Wilmot Planning Board

Minutes July 19th, 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), Billy Hayes (Vice Chairman), Linda Scofield (Secretary), Mary Kay Huntoon (Selectmen), Gary Palumbo, Emerson Colby, Philip Nicholson (Alternate) and Tracy Jordan (Secretary to the Board) Absent: Lorrie Sliter , Gavin Campbell (Alternate), and Rachel Ruppel (UVLSPC)
Meeting opened by Fritz Giddings 6:30PM.
1. REVIEW MINUTES of July 12th, 2010 meeting.  Changes – Spelling and Grammatical corrections.

Mary Kay Huntoon made a motion to accept the minutes as amended, seconded by Billy Hayes, all in favor. 

2. CORRESPONDENCE
Town and City
3. Old Business
A. Review regulation changes per Rachel Ruppel

SUBDIVISON REGULATIONS

1. Section XII – Administration, section D. Waivers, #2


Update language on granting waivers to reflect changes to state law


Fritz Giddings - We have to do this.

2. Appendix A – Road Design Standards – Item 10. Dead-End Roads (pg. SBD-28)

Proposed: The maximum length of a dead-end road shall be fifteen hundred (1500) feet.

Gary Palumbo - In the last minutes you were going to contact Doug Rayno Fire Chief regarding the dead-end road issue.  Fritz Giddings – I did not get in touch with him.  Linda Scofield – Why are we looking at the length of a dead-end road?  Fritz Giddings – It came up on the Kearsarge Wood subdivision when it came before the Board a long time ago as the road ends up being 2400 ft.  We needed to be sure fire trucks could come and go and that the road was wide enough, however that would be covered by our road widths.  I have often wondered how this came about.  Mary Kay Huntoon – I think this came from Newbury/Springfield.  Fritz Giddings – I’m just not sure exactly how the whole discussion came about.  Mary Kay Huntoon – Why can’t we leave it as we have it? It is currently at the Board’s discretion.  Fritz Giddings – We would look to the Fire Departments recommendations and consider all the issues.  Emerson Colby – Does the distance around the cul-de-sac figure into the length?  Fritz Giddings – Yes it does and some people do a hammer head.  Mary Kay Huntoon – Until we get the Fire Chief’s recommendation, we shouldn’t do anything with this issue.  We need to find out if he wants this or if he is fine with what we currently have in the regulations.  Gary Palumbo – Something more standard would probably be safer for the Board.  Fritz Giddings – Gary is correct.  We should do something so we don’t have issues with allowing one development to do one thing and another to do something else.  We will wait on this one.

3. Section VII Subdivision Design Standards – A. Lots (pg. SBD-17)

Proposed:  The depth of any lot should be no more than four times its street frontage.

