Wilmot Planning Board

Minutes April 19, 2010

Unofficial until voted and approved by the entire Planning Board.

Any conclusions drawn from these minutes may be inaccurate.

Planning Board Members Present:  Fritz Giddings (Chairman), Lorrie Sliter (Vice Chairman), Linda Scofield (Secretary), Emerson Colby, Philip Nicholson (Alternate), Gavin Campbell (Alternate), Rachel Ruppel (UVLSPC) and Tracy Jordan (Secretary to the Board) Absent: Bill Hayes, Kay Huntoon (Selectmen) and Gary Palumbo
Meeting opened by Fritz Giddings 6:30PM.

1. REVIEW MINUTES of April 5th meeting.  Changes – Grammatical and spelling changes.
Lorrie Sliter made a motion to accept the minutes as amended, seconded by Linda Scofield, all in favor.  

2. CORRESPONDENCE
Town and City Publication
Fritz Giddings – How many people have signed up for the conference?  Several people have conflicts.  Emerson Colby will plan on attending.  Fritz Giddings – Per RSA 673:3-a.  Training – “Within 6 months of assuming office for the first time, any non-ex-officio member of the zoning board of adjustment and the planning board may at the member’s option complete at least 6 hours of training for the member’s respective position.  The training shall be designed and furnished by the office of energy and planning.”  Lorrie Sliter – Doesn’t the conference happen twice a year.  Rachel Ruppel – There are funding issues because there used to be a conference in the fall and one in the spring but they are shifting to the large one in the spring and other small things throughout the year.

