comment:

Les Babb, Town of Freedom Selectman and former Zoning Officer, stated he investigated
similar complaints around 2000-2001 and concluded weddings predated 1987.

Sarah Burrell, who described long-running educational activities at the camp.

Susan Hoople, who raised questions regarding septic system approvals.

Darwin Moulton, who spoke in support of the camp as a longstanding community
institution.

Attorney Jason Dennis and Susan Marks on behalf of OLA, who emphasized
environmental review, permitting, and adherence to zoning procedures.

Board Deliberation and Continuance

After discussion, ZBA members agreed additional legal guidance was needed.

Questions identified for Town Counsel included:

1.

When does the 30-day appeal period begin?

2. What constitutes the relevant administrative decision?



Was there a formal Select Board determination?

What evidence is sufficient to establish historic use?

What degree of expansion is permissible under non-conforming use law?
Whether OLA possesses standing.

S kW

Karl Ogren moved to continue the Cahill appeal to August 25, 2026 at 7pm at The Town Hall, 16
Elm Street, Freedom NH. Anne Cunningham seconded.

Vote: Unanimous. Motion carried. The matter was continued to August 25, 2026.

Return to OLA Application
Following continuance of the Cabhill case, the Board briefly returned to OLA's application.
Additional discussion focused on:

e OLA's membership structure.

e Whether membership alone creates standing.

o The organization's active membership and mailing lists.
o The applicability of prior case law.

The Board determined that the standing issue should also be reviewed by Town Counsel before
proceeding further.

Karl Ogren moved to continue the OLA application to August 25, 2026 at 7pm at The Town Hall
16 Elm Street, Freedom NH. Craig Niiler seconded.

Vote: Unanimous. Motion carried.

Application 58-19-26 Marjorie Amico
Property is located at: 71 Beach Club Drive,
Map 58 Lot 19

Applicant Request:
Variance Article 3, Section 304.5 Front Yard and side Yard setback.
Applicant Presentation:
Marjorie Amico presented:
e She would like to Construct a roof over an existing boat parking pad requiring setback
relief.
e The existing concrete pad was constructed in approximately 2002.
e She wishes to construct an open-sided roof structure to protect her boat from weather.
e The structure would be approximately 27 feet by 17 feet and 15 feet high.
e [t would remain screened by existing vegetation.
e The proposed roof would not alter the character of the neighborhood.
e The boat currently sits approximately 27 feet from the roadway.

Marjorie Amico provided photographs and illustrations of the proposed structure and noted
support from neighboring property owners in the form of printed emails.



Public Comment:
e No abutters were present

e Public Comment was in support

Board Discussion:

o Setbacks of existing cement pad

e Prior approvals related to the pad.

e Preservation of vegetative screening.

o Ensuring the structure remains an open boat shelter and not an enclosed building.
e No abutters opposed the request.

Decisions:

Variance — Article 3, Section 304.5 - Side Yard Setback Relief

1. 4 carried—1 defeated motion carried

2. 4 carried—1 defeated motion carried

3. 4 carried-1 defeated motion carried

4. 5-0 motion carried

5. A.i. 4 carried—1 defeated motion carried
ii. 5-0 motion carried

Motion: Chairman Lees motioned to approve the Variance from Article 3, Section 304.5
Vote: 4 carried—1 defeated Approved

Conditions of Approval:

1. Per Plan Titled: Variance Plan Land of Marjorie L. Amico Revocable Trust Dated June
25,2026

2. Building not to be enclosed

3. Vegetation buffer to be preserved. No trees cut along property line with tax map 58
lot 21

Finding of Facts:
1. Concrete pad is existing since 2000 with Approval from zoning officer.
2. All abutters have written support for the proposed application.

Notice
The applicant was advised:
e A 30-day appeal period applies.
e Work commenced during the appeal period is at the applicant's risk.
e Approvals expire if substantial work does not begin within two years.

Meetings Attachments: See attached:
e Exhibit A 21.1.1-1.26B Cahill Appeal Application

e Exhibit B Camp Cody Supporting Documents

Adjournment
Following completion of business, the meeting adjourned at 10:13pm
Respectfully submitted,

Nicole Ricciardi
Recording Secretary
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Zoning Board of Adjustment '
Town of Freedom, New Hampshire
P.O. Box 227 —— — ]
Freedom, NH 03836

In re: Camp Cody, Inc. / Peter & Rachael Ross Holdings, LLC

Property: 9 Cody Road, Freedom, New Hampshire; Tax Map 21, Lots 1 and 1-1
Appellants/Petitioners: David G. Cahill and Sharlene Cahill, owners of abuttmg property at 22
Cody Road, Freedom, New Hampshire; Tax Map 20, Lot 1

APPEAL FROM ADMINISTRATIVE DECISION AND
PETITION FOR ZONING ENFORCEMENT

Pursuant to RSA 676:5, David G. Cahill and Sharlene Cahill appeal the Town of Freedom Zoning
Officer’s administrative decision treating Camp Cody’s ongoing commercial wedding, conference, retreat,
restaurant, and related event uses at 9 Camp Cody Road as “grandfathered.”

This appeal seeks reversal of that administrative decision and a determination that the challenged
commercial uses are not protected nonconforming uses under the Freedom Zoning Ordinance because they
were not lawful uses in existence when the Town of Freedom Zoning Ordinance was adopted on October
6, 1987, and because the present public-facing commercial event operations constitute new uses or
impermissible expansions requiring all applicable municipal approvals.

Parties and Standing

1. David G. Cahill and Sharlene Cahill own real property located at 22 Cody Road, Freedom, New
Hampshire, identified in the matter materials as Tax Map 20, Lot 1. Their parcel abuts or is directly affected
by Camp Cody’s property at 9 Camp Cody Road, Tax Map 21, Lots 1 and 1-1.
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2. As abutters affected by a decision involving interpretation and application of the Freedom Zoning
Ordinance, the Cahills are entitled to appeal under RSA 676:5.

Administrative Decision Appealed From

3. The appealed decision is the Town’s determination, communicated by the Zoning Officer, that
Camp Cody’s wedding venue, conference center, retreat center, restaurant, and related commercial event
uses are considered “grandfathered.”

4. On February 3, 2026, in response to an Ossipee Lake Alliance inquiry, the Zoning Officer stated
that “the evidence suggests long-standing and established use” and that, following discussion with the
selectmen, “this matter would be regarded as grandfathered.”

5. On May 12, 2026, in response to the Ossipee Lake Alliance zoning violation complaint, the Zoning
Officer again stated that “at this point they are considered grandfather.”

6. The Cahills submitted their own zoning complaint on June 2, 2026, requesting investigation and
action regarding Camp Cody’s ongoing commercial uses.

7. Ata Town Meeting held on or about June 8, 2026, the Town informed the Cahills that the Camp
Cody uses were considered “grandfathered.”

8. Additionally, on June 3, 2026, Bryan Fontaine the Zoning Officer for the Town of Freedom, NH,
responded to the Cahills via email informing them that the commercial uses that Camp Cody was engaged
in were “considered grandfathered.” This email constitutes the specific administrative decision that is being
appealed.

Factual Background

9. Camp Cody has historically been treated as a seasonal children’s summer camp. In recent years the
Camp has begun putting forward additional public-facing commercial uses marketed as White Mountain
Weddings, Lake Ossipee Conference Center, and NH Retreat Center.

