
Harrisville Planning Board  
Minutes 

December 17, 2014 
 
Members Present: Ned Hulbert, Sherry Sims, Andrew Maneval, Heri Tryba, Noel 
Greiner (alternate), Peter Crowell (alternate), Jay Jacobs (Selectman) 
Members Absent: Anne Havill (alternate), Charles Michal, Selectman alternate 
Members of the Public Present: Winston Sims, Shane Long, Nancy Lee Greiner 
Mrs. Sims called to the meeting to order at 5:05 p.m.  
Attendance and Voting Members: 
The voting members are Mr. Hulbert, Mr. Tryba, Mrs. Sims, Mr. Maneval and Mr. 
Jacobs.   
Agenda: 
The agenda was unanimously approved as posted. This meeting is a continuation of the 
discussion from the December 10, 2014 Planning Board meeting, which was a conceptual 
consultation with Shane Long about his recently acquired property at 184 Aldworth 
Manor Road. 
Conceptual Consultation:  184 Aldworth Manor Road cont’d: 
 Shane Long had done some work with his surveyor in pursuing the way his 165 + 
or – acre property relates to old survey descriptions of Tracts I, II and III.  There was also 
some discussion about deed restrictions on all properties owned by or succeeding the 
holdings of the Harrisville Land Corporation; these restrictions limit use of the properties 
to residential use.  Town Counsel Little had explained to Mrs. Sims and Mr. Hulbert that 
the enforcement of deed restrictions is by the other land owners involved; they can also 
all sign a release of the restrictions but this must be unanimous. 
 Shane’s surveyor had issued the opinion, after his research of old deeds and plats, 
that the 35 acres surrounding the manor house were separate from Tracts I, II and III and 
thus not subject to deed restrictions. The Planning Board discussed the question raised by 
this, for it is in conflict with other plats in files related to the property.  Mr. Maneval said 
he doesn’t feel that deed restrictions are the concern of the Planning Board.  Mr. Tryba 
asked if it would make sense, when the Board is looking at a plan, for it to do something 
in conflict with the restrictions. 
 Mr. Jacobs disagreed with Atty. Little’s description of the private road, Aldworth 
Manor Road, as a substandard road.  He said it is wider than many well-traveled roads in 
town, is gravel and has a fair amount of traffic. 
 Mr. Hulbert said that Atty. Little had made a number of recommendations to the 
Planning Board concerning the idea of creating a commercial zone on the property. He 
said that the deed restrictions were a concern, that he questions the desirability of going 
straight to a commercial zone when a case could be made that this would create spot 
zoning, and he asked if this was in alignment with the Master Plan.  Atty. Little had 
suggested that the Planning Board amend parts of Article IV, General Provisions, to 
permit the kind of use Shane Long would like to have in the Residential and Agricultural 
District by Special Exception. 
 Mr. Jacobs asked why it was spot zoning and said that he is a strong advocate of a 
commercial zone and he feels that the unrestricted use it would establish on the property 
is OK.  Mr. Maneval said that designating a commercial district fulfills the Master Plan. 
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 Mr. Jacobs said that he feels the Planning Board should propose a commercial 
zone and let the voters decide whether it’s a good use of the property. 
 Mr. Maneval said that this may be another commercial zone dropping into our 
laps.  When its area of 35 acres is separated from the other tracts of the property, it has 
buffers.  Also, evidently there had been commercial use on the property in the past. 
 Mr. Tryba suggests the Planning Board think about this issue in a larger context.  
The Master Plan doesn’t say create more commercial zones though it is in sync with 
allowing more business development.  He feels the Board should look at the direction it’s 
taking in a larger sense of the entire town. 
 There was discussion of the mechanism of using Special Exceptions.  Mr. Jacobs 
said they are too cumbersome and are a burden on property owners. 
 Mr. Crowell said he has concerns about the commercial district proposal because 
it is being done for a single individual.  He said that modifying the General Provisions 
could get into nit-picking by trying to identify every thing that could be allowed. He also 
feels that Shane Long’s proposal is very exciting, with its idea of being a music venue 
and recording studio.  Mr. Crowell mentioned the positive effects on the area of the 
MacDowell Colony and Apple Hill Chamber Players. He said it sounds as if modification 
to existing zoning language is easier to accommodate. 
 Mr. Tryba said that this is where we could get help from the State Office of 
Energy and Planning (OEP) and the SWRPC.  The Board could think about the whole 
town, not only what Shane Long wants to do. This would potentially allow a lot of varied 
uses and it would have the safeguard of a board looking at each proposal. 
 Mr. Maneval said that in respect to a commercial district, the Board can impose 
some restrictions.  These could be restrictions abutters might want. This might be a 
variation of the Town’s commercial district called “Light Commercial”, for want of a 
better term right now. 
 Mr. Tryba said he is no opposed to having the property zoned commercial but 
what about other people who might want to do more on their properties, too?  It seems 
narrow to just think about this property. The Planning Board isn’t doing its job if it 
doesn’t think in a larger sense.  The Board needs to be able to explain its overall strategy. 
In response to Mr. Greiner’s question of what he proposes, Mr. Tryba suggested working 
on a revision or addition to the General Provisions and to think about zoning the 
Aldworth Manor property as light commercial. 
 Mr. Hulbert said that Mr. Jacobs description of the wholesale foods outlet use of 
the property in the 1980’s has caused him to swing to liking a commercial district, 
considering the property’s history. He feels that this means a commercial district now 
would not be spot zoning. 
 Mr. Tryba said that the Board needs a longer time to work on this zoning 
amendment idea. 
 Mr. Crowell said that if the Board started to modify something now, it would 
never make the deadlines needed for public hearings before Town Meeting in March. 
 Mr. Jacobs stated his opinion that a Planning Board choice not to propose a 
commercial district is saying that voters don’t have the intelligence to vote on the idea.  
He feels that the Board needs transparency and that can be achieved by putting forth the 
idea for a warrant article vote.   