Fritz Giddings – We need to vote on officers.  Lorrie Sliter – We have a few people missing who should be here to have a say in the vote.
3. OLD BUSINESS 
DISCUSS CHANGES TO THE SUBDIVISION REGULATIONS AND ORDINANCE IN REGARDS TO DISTRICTS AND LOT SIZE OPTIONS
Doug Rayno – Have a question.  Say we have a three lot subdivision on a town road then another person comes in to put in another 3 lot subdivision and this continues, then we have several lots on a road but how do we handle the fire protection in the future?  They are each minor subdivisions but nothing brings them up as a concern.  I would like to bring this up now before we start to have this issue.  Fritz Giddings – The town of New London under the definition of minor subdivision it states that if the applicant comes back within 5 years to re-subdivide and then it becomes a major subdivision.  Your question is different because it is three individual developers.  We could create a fund to collect a percentage from each developer.  Rachel Ruppel – Do you have a Capital Improvement Plan (CIP)?  Fritz Giddings – Yes we do but we need to look at this yearly.  Lorrie Sliter – We didn’t do anything with this last year.  Fritz Giddings – Correct but it won’t happen again.  Around Sept. we will call departments in and review the plan.  Rachel Ruppel – In order to charge impact fees you need to have the CIP.  Fritz Giddings – Correct.  It allows us to charge impact fees.  Lorrie Sliter – Does that need to be in the regulations that we will ask for impact fees for future concerns in the area of development?  Fritz Giddings – We had problems with Vaduro on Old Winslow Road.  Had a road engineer come in and review what needed to be done to Old Winslow Road and the cost.  We had Mr. Vaduro pay a portion of his fair share based on road frontage.  We do have some authority to look into the future.  Doug Rayno – I just want to be prepared and try to figure it out now instead of when it starts to happen.  I would like to work with the Planning Board on this.  Fritz Giddings – We need to take a shot at adjusting our definition of minor subdivision to include wording that a developer cannot come back for at least 5 years and re-subdivide those same lots.  Linda Scofield – What about sprinkler systems versus cisterns?  Fritz Giddings – We have discussed it.  The only problem with sprinklers is they can’t help with fires outside of the house.  They help with life safety.  Doug Rayno – They are not used instead of cistern but can be used in conjunction with a cistern.  Gavin Campbell – How do we figure out what the trigger is for this issue?  Doug Rayno – Not sure.  Fritz Giddings – The trigger now is a major subdivision of 4 or more lots.  Doug Rayno – We have a good program now for major subdivisions.  Fritz Giddings – Will need to be up to the discretion of the Board as to the potential for future subdivision in an area in order to collect a contribution from developers for future safety protection.  Lorrie Sliter – Doesn’t our regulations say that all town departments can look at all subdivisions even minor ones.  Lorrie Sliter – We would have to access what is in the area and the potential for future development.  Fritz Giddings – That is what we did with Mr. Vaduro.  Linda Scofield – Could any of this ever be incorporated into the building permit fee?  Fritz Giddings – Not sure.  Bob Bruce’s insurance company requested that he put in a cistern on John Morse’s old property.  Mark Davis – If looking to do it equitably, I understand developer needs to put in fees but as I think this process through others in the town are being recipients.  Why wouldn’t they be made to contribute?  Fritz Giddings – I understand what you are saying and it appears we are penalizing new growth but we can’t enact fees from people who all ready live in the area.  The alternative is to do nothing which would make it harder for safety protection.  Doug Rayno – The Fire Department does ask for a separate warrant article every year for apparatus and maybe these impact fees could help to pay for these types of purchases.  It would be like saving a certain amount each year for a police cruiser.  Fritz Giddings – Good idea.  CIP program is where we need to look at things like this.  The fees we collect at subdivisions should go some toward admin fees but shouldn’t the rest go into funds for future safety protection.  We could make this part of the application fee.  Gavin Campbell - Why don’t we do it by square footage?  Linda Scofield – Then it becomes part of the building permit.  Philips Nicholson – Why not charge the fee once they have occupation.  Emerson Colby – That would work good because each person pays based on what they build.  Gavin Campbell – The impact is created when the residence is created because that is when the impact is created, lots of towns do it that way.  Fritz Giddings – The Zoning Compliance Officer has been hired and he comes from Henniker.  He may have some helpful information for this.  Fritz Giddings – Do have to say that it has bothered me in the past that we don’t get information from services on the minor subdivisions.  Gavin Campbell – This is planning not reacting.
Fritz Giddings – One of my desires is the protection of ecologically sensitive areas or areas of town that have very limited access due to the road system.  I am wondering if with Brian Faughn’s maps that you may have come up with areas that meet the criteria.  Brian Faughn – The Conservation Plan which is a year old now is based upon a survey done in the town.  Then we gave items a score and then looked at the whole town.  We have a map with the scores.  The darker regions are the most valuable areas for conservation, some follow streams.  We then took our list of criteria and combined it with the State wildlife action plan and we did a map of the areas with the highest wildlife impacts then we added the two together.  The Wilmot Center area to Ragged Mountain and Bog Mountain area where high areas for conservation.  Fritz Giddings – However, when you look at it this is could be one of the more densley developed areas because of soils.  So we run into a contradiction because the most desirable area for housing is also in the high area for conservation.  Brian Faughn – This was a first step.  Fritz Giddings – You have defined sensitive areas but now you need to overlay soils and things like that to see how the areas lay out.  Lorrie Sliter – You were going to do mapping of areas in Wilmot that would be most effective for conservation.  Fritz Giddings – You need to take what you have and start to add more criteria to what you all ready have.  Of these areas, which has a very limited access because of roadways?  We need to look at services and how far away areas are from them.  You should draw for your map as one contributing factor and then add other criteria.  Brian Faughn - A high score on roads would be more difficult area to develop.  Fritz Giddings – Correct.  We are talking about areas that could take larger lot sizes to help conserve the areas.  We are trying to do smart growth.  We are not going to have large lots everywhere just in the areas that make the most sense and follow the criteria.  Fritz Giddings – One consideration could be an overlay zone.  For example, a Rural Forest zone with a minimum lot size of 10 acres with 500ft of road frontage.  We might do a conservation overlay and if development is in the overlay zone it would require say 5 acres but the next lot out of the overlay would be 2 acres.  We are looking at smaller specific areas to protect.  I am also hoping that Mr. Davis and Mr. Faughn could work on together combining the historic importance of say old mill sights around Kempton Brook area but it is also a very ecologically sensitive area because of the marshes, etc.  Your departments could come up with ways to protect these areas.  Lorrie Sliter – Historical items could be another criteria.  Mark Davis – Handed out a letter (see attached) and A Handbook for New Hampshire Municipalities regarding Neighborhood Heritage Districts.  In its wisdom the State passed a law last year because historic districts were not helpful to a lot of towns.  The State came up with the Heritage Districts which requires sponsoring by the Planning Board.  It is not its own district it can be an overlay.  I hope that you look at the information given on the Heritage district as it is very flexible.  When the town built the Community Center, it built a structure with the tone of the community.  In the Heritage District, you can have any type of building or growth you want as long as meets the criteria.  A Historic District tells you what color paint or types of windows can be in your building.  Fritz Giddings – I was thinking about identifying historic sites so that if someone wants to develop we have envelopes for the historic sites and they can subdivide the land but they can’t include the historic site envelope in the density requirements.  They have to protect the area and can’t build on it, etc.  Lorrie Sliter – If we create a heritage overlay, do we create the criteria for that?  Fritz Giddings – Yes.  I would like to give you departments the plans and if you have a site that is historic, you come in with the information and the history of the area, then the Planning Board can look at it in the review process of the application.  Mark Davis – This envisions that you would help insure that the flavor of the rural community is in concert with what is all ready in the area.  The Historic Society has invited anyone to come to our next meeting with information on places in the town that should be protected.  Our meeting is June 6th.  
Fritz Giddings– The Master Plan survey had asked people about where they wanted and didn’t want development and everyone didn’t want it in their areas.  Fritz Giddings – I just don’t see a specific zone but an overlay.  Developer would have to go to your committee and find out if there are historic sites on the development.  We need to have a comfortable viewing envelope and that needs to come out of the density requirements.  We would write it into the regulations so that the historic society can have the opportunity to review the subdivision.  You need to go back and think about the process.  You will need to go around the town of Wilmot and start to identify these historic areas.  Mark Davis – Our June 6th meeting is where we hope to start this process.  
Lindy Heim – I just want to clarify that you want us to get the public involved to come up with criteria of historic areas.  Fritz Giddings – As much public input would be beneficial and would set the bar for historic areas.  All this information will be advisory.  Lindy Heim – So you make recommendations based on the overlays that are developed?  Fritz Giddings - No you would make the recommendations.  We are asking for input from the people who are charged with knowing the subject. 
Fritz Giddings – I would like you to come back to the May 17th meeting with some ideas.  It would be helpful for you to take a plot of land and give examples of what you want to protect and your recommendation as if it was a development before the Board.  I want to see where you would go on your own without any information from the Planning Board beforehand.  
4. NEW BUSINESS
Rachel Ruppel – Wilmot is receiving funding from us to help with Zoning.  I looked at the Master Plan and at some innovative land use guides.  There are 4 approaches the Planning Board might take.  There are concerns about development in the rural areas.  Things PB could do:

Rachel’s Handout
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Options for Zoning Ordinance Revision Addressing Concerns RE: Rural Area Development

1) Create a new Rural Residential District with a larger minimum lot size

2) Increase Minimum Lot Size of Residential District and Allow Flexibility through Lot Size Averaging

- Allow flexibility in lot sizing — allows smaller lots than specified in zoning, with protection
provisions for open space, common land, agricultural land, forests, etc.
- Cluster Subdivision is a type of lot size averaging — Wilmot has this for subdivisions of 20+ acres.
- Lotsize averaging can be applied to small subdivisions
- Can also apply to serial subdivision — split off 1 lot now, reserve right for another 2 lots in future
- Must define:
o Acceptable density and density bonus for tract
o Factors that can be reduced: lot size, frontage, setbacks
o Smallest acceptable lot size
o How to identify the “permanently protected area”
ALSO — Planning Board has to keep track of development and conservation of a parcel over time

3) Feature-Based Density Approach — Define Lot Size and Density on a Per-Application Basis Based on
Multiple Criteria

- Identify lot sizes and density based on development constraints and distance from services
- Must define:
o Minimum/maximum density requirements (e.g. 1 unit per developable acre}
o Developable area = Total Acreage — (Feature Acreage * Multiplying Factor)
= Steep slopes, wetlands, floodplains, wildlife habitat — based on Master Plan
o Development Density = Units per acre based on road access, travel distance from
municipal emergency services, etc.
= Less density for parcels on gravel back roads far from services, more density for
parcels on state roads close to services
O Area required for building envelope (building envelope can’t include steep slopes,
wetlands, etc. removed from developable area

4) Wetlands Conservation and Steep Slopes Overlay Districts

- Place restrictions on development in overlay districts, in addition to zoning district requirements
- Must define:

o Official town map of overlay district —applicant’s cost to show that map is incorrect

o Appropriate buffer size for wetlands — allowable uses in the buffer

o When does steep slopes district apply (e.g. 20,000 sq. ft site disturbance, 15-25% slope)