10. On June 1, 2023, Peter and Rachael Ross Holdings LLC registered trade names for White
Mountain Weddings, Lake Ossipee Conference Center, and Camp Cody. The stated purpose of White
Mountain Weddings was “Wedding Venue,” and the stated purpose of Lake Ossipee Conference Center
was “Conference Center.”

11. The businesses are marketed separately to the public. White Mountain Weddings is promoted as

a wedding venue, and NH Retreat Center / Lake Ossipee Conference Center is promoted as a group-event
location at Camp Cody.

APPEAL LETTER - CAHILL |2 OF 8



12. Advertising materials show large-scale event operations, including lodging for 10 to 500 guests,
custom menus, exclusive access to a 100-acre lakeside resort, the ability to “party the night away,” and group
accommodations up to 500 guests.

13. Camp Cody’s septic design materials distinguish between camp use and a separate mutually
exclusive use of the dining hall when youth camp is not in session. The stated purpose is to permit that
mutually exclusive use and create two distinct construction and operation approvals so that NHDHHS can
issue a food service license associated with the mutually exclusive use.

14. The septic materials describe the mutually exclusive use as requiring septic tank storage for 10,000
gallons per day and increasing total tank capacity to 15,000 gallons.

15. The Cahills have observed wedding-related activity each year beginning around May 1, resuming
after camp sessions, and continuing through late October, including multiple events on some holiday
weekends.

16. The Cahills have observed substantial traffic, driveway interference, late-night noise, lighting,
trespass, debris, alcohol containers, broken glass, urination, smoking, and speeding associated with the
event uses.

17. These uses and burdens are far more extensive and expansive than the use impacts of the summer
camp that has been approved by the Town of Freedom and bears a far greater burden on the Cahills as
abutters.

Applicable Local Ordinance Provisions

18. The Town of Freedom Zoning Ordinance was adopted on October 6, 1987. The Town’s published
ordinance identifies the ordinance as the Zoning Ordinance of the Town of Freedom, New Hampshire,
1987, adopted October 6, 1987

19. Section 901 of the Freedom Zoning Ordinance provides that a lawful structure or use existing at
the time of adoption of the Ordinance, or an amendment to it, may continue although it does not comply
with the Ordinance. Section 901 states:

Any lawful structure or use of a building in existence at the time of the adoption of this
Ordinance, or of any amendment hereto, may be continued although such structure or use
does not comply with the provisions of this Ordinance. Such structures shall be known as
Non-Conforming Structures, and such uses as Non-Conforming Uses.

20. The Camp Cody property is located in the General Residential District and the Shorefront
District overlay.
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21. These additional commercial uses are not permitted in the General Residential District or
Shorefront District overlay, do not qualify as special exception uses, and therefore require appropriate
zoning and site plan review, including review of regional impact where applicable.

Applicable New Hampshire Law

22. RSA 676:5 authorizes an abutter to appeal to the Zoning Board of Adjustment from an
administrative officer’s decision involving the construction, interpretation, or application of the terms of a
zoning ordinance. The statute defines an “administrative officer” to include an official or board responsible
for enforcing the ordinance, and defines a decision to include any construction, interpretation, or
application of the ordinance implicated in enforcement proceedings

23. New Hampshire law protects only the lawful nonconforming use that actually existed when zoning
attached. In Town of Hampton v. Brust, 122 N.H. 463, 446 A.2d 458 (1982), the New Hampshire Supreme
Court explained that while a landowner may continue a lawful nonconforming use, and may in some
circumstances increase volume, intensity, or frequency, it may do so only where the change does not
substantially alter the nature and purpose of the original use or have a substantially different effect on the
neighborhood. Id. at 469. The Court also held that the party claiming protection bears the burden to show
the use is not new and impermissible. Id.at 470.

24. In Grey Rocks Land Trust v. Town of Hebron, 136 N.H. 239, 614 A.2d 1048 (1992), the New
Hampshire Supreme Court reaffirmed that the analysis looks to the facts existing when the nonconforming
use was created; whether the challenged use reflects the nature and purpose of the original use or is instead
a different use; and whether the challenged use has a substantially different impact on the neighborhood.

25. RSA 674:43 authorizes local site plan review of nonresidential development where a municipality
has adopted site plan review regulations. RSA 36:54 et seq. address review of developments of regional
impact. Those statutory frameworks reinforce why substantial commercial event operations should not
bypass local review through an unsupported grandfathering determination.

Grounds for Appeal

A. The Town applied the wrong grandfathering standard.

26. Section 901 does not ask whether “many camps around the lake” have engaged in operational
practices for many years. It asks whether the specific structure or use at issue was a lawful use in existence
at the time the Ordinance was adopted. The relevant date is October 6, 1987.

27.The present record does not show that White Mountain Weddings, Lake Ossipee Conference
Center, NH Retreat Center, a 245-seat restaurant use, or comparable commercial event operations existed
at Camp Cody before October 6, 1987. The available evidence instead points to recent separate trade-name
registrations, separate public marketing, and recent septic and food-service approval materials
distinguishing camp use from “mutually exclusive use.”
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28. A generalized statement that camp operational practices have existed for “a considerable number
of years” does not establish grandfathered status. It does not identify the pre-1987 use, prove the use was
lawful, define the scope of the use, or compare that scope to the present commercial operations.

B. The current operations are separate commercial uses, not seasonal children’s camp uses.

29. The challenged operations are not merely occasional events incidental to a children’s camp. The
record shows separate trade names, separate websites, large-capacity advertising, national or third-party
marketing, event lodging and food service for up to 500 guests, and public offerings of weddings, retreats,
private events, reunions, anniversaries, showers, bar mitzvahs, and corporate functions.

30. Camp Cody’s own septic materials separate “camp use” from what it describes as a “mutually
exclusive use.” A use separated from youth camp use for State septic and food-service purposes should not
be treated as the same use for local zoning purposes.

31. These submissions from Camp Cody demonstrate that these uses are not part of the Camp process,
as explicitly acknowledged by their own submissions to the State. Camp Cody wants to emphasize that their
event and restaurant operations are distinctly different from their camp operations in their engineering and
septic applications and documentation but then seek to claim that they are just part of their camp operations
for zoning purposes. This is disingenuous, manipulative, and intentionally deceitful.

C. Even if some nonconforming camp use exists, the challenged uses are an impermissible change or
expansion.

32. Under New Hampshire law, the ZBA must compare the nature, purpose, scope, and neighborhood
impact of the claimed original nonconforming use with the present challenged use. The record shows
substantial changes in nature, purpose, frequency, seasonality, customer base, intensity, infrastructure, and
neighborhood impact.

33. The claimed historical use is a seasonal children’s summer camp. The challenged uses are public-
facing commercial wedding, retreat, conference, restaurant, and event operations occurring outside the
camp season and marketed to the general public. These uses create substantially different impacts, including
late-night noise, traffic, buses, delivery vehicles, vendor traffic, access interference, lighting, trespass, trash,
alcohol-related impacts, stormwater and drainage concerns, septic expansion, and lake-shoreland impacts.

34. The septic expansion is not a minor internal intensification of an existing camp use. The materials
describe a substantial increase in tank capacity to 15,000 gallons and a distinct restaurant/event use.
D. The grandfathering decision improperly bypassed required municipal review.

35. By treating the commercial uses as grandfathered, the Town has effectively removed the uses from
ordinary zoning, site plan, shorefront, and regional-impact review. That result is inconsistent with Section
901, the district use provisions identified in the record, and New Hampshire nonconforming-use law
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36. If the uses are not permitted by right or special exception in the General Residential District or
Shorefront District overlay (which they are not), Camp Cody must be required to seek appropriate zoning
relief, including any required variance. As commercial nonresidential uses, the uses should also be referred
for site plan review and, given the size, location, traffic, lake, wastewater, emergency-access, and regional
lake impacts, for a determination concerning development of regional impact.