 3 

 Mr. Jacobs moved that the Planning Board hold a set of public hearings to put on 
the town warrant a 35 acre commercial one defined as “Area A” on the December 15, 
2014 zoning exhibit prepared for Aldworth-Long Estate LLC by Meridian Land Services, 
Inc. Mr. Maneval seconded the motion. 
 In discussion, Mr. Greiner said he agrees with the motion and also wants the 
Board to go forward with a light commercial approach, defining it for future use in the 
zoning regulations. 
 Mr. Maneval said the Board could propose redefining commercial zoning as being 
subject to certain principles for abutting residential properties.  These might include 
noise, hours of operation, sound and light, traffic. Perhaps a special exception would be 
required when a proposed use abuts residential property. 
 Mr. Hulbert said that this sounds as if the Board is suggesting two different 
warrant articles. 
 Shane Long said that it seems that the use(s) he hope to have fit the light 
commercial use more. 
 Mr. Maneval said the Board just changes the definition of commercial with 
Special Conditions when it is next to residential properties. 
 Mr. Jacobs said the Board could modify article 7.1, which defines uses allowed in 
commercial districts, having that separate from his motion which is on the floor. He also 
asked if Shane feels a commercial zone is the route he wants to pursue.  Shane said it 
might be good to try for a commercial district and then go for a light commercial 
definition. He is concerned about creating confusion. 
 Mr. Jacobs said that even if the voters turn down a commercial district, Shane can 
still go for a special exception. 
 Mr. Maneval said that going for this commercial district doesn’t mean we can’t 
also take the large view, as Mr. Tryba suggested. 
 Mrs. Sims said that she feels the Board is rushing to accommodate one property 
owner and that it is not taking the time to do the research needed to put a sound proposal 
before the voters.  There are resources available to Planning Boards through the region 
and state but moving to a vote so quickly prevents a solidly thought-out proposal that 
looks at the entire town’s needs.  Also, there is a mechanism in the zoning now that 
Shane Long could use to get a special exception so he could proceed with his plans. 
There is no need for the Planning Board to rush on this particular motion. 
 Mr. Tryba asked if there was a way to add to Mr. Jacobs’ motion a statement that 
the Planning Board will look at other amendments to allow for more commercial activity 
in town?  Mr. Crowell said that the voters will act on the motion only, not the Planning 
Board’s future actions. 
 Mr. Hulbert called for a vote on the motion to create a commercial zone on the 
Aldworth Manor property.  The Board approved the motion 4-1.  Mrs. Sims voted nay 
because she felt the Board was rushing too much, was potentially creating a spot zone, 
and was proposing an action to accommodate only one property owner. 
 Following the vote, there was discussion of whether to amend article 7.  At this 
point, there was discussion only of the Planning Board’s need to put definitions on what 
can be done in a commercial district, how there might be more than one type of 
commercial district.  It was felt important not to rush this sort of deliberation. 
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 Mrs. Sims will notice the Public Hearing so the Board can have it legally at the 
January 14, 2015 meeting. 
 It was also the concensus of the Board that the Planning Board intends to look 
further in the next year of what is meant by a commercial district, a home-based business, 
the Master Plan, and looking at what zoning changes the Board needs to pursue to allow 
for increased commercial activity in town.  
 
 
The meeting adjourned at 6:40 pm. 
 
The next regularly scheduled meeting is Wednesday, January 14, 2015 at 7:00 p.m. 
 
 
 
 
Approved: _____________________________________Date: __________________ 
  Co-Chairman 
 
 
 
 
 