This first option could encourage sprawl and one of Lorrie’s concerns was telling people what they can do with their land.
Option three is sort of what we have been talking about today.  There are two tables, one that helps define undevelopable areas and the second table for development density.  This then it tells how many lots can be in a subdivision.  This is different than an overlay district.  Norwich was the first community that pioneered this approach.  Newbury is the local example of this approach.  Fritz Giddings – I have heard of the Norwich approach.  Can you bring the Norwich Ordinance to the next meeting?  Rachel Ruppel – Yes.  I will actually send you the link to their website.
With option four the difficulty with the overlays is that you have to have a map for it.  Soil maps from which steep slopes are derived are not very good.  Most towns are dealing with this by making the applicant hire someone to review the development to prove to the Board that the map does not apply to their development.  Emerson Colby – Do geodetic maps suffice for determining slopes.  Rachel Ruppel – Topographical maps are used by towns.  The Planning Commission did develop maps based on those.  Fritz Giddings – Those maps are based on the top of the trees.  Rachel Ruppel – You need to remember that USGS maps are on a scale of 1 to 24,000.  Gavin Campbell – Half the town is steep slopes.  Fritz Giddings – Knowing how long it takes to change the ordinance I think we should table the steep slopes and wetlands for this year and go with the rural forestry zone.  Lorrie Sliter – I think we should look at option three.  Rachel Ruppel – You can do this for the whole town or certain districts.  Could make it apply to the whole residential district or could do certain areas.  Fritz Giddings – I think there was some discussion years ago that the Village is 1 acre zoning and residential would be to Wilmot Center and would be 2 acre zoning and above the Center would be another area.
5. Meeting adjourned at 8:30pm.

Next meeting will be May 3rd, 2010 at 6:30pm at the Town Offices. 

Tracy Jordan


Wilmot Planning Board 
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April 19, 2010

Wilmot Planning Board
Wilmot, NH 03287

RE:  Wilmot Historical Society Board response to Planning Board Initiative
Dear Planning Board Members,

In March, the Planning Board invited the Wilmot Historical Society (WHS) to its
monthly workshop meeting. We examined opportunities to update the town’s Master Plan
and avoid a rebounding housing market from eroding the town’s “rural character.”
Potential zoning changes were discussed. The Planning Board asked the WHS to

determine Wilmot’s potential historical areas for inclusion in a Master Plan revision.

At its April meeting, the WHS Board approved its support for the Planning Board’s
efforts to preclude degradation of Wilmot’s “rural character.” Further, we met with town
resident, Nancy Dutton, the former head of the New Hampshire Division of Historical
Resources. Ms. Dutton provided us with insight and suggestions for our assistance to the

Planning Board.

Under New Hampshire RSA 674:21, towns may establish Neighborhood Heritage
Districts. The Districts may overlay existing zones, or can be separate districts. They are
administered through the town Planning Board with assistance from a Neighborhood
Advisory Committee which includes District residents and others interested in the
District. Neighborhood Heritage Districts are flexible and could be structured to capture
the essence of Wilmot’s “rural character” without eliminating anticipated growth.
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Neighborhood Heritage Districts are not historic districts. They do not have the detailed
regulations or restrictions included with an historic district. In Wilmot’s situation,
Neighborhood Heritage Districts would be subordinate to the Planning Board. Attached
with this letter is a copy of the Neighborhood Heritage Districts” handbook for

municipalities. It provides an excellent overview of Neighborhood Heritage Districts.

Determination of any historical area - whether involved with a Heritage District or not -
requires input from town residents. A map with potential sites will be prepared by the
WHS for the Planning Board. We have begun the process. To assist us in gathering
information on potential sites, the WHS will sponsor a meeting June 6, 2010, for any

Wilmot’s resident interested recommending historical areas.

Nancy Dutton has graciously accepted an invitation to provide explanations and respond
to questions regarding Neighborhood Heritage Districts at our June 6 meeting and consult
on the project should it proceed forward. We welcome participation from the Planning
Board in this effort.

Sincerely,

Marc Davis, Pr
Wilmot Historical Society
Board of Directors
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