E. Camp Cody should be required to prove any claimed grandfathered use

37. Camp Cody should be required to produce competent evidence showing: (a) the exact use claimed
to have existed before October 6, 1987; (b) that the use was lawful when created; (c) the scope, frequency,
seasonality, physical area, structures, customer base, and impacts of that historical use; and (d) why the
current public-facing commercial wedding, conference, retreat, restaurant, and event operations are the
same protected use rather than a new use or substantial expansion

38. In the absence of that proof, the ZBA should reverse the administrative decision and determine
that the uses are not grandfathered.

Requested Relief

For the foregoing reasons, David G. Cahill and Sharlene Cahill respectfully request that the
Zoning Board of Adjustment:

A. Accept this filing as an appeal from an administrative decision under RSA 676:5 and the Town of
Freedom ZBA procedures.

B. Determine that the Cahills, as abutters and directly affected property owners, have standing to
pursue this appeal.

C. Reverse the administrative decision treating Camp Cody’s public-facing commercial wedding
venue, conference center, retreat center, restaurant, and related event uses as grandfathered.

D. Find that the record does not establish that those uses were lawful uses in existence at Camp Cody
before adoption of the Town of Freedom Zoning Ordinance on October 6, 1987.

E. Find that the challenged uses are separate commercial uses, or alternatively substantial changes or
expansions of any historical camp use, and therefore are not protected under Section 901 or any
related nonconforming-use provision of the Freedom Zoning Ordinance.

F. Determine that Camp Cody must cease or suspend the challenged commercial uses unless and until
it obtains all required municipal approvals, including any required variance, site plan review,
shorefront-related approvals, building or health approvals, and any required development-of-
regional-impact review.
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G. Direct the Zoning Officer and other appropriate Town officials to require Camp Cody to submit
competent evidence supporting any claimed nonconforming-use status, including historical
evidence of the specific pre-October 6, 1987 use claimed.

H. Refer or remand the matter to the appropriate municipal boards and officials for enforcement and
review consistent with the ZBA’s decision.

I. Provide such other and further relief as the ZBA deems just and appropriate to enforce the Freedom
Zoning Ordinance and protect abutters, public safety, the Shorefront District, and Ossipee Lake.

Materials Submitted or Incorporated by Reference
The Cahills submit and/or incorporate by reference the following materials in support of this appeal:

i.  Cahill Zoning Complaint dated June 2, 2026.

ii.  E-mail correspondence from Bryan Fontaine to David and Sharlene Cahill dated June 3, 2026.

iii. ~ May 12, 2026 Zoning Officer Decision to OLA’s Complaint (email from Bryan Fontaine on May
12, 2026)

iv.  Ossipee Lake Alliance Appeal From Administrative Decision, including Recitation and Summary,
dated June 9, 2026.

v.  Abutter List and Mailing Labels

vi.  Ossipee Lake Alliance Appendix B, Correspondence with Zoning Officer.

vii.  Ossipee Lake Alliance Appendix C, screenshots and advertising materials for White Mountain
Weddings and NH Retreat Center / Lake Ossipee Conference Center.
viii.  Ossipee Lake Alliance Appendix D, Camp Cody Lot Plan and septic design notes.

ix.  Any photographs, videos, correspondence, witness information, contractor/engineering
information, and other records the Cahills may submit before or at the ZBA hearing concerning
traffic, noise, access interference, trespass, drainage, erosion, standing water, runoff, septic,
environmental, and abutter impacts.

Reservation of Rights

The Cahills reserve the right to supplement this appeal with additional facts, exhibits, legal
authorities, and witness testimony before or at the public hearing. Nothing in this filing waives any rights,
remedies, claims, defenses, objections, or positions the Cahills may have in any pending or future litigation,
zoning proceeding, planning proceeding, enforcement matter, administrative appeal, or other proceeding
involving Camp Cody, the Town of Freedom, drainage, runoff, erosion, trespass, nuisance, property
damage, permitting, zoning, site plan review, or environmental impacts.

Conclusion

The Town’s grandfathering determination should be reversed. The record does not establish that
Camp Cody’s current wedding venue, conference center, retreat center, restaurant, and related commercial
event operations existed lawfully before October 6, 1987. The record instead shows separate commercial
businesses, public-facing advertising, shoulder-season and non-camp activity, a distinct mutually exclusive
restaurant/event use, major septic expansion, and substantial abutter and shoreland impacts.
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The ZBA should require Camp Cody to comply with the same zoning, planning, shoreland,
environmental, and permitting requirements applicable to other property owners and commercial
operators in the Town of Freedom.

Respectfully submitted,

Phillip E: Marbury, Esq.

PEM/amh
Enclosures: as stated
cc: client
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To reach ZixCorp, go to: hitp./www.zixcorp.com/info/zixmail

DQ NOT WRITE [N THIS SPACF
APPLICATION #
DATE FILED
APPLICATION TO ZONING BOARD FEE PAID
OF ADJUSTMENTS RECEIVED BY
FREEDOM, NEW HAMPSHIRE 03836

Name of Applicant(s) _David G. Cahill and Sharlene Cahill

Mailing Address_126 Eim Street, Unit 1

Telephone Number(s) (617) 529-2115

Property Owner(s) Camp Cody, Inc. / Peler & Rachael Ross Holdings, LLC
(I same as applicant, writc “Same¢™)
Mailing Address 345 Heritage Ave. #1604, Portsmouth, NH 03801

Location of Property: Tax Map #21 Lot #1 and 1-1 Zoning District

Physical Address of Property 9 Cody Road Freedom NH 03836

Name, Address and Map/Lot of all abutters whose property adjoins or is directly across
the street or stream from the property of the applicant. Additional pages may be added.
MAPENOTE NAME sand ADDRESS

Ses attached Abutters List Report

Date: Signe,

- f\‘ .
This application has co et@ in .\ﬁ ith{the Zoni n!' de Qf't
Town of Freedom. ;
j , -

New Hampshire State law requires the ZBA 1o hold a hearing within 30 days of the filing of this
application unless the applicant agrees to extend that period. The undersigned hereby waives the 30-day
time limit with the understanding this application will be heard within 60 days of the date of filing.

Signed:

I hereby acknowledge receipt of the application for appeal:

Date: Signed:




Application
Page 2

Attach Plot Plan: Specify ALL dimensions, locate wells, septic system, label abutters
and all structures.

Note: Attach copy of Zoning Officers denial as well as the Plot Plan. This application is not
acceptable unless all required statements have been made. Additional information may be
supplied on a separate sheet if the space provided is inadequate.

Complete Section 1, 2, 3 or 4.
Section 1. APPEAL FROM AN ADMINISTRATIVE DECISION
Relating to the interpretation and enforcement of the provision of Article 9

Section 901 of the Zoning Ordinance in question describe decision of the officer to be

reviewed:
See attached "Appeal From Administrative Decision and Petition for Zoning Enforcement."

Also submit a Plot Plan — see page 7.

OR
Section 2. APPEAL FOR SPECIAL EXCEPTION

Describe proposed use requiring a special exception from Article Section
of the Zoning Ordinance:

Also continue to Page 6; submit a Plot Plan — see page 7.
OR

ZBA APPLICATION
10/2013



Application
Page 3

Section 3. APPEAL FOR VARIANCE

A variance is requested from Article Section of the zoning
ordinance to permit

Facts in support of granting the variance:
1. Granting the variance would not be contrary to the public interest because:

2. If the variance were granted, the spirit of the ordinance would be observed because:

3. Granting the variance would do substantial justice because:

4. If the variance were granted, the values of the surrounding properties would not be
diminished because:

ZBA APPLICATION
1012013



Application
Page 4

5. Unnecessary Hardship
A. Owing to special conditions of the property that distinguish it from other
properties in the area, denial of the variance would result in unnecessary
hardship because:
i. No fair and substantial relationship exists between the general public purposes
of the ordinance provision and the specific application of that provision to the
property because:

and:
ii. The proposed use is a reasonable one because:

B. Explain how, if the criteria in subparagraph (A) are not established, an
unnecessary hardship will be deemed to exist if, and only if, owing to special
conditions of the property that distinguish it from other properties in the area, the
property cannot be reasonably used in strict conformance with the ordinance, and
a variance is therefore necessary to enable a reasonable use of it.

NOTE TO APPLICANT AND ZONING BOARD REGARDING THE UNNECESSARY
HARDSHIP TEST: If the above criteria for unnecessary hardship cannot be met, then the
Zoning Board can still find unnecessary hardship if, and only if, owing to special conditions of
the property that distinguish it from other properties in the area, (a) the property cannot be
reasonably used in strict conformance with the ordinance, and (b) a variance is therefore
necessary to enable a reasonable use of the property. See VARIANCE WORKSHEET and RSA
674:33,1(b).

Also continue to Page 6; submit a Plot Plan - see page 7.
OR

ZBA APPLICATION
10/2013



Application
Page 5

Section 4. APPLICATION FOR EQUITABLE WAIVER OF DIMENSIONAL
REQUIREMENTS

An Equitable Waiver of Dimensional Requirements is requested from Article
Section of the Zoning Ordinance to permit:

1. Does the request involve a dimensional requirement, not a use restriction?
() Yes ()No Ifyou answer “No” you are not entitled to an equitatable waiver of dimensional
requirement. These waivers may not be granted from use restrictions.

2. Explain how the violation has existed for 10 years or more with no enforcement action, including
written notices, being commenced by the town or by any person directly affected:

-OR-
If the violation has not existed for 10 years without enforcement action, you must:

A. Explain how the nonconformity was discovered after the structure was substantially
completed or after a vacant lot in violation had been transferred to a bona fide purchaser, and
B. Explain how the nonconformity was not an outcome of ignorance of the law or bad faith but
was instead caused by a legitimate mistake:

A.

B.

Also, you must:

Application

ZBA APPLICATION
1072013



Page 6

3. Explain how the nonconformity does not constitute a nuisance nor diminish the value or
interfere with future uses of other property in the area:

4. Explain how the cost of correction far outweighs any public benefit to be gained:

I assume full responsibility for the accuracy of all plans and supporting
information submitted with this application. I understand that I may be
required to move/remove any improvement if an exact determination of any
aspects of this application are found to be false or inaccurate.

I am aware that a state shoreland permit is required prior to initiating many
types of construction, excavation or filling activities within the protected
shoreland and any variance granted by the Freedom ZBA is contingent on
approval and issuance of a permit from the NHDES (if applicable). The
approved permit needs to be supplied to the Freedom Zoning Officer prior to

Before planning or undertaking any construction, excavation or filling within
the protected shoreland, contact NHDES:

Visit the DES web site below to determine if your property comes under the
protection of the Comprehensive Shoreland Protection Act (CSPA). Read
DES fact sheet, water bodies Under the Protection of the CSPA.

NH Department of Environmental Services
Wetlands Bureau

603-271-2147

www.des.nh.gov

ZBA APPLICATION
1072013




Received:

7 , INT FO

To Whom 1t May Concem:

I'would like to register the following complaint;

el alnche o\

(Construction w/out permit, illegal sign, illegal use of property) Please be specific.

Located at the following address: Tax MC\P 2l Lo \(5 L and |-\
‘ (Property Address)
ﬂ Q (\MP (\ dAyY

(Dfscribe Location on the Property)

Owned by: (\QN\D (\(h(&\[ LNC\

I(Owner 's Name)

I am requesting the assistance of the Township to determine if a zoning violation exists
and take the necessary corrective actions.

Complainant mayremafn Anonymous Qi \ ,U& (\ &L\&/\

~ (Signature of Complainant)

2 Cody Raod Freedom, Nl

(Address of Complainant)

G0 %29 s 9383%

(Phone Number of Complainant)

DateFiled:__ JUNQ_ 9\} 03¢

Rev. 01022018




June 2,2026

Town of Freedom

Zoning Administrator
33 Old Portland Road
Freedom, NH 03836

RE: Request for Investigation and Zoning Enforcement — Camp Cody (Tax Map 21, Lots 1 and 1-1)
Dear Zoning Administrator:
We have owned our home on Ossipee Lake for more than ten years and respectfully request that the
Town investigate and take appropriate action regarding ongoing activities at Camp Cody, Tax Map 21,
Lots 1and 1-1, which abuts our property at Tax Map 20, Lot 1.

Camp Cody appears to be operating commercial businesses unrelated to its approved use as a
seasonal children's summer camp, including:

White Mountain Weddings

Website: www.yoursummercampwedding.com

Lake Ossipee Conference Center / NH Retreat Center

Website: www.newhampshireretreatcenter.com
These businesses are actively marketed to the public through separate commercial websites and

appear to operate outside the seasonal children's camp use authorized by the Town.

Our understanding is that Camp Cody is approved to operate a seasonal children's summer camp
under Article 16 of the Freedom Zoning Ordinance. Neither the wedding venue use nor the conference
center use are permitted in the General Residential District (Table 304.2) or the Shorefront District
(Table 304.5). Neither commercial use qualifies as a Special Exception Use under Sections 304.2 and
304.5. Since these uses are not allowed by right or by Special Exception, they require appropriate
zoning approvals, including any required variances, Site Plan Review, and Regional Impact review.
YEAR-ROUND COMMERCIAL ACTIVITY

gased on what we have observed, wedding-related activity generally begins around May 1 and
continues until shortly before the first camp session begins. Following the final summer camp session,
wedding activity resumes and typically continues through late October. On some holiday weekends,
multiple weddings have occurred within the same weekend. There have also been periods where
wedding-related events have taken place on several consecutive weekends.

Based on what we have observed, Camp Cody also rents its facilities for conferences, retreats,
weddings, special events, and other activities outside the seasonal children's camp period.

This year-round commercial activity has created a substantially higher volume of traffic, including
buses, delivery trucks, vendor vehicles, employee traffic, construction vehicles, and guest vehicles.
The parking lot is frequently so busy that buses, trucks, and delivery vehicles back down the road with
warning alarms sounding continuously. The increased traffic interferes with safe access to and from

our property.
Camp employees have escorted buses into our driveway and onto our property, Vehicles frequently

block or congest access to our driveway. At times, we must wait extended periods to safely enter or

e e R




leave our property,
The increased traffic and activity have significantly diminished our ability to peacefully enjoy Gur horme,
Late-night headlights regularly shine into our home and across our property. Event lighting rernaing
visible for extended periods and creates ongoing disturbances.
We have also experienced significant noise associated with weddings, receptions, conferences, and
other events. Based on what we have observed, these disturbances frequently continue into iate
evening and early morning hours, at times as late as approximately 3:00 AM.
Event attendees have repeatedly trespassed onto our property. This has included walking dogs, ieaving
beer cans, alcohol containers, broken glass, trash, and other debris associated with events.
Guests have also been observed urinating and smoking on our property.
Event attendees frequently congregate directly in front of our driveway, requiring us to ask people to
move in order to access or leave our property.
We have also observed vehicles associated with these events traveling at excessive speeds along the
road during late-night hours. |
WATER, DRAINAGE, AND ENVIRONMENTAL ISSUES
We first reported water-related concerns to Camp Cody in 2018 and again in 2021, but our concerns
were not addressed. |
At that time, a culvert or drainage trench appeared to direct water toward our property, resulting in
water flowing onto our land.
We again raised these concerns before the Planning Board in January 2026.
Based on what we have observed, Camp Cody subsequently installed green drainage pipe that
discharges water toward our property, resulting in additional saturation.
Since the week of May 25, 2026, conditions have significantly worsened. Serious erosion is now
affecting multiple areas of our property, along with new standing water, drainage issues, and sediment
runoff.
Areas that historically remained dry are now saturated. Our three unused septic tanks have become
compietely filled with water.
These conditions raise serious concerns regarding stormwater management and the long-term
environmental impacts to our property and Ossipee Lake.
SEPTIC EXPANSION AND COMMERCIAL USE
To our knowledge, these uses have never received the required Town approvals.
Further evidence that these are separate commercial uses is found in Camp Cody's recent septic
. expansion application. We understand that Camp Cody has expanded septic capacity from
! approxnmately 5,000 gallons to 15,000 gallons while retaining the existing of 3 / 5,000-gallon tanks.
The application reportedly distinguishes between "camp use" and "mutually exclusive use." The latter
is described as being needed to serve a "245-seat restaurant” that would operate when camp is not in
session.
Since Camp Cody is approved only for camp use, the referenced mutually exclusive use appears to
constitute a separate commercial use that should be reviewed for compliance with the Freedom Zoning
Grdinance.
Because these uses have never undergone the appropriate municipal review, they may present
roncerns regarding groundwater protection, lake water quality, traffic safety, emergency access, noise,
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lighting, and neighborhood impacts. -
We believe these commercial uses do not qualify for grandfathered status and should comply with the
same zoning requirements applicable to all property owners and businesses in the Town of Freedom.
We are not asking the Town o prejudge the outcome of any review or enforcement proceeding. Rather,
we respectfully request that Camp Cody be required to obtain any approvals that may be necessary
and comply with the same zoning, planmng, environmental, and permittmg requurements that apply to
ali property owners and busmesses in the Tovm of Freedom
REQUEST FOR ACTION S
Based on the foregoing, we respectfuny request that the Town* '
1. Investigate these activities; S o
2. Determine whether Camp Cody is operatmg m comphance with ail apphcabie zoning, site plan,
and environmental regulations; - :
3. Determine whether the wedding venue conference center retreat center restaurant and related
- activities requ;re zonmg relief, S;te Pian Rewew, Regxonal Impact review, or other municipal
approvals; :
4. Determine whether these act:vutxes quahfy for grandfathered status. under the Freedom Zoning
Ordinance; and ‘
5. .Require Camp Cody to obtam any approvals determlned to be necessary by the Town.
We are prepared to provide photographs videos, correspondence and documentation dating back to
2018 including evidence of trafflc nozse trespassmg, dramage issues, ‘erosion, standmg water, and
environmental impacts. L :
Thank you for your attention to th!S matter |
Respectfully submitted, BT
Sharlene Cahill
David Cahill
Tax Map 20, Lot 1
Ossipee Lake : L
rreedcm New Hampshsre S




From: Freedom Zoning FreedomZoning@townoffreedomnh.gov
Subject: Cahill / zoning complaint
Date: Jun 3, 2026 at 12:28:50PM
To: Sharlene Cahill davsha1231@icloud.com
Cc: Town Admin townadmin@townoffreedomnh.gov

You will have to speak with the board of selectman on this issue.

Best regards,

Bryan Fontaine

Building Inspector, Zoning Officer & Health Officer
Town of Freedom, NH 03836

%, 603-986-0486
freedomzoning@townoffreedomnh.gov

From: Sharlene Cahill <davsha1231@icloud.com>

Sent: Wednesday, June 3, 2026 8:36 AM

To: Freedom Zoning <EreedomZoning @townoffreedomnh.gov>
Cc: Town Admin <townadmin@townoffreedomnh.gov>
Subject: Re: Cahill / zoning complaint

Bryan,

Thank you for your quickresponse.

To better understand the Town’s position, could you please provide the documents,
permits, approvals, findings, records, or other information relied upon in
determining that White Mountain Weddings and Lake Ossipee Conference Center

(NH Retreat Center) are grandfathered uses?
Specifically, I am seeking documentation establishing:

* When each use was first established.

» Whether the uses existed prior to the adoption of applicable zoning regulations.

» Any approvals, determinations, or decisions issued by the Town regarding these

uses.

* Any records demonstrating continuous operation of these uses as grandfathered

nonconforming uses.



Thank you for your assistance.

Sincerely,

Sharlene and David Cahill

Sent from my iPhone

On Jun 3, 2026, at 7:55 AM, Freedom Zoning <FreedomZoning@townoffreedomnh.gov>
wrote:

Sharlene& Dave,

You can Make an appointment with Stacy to talk with the selectboard, at this point they are
considered grandfather. | have already had this discussion with the selectman through a
prior complaint very identical to the one received from you.

Best regards,

Bryan Fontaine

Building Inspector, Zoning Officer & Health Officer
Town of Freedom, NH 03836

%, 603-986-0486

freedomzoning @townoffreedomnh.gov

From: Sharlene Cahill <davsha1231@icloud.com>

Sent: Wednesday, June 3, 2026 7:22 AM

To: Freedom Zoning <FreedomZoning@townoffreedomnh.gov>; Town Admin
<townadmin @townoffreedomnh.gov>

Subject: Cahill / zoning complaint




Sent from my iPhone
<Received.pdf>
<June 2,2026.pdf>



<%} RE: Zoning Violation Complaint - Cody

Freedom Zoning <FreedomZoning@townoffreedomnh.gov> Tuesday, May 12, 2026 at 12:27PM
To: dsmith; Ce: FCC; TownAdmin ¥

' Zoning Complalnt 4....
=) 6MB

D;':ﬁnlloéc‘l All + Preview All

Dave,
You can Make an appointment with Stacy and to talk with the selectboard, at this point they are considered grandfather.

Best regards,

Bryan Fontaine

Building Inspector, Zoning Officer & Health Officer
Town of Freadom, NH 03836

 603-986-0486

i freedomzoning@townoffreedomnh.gov
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OSSIPEE LAKE ALLIANCE

PO Box 173, Freedom, NH 03838 - Tel: 914-588-3280 - www.ossipeelake.org

PRESERYE. PROTECT. EDUCATE.

June 9, 2026

Mr. Scott Lees, Chair

Zoning Board of Adjustment
Town of Freedom

P.O. Box 227

Freedom, NH 03836

Dear Chairman Lees:

Attached please find an Appeal from an Administrative Decision based on a May 12, 2026, determination
by the Zoning Officer that was made in response to a Zoning Complaint about Camp Cody.

This submission includes the following required material:

A completed Application to the Zoning Board of Adjustment, including a Section 1 narrative.
Appendix A: Abutters.

Appendix B: Correspondence with the Zoning Officer

Appendix C: Additional Screen Shots

Appendix D: Camp Cody Lot Plan and Notes

LA L

Attached is a check to cover the fee and the cost of notifying abutters by certified mail, as well as three
sets of labels for the abutter notification.

We believe this appeal is complete and complies with the town’s posted instructions. We found the
instructions confusing and, unfortunately, were unable to obtain guidance from the Zoning Officer,

correspondence attached.

Regards,

Sizad /é"\/l”_ﬂ\/ : Signed: \;é) )Acen) )m

David Smith, Co-Founder Susan Marks, Co-Founder




From: Susan Marks <marks.susan@gmail.com>
Sent: Saturday, June 6, 2026 9:12 AM

To: Freedom Zoning <FreedomZoning @townoffreedomnh.gov>
Cc: Town Admin <townadmin@townoffreedomnh.gov>

Subject: Questions on filing Appeal from an Administrative Decision

[You don't often get email from marks.susan@gmail.com. Learn why this is important
Good morning, Bryan. Will you please confirm that | am correct

about the following:

To file an Appeal From An Administrative Decision based on the
town's response to a Zoning Complaint, a person needs only to
provide the original submission and the town's response, complete
the narrative in Section 1 of the town's Instructions document for
such an appeal, and provide any information that supports the
appeal.

Am | also correct that a plot/lot plan is not necessary if the Appeal
From An Administrative Decision involves the town's interpretation
of the Zoning Ordinance and does not pertain to the interpretation
of a plot/lot plan, per se?

| know there are printing and payment requirements too, but | need
your guidance on the above. Thank you for your assistance in
explaining this, and | hope you will respond soon.

Respectfully, Susan Marks

Susan M. Marks
marks.susan@gmail.com
25 Packard Drive

PO Box 468

Freedom, NH 03836

On Jun 8, 2026, at 8:20 AM, Town Admin
<townadmin@townoffreedomnh.gov> wrote:

Good morning Susan,

Can you clarify if you are talking about a board decision or a Zoning
Officer decision.

Kindest Regards,
Stacy Bolduc

Town Administrator
Freedom NH, 03836
603-539-6323

townadmin@townoffreedomnh.gov



From: Susan Marks <marks.susan@gmail.com>

Sent: Monday, June 8, 2026 11:58 AM

To: Freedom Zoning <FreedomZoning @townoffreedomnh.gov>

Cc: Town Admin mi W V>

Subject: Re: Questions on filing Appeal from an Administrative Decision

[You don't often get email from marks.susan@gmail.com. Leam why this is important
Stacy, with respect, this question was directed to Bryan, as Zoning Officer, for

his explanation of the published process for an Appeal From an Admistrative
Decision. Regards, Susan

Susan M. Marks
marks.susan@gmail.com
25 Packard Drive

PO Box 468

Freedom, NH 03836

On Jun 8, 2026, at 2:16 PM, Freedom Zoning
<FreedomZoning@townoffreedomnh.gov> wrote:

Susan,

Stacy and | work together on most matters. We were both wondering what
zoning complaint/ administrative decision you are referring to would help
facility and answer for your questions.

Best regards,

Bryan Fontaine

Building Inspector, Zoning Officer & Health Officer
Town of Freedom, NH 03836

R 603-986-0486
* freedomzoning@townoffreedomnh.gov



Re: Questions on filing Appeal from an Administrative

Decision
Susan Marks <marks.susan@gmail.com> Yesterday at 4:48PM
To: Freedom Zoning; Cc: Town Admin ¥

—> You forwarded this message on 6/8/26, 5:39PM. Show Forward |
Bryan, the reason | am asking these questions is that the town’s published instructions for
filing an Appeal from an Administrative Decision are unclear to me. |I'm asking you to
clarify them. Let me be more specific about what is unclear.

Section 1 of the "Instructions to Applicants Appealing to the Zoning Board of Adjustment”
pertains to an "Appeal from an Administrative Decision." This is defined as instances where
you "have been denied a building permit or are affected by some other decision regarding_
the administration of the Freedom Zoning Ordinance." The latter appears to include an
appeal of a decision rendered in response to a zoning complaint filed through the town’s
defined zoning complaint process.

The part that is unclear is this language: "When you are appealing an Administrative
Decision, a copy of the original application including the decision appealed from must be
attached to your application.”

If the appeal is based on "some other decision regarding the administration of the Freedom
Zoning Ordinance," such as a response to a zoning complaint, what is the “original
application including the decision appealed from...”? Could “application” mean the zoning
complaint and the town’s response to it?

The instruction "Review section of General Conditions for all appeals” says to “Attach a
completed Plot Plan.” An appeal of a decision made in response to a zoning complaint
(whomever made it) would not necessarily have involved a plot plan.

My concern is that the requirements for an “original application” and a “plot plan,” neither
of which were part of a zoning complaint, could cause the ZBA to deny a request for an
appeal because they were not submitted.

So, to sum up, please confirm that | am correct in the following interpretation of the
requirements: To file an Appeal from an Administrative Decision based on the town's
response to a Zoning Complaint, a person needs only to: (a) provide the original complaint
submission and the town's response; complete the narrative in Section 1; and include any
information that supports the appeal. Plus, of course, pay the fee and provide the abutter
list.

RSA Section 676:5 does not distinguish between various town officials, so I'm not sure why
you are asking for this clarification. | believe an appeal can be from either a zoning officer’s
decision or a Select Board’s decision in response to a zoning complaint. The questions I'm
asking are simply to clarify the instructions.

Respectfully, Susan Marks

Susan M. Marks

marks.susan@gmail.com

25 Packard Drive

PO Box 468
___Freedom, NH 03836

i



APFLICATION #
DATE FILED
FEE PAID

APPLICATION TO THE RECEIVED BY
ZONING BOARD OF ADJUSTMENT

Nams ot Appicaty_(/ ST/ g2 lafee Ylrare

Mailing Address f/i, @ox‘ [ F3

Telephone Number(s) ? / L/ C‘ﬁ 3&&)

Property Owner(s) C’“’hp__Qgg/v Lac,

Mailing Address

Location of Property: TaxMap# Q) Lot # /#/-)Zoning District
Physical Address of Property y ér /Q7

Name, Address and Map/Lot of all abutters whose property adjoins or is directly across the street
or stream from the property of the applicant. Additional pages may be added.

MAP/IOT ~  NAME and ADDRESS

This application has been completed in accordance with the Zoning Ordinance of the Town of

Freedom. ) ~
Date: {/y/}f Si v
7 7 Oz, (if agest, ownier must still sign)
Date: Signed: YAV q/ (;n Vs /LQ/
 Co~—foundes
Date: Signed:
Ownor {If agent, owner must still sign)




Section 1. APPEAL FROM AN ADMINISTRATIVE DECISION. Relating to the
interpretation and enforcement of the provision of Sections 901 and 802 of the Zoning
Ordinance in question, describe decision of the officer to be reviewed:

Recitati
On January 22, 2026, Ossipee Lake Alliance ("OLA") contacted Freedom's Zoning Officer by
email under the heading “ZO Inquiry Form."' The email stated that while it was reviewing a
Camp Cody Site Plan Application proceeding,? it found there were two commercial uses on
the property unrelated to the seasonal children's summer camp use.

The inquiry to the Zoning Officer contained screen shots of a wedding venue business
("White Mountain Weddings") and a conference center business ("N.H. Retreat Center").
The letter concluded: "It may be that a variance would be required for these commercial
uses." The inquiry was not a complaint, and it did not request the Zoning Officer to take any
action.

The Zoning Officer replied on February 3, 2026, to say that "It appears that the operational
practices of many camps around the lake have been in place for a considerable number of
years."

"Upon reviewing available information...the evidence suggests long-standing and
established use. Following my discussion with the selectmen, it is my understanding that
this matter would be regarded as grandfathered."

On April 13, 2026, OLA contacted the Zoning Officer by email under the heading "Zoning
Violation Complaint.” It did so after learning that Camp Cody had applied to DES to triple
the size of its septic system specifically to accommodate the additional commercial
businesses.

OLA asked the Zoning Officer to find that Camp Cody needed to apply for approval of these
additional commercial uses. It made the following case:

e There does not appear to be evidence that Camp Cody was operating the two
businesses prior to the adoption of zoning on October 6, 1987. They therefore do not
qualify for grandfathering. Section 901 of the Zoning Ordinance states that:

"Any lawful structure or use of a building in existence at the time of the adoption of this
Ordinance, or of any amendment hereto, may be continued although such structure or
use does not comply with the provisions of this Ordinance. Such structures shall be
known as Non-Conforming Structures, and such uses as Non-Conforming Uses."

! All correspondence is contained in Appendix B.
2Verdantas for Camp Cody, December 19, 2025. The application was withdrawn on February 13, 2026.



In addition, OLA cited compelling evidence that the establishment of the additional
commercial uses post-dated zoning. Peter and Rachael Ross Holdings LLC? obtained
trade name registrations for "White Mountain Weddings" (stated purpose "wedding
venue") and “Lake Ossipee Conference Center" (stated purpose "conference center")
from the Office of the N.H. Secretary of State on June 1, 2023.* These businesses are
being advertised nationally.

On March 27, 2026, DES approved Camp Cody's plan to expand its septic system to
serve the Dining Hall. The plan tripled the property's septic system capacity from 5,000
gallons to 15,000 gallons in the Shorefront District overlay. It also moved the septic
tanks and grease tanks closer to Ossipee Lake.

Importantly, Camp Cody's application to DES directly tied the need to expand the
septic system to the two unapproved businesses by distinguishing between “camp
use” and “mutually exclusive use.” The purpose of the plan is stated as follows:

"The purpose of this design is to permit the mutually exclusive use of the dining room
when the youth camp is not in session...This approval is being sought to create two
distinct construction and operation approvals, both of which will remain valid, so that
N.H. DHHS [Department of Health & Human Services] can issue a food service license
associated with the mutually exclusive use. See NH Food Service License Application
SR 8589."% (Emphasis added).

Further to the DES application: "The mutually exclusive use will require more septic

tank storage than the camp use and thus will meet the storage requirements for either
use...The additional septic tanks are to serve a dining hall serving 660 persons

(campers and staff) or a mutually exclusive use of a 245 seat restaurant @ 40 gpd/seat
with 10 employees @ 20 gpd/employee..." (Emphasis added).

"The restaurant use is not to occur on any day the camp is in operation nor is the camp
to be in operation on any day the restaurant is open," per the application. Notably,
White Mountain Weddings advertises that it can accommodate up to 500 guests, which
is more than double the number of guests stated in its applications to DES and DHHS.

. *Peter and Rachael Ross Holdings LLC is a domestic limited liability company with a principal business
address in Portsmouth, N.H.

*Itis believed that "Lake Ossipee Conference Center" and "NH Retreat Center" are one and the same.
$ On April 30, 2026, N.H. DHHS granted a 90-day Provisional Food Service License to Peter and Rachael Ross

Holdings LLC on behalf of "Lake Ossipee Conference Center."



Since Camp Cody is only approved for camp use, the mutually exclusive use for which
Camp Cody sought septic approval is a new use. Not only is it a new use, itis also a
two-fold expansion: (i) expanded septic load within the protected shoreland, and (ii) an
expansion of the seasonal use, as the "245-seat restaurant’ is to be used only when
camp is not in session.

The increased septic system capacity closer to the lake should trigger a thorough town
review in order to protect the lake, water quality, and also the health, safety, and
wellbeing of the town’s residents.

Also, given the nature of what Camp Cody is proposing (including 500-guest wedding
events with the “[a]bility to party the night away”), this project should be evaluated by
the Planning Board as a Development of Regional Impact pursuant to NH RSA 36:54 -
36:58.

The Zoning Officer replied to OLA's zoning complaint on May 12, 2026. The Officer stated
that "at this point they [the two commercial businesses] are considered grandfathered."

This response does not comport with the prevailing law or with a reasonable interpretation
of the circumstances, including that: “two distinct” operations were granted trade names
in 2023; a State food service license was sought and provisionally granted in 2026; and a
threefold increase in septic capacity was deemed necessary specifically to support the
unapproved commercial uses.

None of this is inconsistent with the businesses being in operation on or before October 6,
1987. As such, OLA is hereby appealing the Zoning Officer’s May 12, 2026, administrative
decision.

Summary
OLA submits that:

e Camp Cody is operating a commercial wedding venue business and a commercial
conference center business that do not have required town approvals.

¢ Neither commercial use is permitted in the General Residential District (Table 304.2) or
the Shorefront District overlay (Table 304.5).



e Neither commercial use qualifies as a Special Exception Use as defined in Sections
304.2 and 304.5 of the Ordinance.

e Uses that are not allowed by right or by special exception require a variance. As
commercial uses, they also require Site Plan review, including a ruling on Regional
Impact.

e Both commercial uses are separate and distinct from "camp use" as defined and
permitted by Article 16 of the Zoning Ordinance. Camp Cody is only approved for "camp
use."

e There is no evidence we are aware of that Camp Cody had a commercial wedding
venue business or a commercial conference center business prior to October 6, 1987.

e Camp Cody has expanded its unapproved commercial uses by tripling the capacity of
its septic system inside the shoreland, within feet of the lake, without appropriate and
required town review and oversight.

e Camp Cody further expanded its unapproved businesses by obtaining a Food Service
License from N.H. DHHS on April 30, 2026.

e OLAis aware that some children's camps on the lake conduct occasional events for
past campers and family. We submit that these occasional events are different in
scope and frequency from what White Mountain Weddings and Lake Ossipee
Conference Center (aka N.H. Retreat Center) are offering to the general public.

Conclusion
We submit that the administrative decision made on May 12, 2026 is erroneous, unlawful,
and unreasonable.

As a result of the erroneous, unlawful, and unreasonable decision, Camp Cody is
operating two unapproved commercial businesses in the protected shoreland without
appropriate town oversight.

We ask that the Zoning Board of Adjustment overturn the administrative decision on the
grounds that these uses are not permitted uses and do not fall under Sections 901 and 902
of the Zoning Ordinance.

Additionally, as there has been no evidence presented that supports a finding that the uses
are preexisting non-conforming uses, these activities fall under new uses and must,
therefore, comply with the Zoning Ordinance.



Our position is that the decision interpreting Section 901 of the Zoning Ordinance does not
follow the Ordinance's treatment of new commercial uses and/or expansions of non-
conforming uses. OLA is concerned about the impact to the lake and water quality from
these expanded uses.

Respectfully,

O~

David Smith, Co-Founder
Ossipee Lake Alliance
P.O.Box 173

Freedom, NH 03836
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Subject Property:

Parcel Number:

21-1-1

s 100 feet Abutters List Report
i 8 Freedom, NH
) June 19,2026

Mailing Address:

CAMP CODY INC. STOLTZ, GAIL & ALAN

CAMA Number: 21-1-1 9 CODY RD

Property Address: CODY ROAD FREEDOM, NH 03836

Abutters:

Parcel Number: 20-1 Mailing Address: 22 CODY RD REALTY TRUST CAHILL,
CAMA Number: 20-1 DAVID G & SHARLENE I.

Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

F’ércel N.umber:.
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

Parcel Number:
CAMA Number:
Property Address:

22 CODY ROAD

20-2
20-2
39 DENNIS DRIVE

20-2
20-2-CG02
WABANAKI CAMP GROUND

20-2
20-2-CG03
WABANAKI CAMP GROUND

202

20-2-CG04
WABANAKI CAMP GROUND

20-2
20-2-CG05
WABANAKI CAMP GROUND

20-2
20-2-CG06
WABANAKI CAMP GROUND

20-2
20-2-CGO7
WABANAKI CAMP GROUND

20-2
20-2-CG08
WABANAKI CAMP GROUND

20-2
20-2-CG09
WABANAKI CAMP GROUND

Mailing Address:

Mailing Address:'

“ Mailing Address:

‘Mailing Address:

Mailing Address:

Mailihg Address:

Mailing Address:

Mailing Address:

.Mailir.ig Address:

www.cai-tech.com

126 ELM STREET
CHARLESTOWN, MA 02129

WABANAKI CAMPGROUND
CONVERSION

57 ARLINGTON STREET
WOBURN, MA 01801

BLAKE, RUSSELL
127 WATER ST
NEWBURYPORT, MA 01950

‘CONWAY, ED

9 MARRIOT PL
BILLERICA, MA 01821

MAKECHNIE, WAYNE

12 MERRILL RD
HAMPTON FALLS, NH 03844

GIBBONS, MARK & JANICE
11 CHESTER AVE
WOBURN, MA 01801

RICHTER, KEN
15 BERNARDS AV
DRACUT, MA 01826

SALVATI, MARK
57 ARLINGTON STREET
WOBURN, MA 01801

TROPEA, JAY
45 DOGWOOD CIRCLE
PELHAM, NH 03076

BARTON, BRIAN
14 EQUESTRIAN RD
SALEM, NH 03079

Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

6/19/2026

are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

'Parcei Numbér:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Numbef:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

6/19/2026

20-2
20-2-CG1
WABANAKI CAMP GROUND

20-2
20-2-CG10
WABANAKI CAMP GROUND

20-2
20-2-CG11A
WABANAKI CAMP GROUND

20-2
20-2-CG11B
11B WABANAKI CAMP GROUND

20-2
20-2-CG12
WABANAKI CAMP GROUND

20-2
20-2-CG13
WABANAKI CAMP GROUND

20-2
20-2-CG14
WABANAKI CAMP GROUND

20-2
20-2-CG15
WABANAKI CAMP GROUND

20-2
20-2-CG16
WABANAKI CAMP GROUND

20-2
20-2-CG17
WABANAKI CAMP GROUND

20-2
20-2-CG18
WABANAKI CAMP GROUND

20-2
20-2-CG19
WABANAKI CAMP GROUND

.% 100 feet Abutters List Report

Freedom, NH
June 19, 2026

Mailing Address:
Méiling Address:
Mailing Address:
'Mailing Address:
'Mailing Address:
Mailing Address:
Mailing Address:
' Mailing Address:
.Mailing Address:
Mailing Address:
Mailing Address:

Mailing Address:

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies

are not responsible for any use for other purposes or misuse or misrepresentation of this report.

BREUER, MIKE
PO BOX 252
FISKDALE, MA 01518

FIATO, KRISTEN
14 ST MARYS RD
BURLINGTON, MA 01803

BEATRICE, DERICK
109 GODDALE ST
HAVERHILL, MA 01830

LAWSON, GWEN
327 SALEM ST.
WILMINGTON, MA 01887

BASNETT, MARYBETH
83 | STREET
DRACUT, MA 01826

CZFIRIK, ALEX
26 JUNIPER WOOD DR
HAVERHILL, MA 01832

COLELLA, MATTHEW
44 CRAWFORD ST
WATERTOWN, MA 02472

SANDGREN, DENISE
VAN NORDEN RD
WOBURN, MA 01801

BUSA, MATT
28 PARK DR
WOBURN, MA 01801

SALVATI, MARK
57 ARLINGTON STREET . e
WOBURN, MA 01801 AULZ
BISHOP, KYLE

5 COLONIAL DR
WILMINGTON, MA 01887

HUPPER, EARL
25 MURIAL RD
CHELMSFORD, MA 01824

Abutters List Report - Freedom, NH
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Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Nu‘mber: '
CAMA Number:

Property Address:

Parcel' Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

‘Parcel Number: ‘
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

Parcel Number:
CAMA Number:

Property Address:

20-2
20-2-CG20
WABANAKI CAMP GROUND

20-2
20-2-CG21
WABANAKI CAMP GROUND

20-2
20-2-CG22
WABANAKI CAMP GROUND

20-2
20-2-CG23

23 WABANAKI CAMP GROUND

20-2
20-2-CG24
WABANAKI CAMP GROUND

20-2
20-2-CG25
WABANAKI CAMP GROUND

20-2
20-2-CG26
WABANAKI CAMP GROUND

20-2
20-2-CG27
WABANAKI CAMP GROUND

20-2
20-2-CG30
WABANAKI CAMP GROUND

20-2
20-2-CG31
WABANAKI CAMP GROUND

20-2
20-2-CG32
WABANAKI CAMP GROUND

20-2
20-2-CG33
WABANAKI CAMP GROUND

100 feet Abutters List Report

"% . ® Freedom, NH
; June 19, 2026

Mailing Address:

Mailing Address:

Mailing Address:

Mailing Address:

-Ma'iling Addfess:

M'ailing Address:
'Mailing Address:
Mailing Address:
Mailing Address:
Mailing Address:
'Maiiing Address:

Mailing Address:

HAGGERTY, JOEL
54 BOW ST
WOBURN, MA 01801

WABANAKI CAMPGROUND
CONVERSION

C/O MARK SALVATI 57 ARLINGTON
STREET

WOBURN, MA 01801

PARKER, DAVIS & KATHY
48 SHILOH DR
ROCHESTER, NH 03867

CHUTE, CAREY CHUTE, ALFRED
23 HOLLY ST
BURLINGTON, MA 01803

WABANAKI CAMPGROUND
CONVERSION

C/O MARK SALVATI 57 ARLINGTON
STREET

WOBURN, MA 01801

MAHONEY, DON
10 OAK KNOLL ST
BURLINGTON, MA 01803

CUSHING, BRETT
6 BARRINGTON CIR
CENTER OSSIPEE, NH 03814

COUGHLIN, KEVIN
122 CHURCH ST
WINCHESTER, MA 01890

VONER, ROBERT
9 PLEASANT RD
WILMINGTON, MA 01887

FORD, DIANE
23 HOLLY ST
BURLINGTON, MA 01803

LASKEY, AL
22 GERRISH DR
NOTTINGHAM, NH 03290

THOMPSON, JOSEPH THOMPSON,
ANDREA

63 WALKER RD

DANVILLE, NH 03819

www.cai-tech.com
Data shown on this report is provided for planning and informational purposes only. The municipality and CAl Technologies
are not responsible for any use for other purposes or misuse or misrepresentation of this report.
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