Fritz Giddings – I think this is an excellent idea.  Mary Kay Huntoon –It prevents finger lots, long and narrow.  Billy Hayes – Should there be a size exclusion?  If there is a large piece of land why would it matter?  Fritz Giddings – This is for subdivisions and is for new proposed lots.  Billy Hayes – But say someone has a big piece of land with 100 acres they want to do 5 lots and they have 1000ft of road frontage.  Fritz Giddings – The issue is how deep is the lot.  Vaduro on Old Winslow Road had one large lot that has 150 ft of frontage but it goes down behind the other lots that exist on the road.  What does the Board think about the calculation for depth of a lot?  Gary Palumbo – It’s a good idea.  Fritz Giddings – If this exists we can’t allow new subdivisions to have Patten lots.  Billy Hayes - What are we looking at for road frontage requirements?  Fritz Giddings – Maybe 150ft in the village district, 250ft in the residential district, and in the rural residential 400ft or 500ft.  Mary Kay Huntoon – I’m not in favor of those suggested road frontage requirements.  Linda Scofield – You need to look at the topography, wetlands, etc.  Fritz Giddings – I have never looked at frontage by looking at topography, wetlands, etc.  Gary Palumbo – For rural residential, I think using our other criteria such as steep slopes, wetlands, etc. to help determine lot size is better.  Billy Hayes - Are we increasing lot size or are we taking out steep slopes, wetlands, etc. from the buildable area?  Fritz Giddings – For example, Kimpton Brook I’m not sure we have to impact lot sizes but once you start to institute steep slopes and wetlands the lots would naturally have to be bigger.  Also, with the wording of the History Overlay District we could not allow any of the land that is in the overlay for lot size.  Linda Scofield – May be we use a percentage.  Fritz Giddings – If you have the historic overlay, 100ft either side Kimpton Brook is to remain undisturbed except for driveways, then we talk about taking out steep slopes, wetlands, etc.  This area loses the 100ft plus other land area in order to meet 2 acre min so it may require 4 or 5 acres in order to subdivide.  Billy Hayes – So we do not need to decrease lot size.  Mary Kay Huntoon – I’m in favor of using steep slopes and wetlands and not increasing acreage.  Fritz Giddings – We need to be discussing road frontage under subdivision for newly created lots.  If we increase the street frontage then may not need to use the depth of the lot calculation.  Emerson Colby – This says street frontage what if it is a road or a class five road?  Fritz Giddings – Need to look at the definition of street or road in our ordinance.  I think we covered all in our definition.  I think it would be more consistent with the Master Plan to increase road frontage in these areas.  Linda Scofield – There is always the option for applying for a variance.  If a lot was pie shaped and didn’t have enough road frontage then they can go get a variance.  Fritz Giddings– They could build a road.  Don’t see how they could be granted a variance.  I don’t think we should write this in anticipation that a variance would be used in order to go around the regulation.  Fritz Giddings – Looking at the language I would change street to road.  Are there issues with this wording?  Billy Hayes – I don’t see why we need to have a formula for the depth of a lot if we increase frontage.  Mary Kay Huntoon – What if we don’t increase frontage?  Billy Hayes – Not sure why it matters how deep a lot is if you can develop it.  Linda Scofield – If you have something like Quaker Path it puts more strain on the town.  If you had a road frontage to depth ratio you wouldn’t be able to have as many lots.  Billy Hayes – I’m in favor of increasing road frontage.  People object to having a driveway every 150ft along a road.  I’m not sure how using this depth formula will affect the look of the lots on the road.  Fritz Giddings - Say a lot is 200ft wide and is 1200ft deep but using the calculation it can only be 800ft deep, what happens to all the land to the back of the lot?  Would it create open space or could it be donated land?  Mary Kay Huntoon – But if you can’t get to that part of the lot it becomes land locked.  Fritz Giddings – Wouldn’t be able to allow a subdivision because we can’t create a lot that does not conform to our regulations.  Billy Hayes – I’m in favor of increasing the frontage to help with the rural look of the town.  Fritz Giddings – If you have a narrow lot that goes back 1500ft and you can put in a driveway, shouldn’t the Fire Department be able to weigh in on the driveway?  Part of the subdivision approval is that the Fire Department looks at road access and water sources should they now look at driveways to be sure they can accommodate the trucks.  The more I listen to Billy, I think the depth calculation may not work.  Only way to do it would be to have common lands between all the owners as a suggestion.  You are correct we are really concerned with the road exposure.  Another issue is that the Fire Department needs to look into places that they just cannot get to.  Linda Scofield – Should that kind of issue be part of the granting of the subdivision?  Fritz Giddings – I think that is why the Fire Department needs to be involved.  We could require a building envelope and if it is 1200ft off the road then some approval granted by the Fire Department to have the driveway built to allow fire access.  Linda Scofield – Maybe when thinking about bigger lots in light of maintaining rural character maybe we need to require more of a  setback.  Fritz Giddings – Let’s finish with the depth ratio, your suggestion is a different thing all together.  From our discussion, I would say we are leaning toward no on the depth calculation.  Gary Palumbo – What about the desirability of long narrow lots?  Fritz Giddings – Market ability could be impacted as people have come here for a country atmosphere.  Gary Palumbo – Shouldn’t we look at how those types of lots would cost the town because those would cost the town as opposed to a well developed lot.  At one of the meetings you discussed the breakeven point of a lot where it doesn’t cost the town money to have them.  Fritz Giddings – My concern is the pricing of lots for the next generation and not being able to have them affordable.  Better to go with a conservation overlay then to create areas with large lots because then the price of the lots increases with less inventory.  If we deal with things in subdivision with overlays we will automatically get larger lots where they are needed.  Billy Hayes – But that doesn’t address the issue of affordable lots.  Fritz Giddings – Understand concern but in these overlay zones there ecologically sensitive areas that cannot allow buildings.  These overlays would take less land than creating zones with large lot sizes.  We do have to take the public input to maintain rural character into consideration when discussing how best to create overlay zones.  Billy Hayes – What we are talking about doing is just like New London.  Lot sizes will increase because you won’t be able to use the land and it will increase the cost of the land.  I do want to maintain rural character but hope there is a way we can work this out.  There needs to be a way to allow affordable development even if some people may not like the looks of the lots.  Fritz Giddings – Understand what you’re saying.  One of the things we have to write into the change is identification of those areas that will allow for affordable housing.  Mary Kay Huntoon – We can’t say exactly where affordable housing can go.  Fritz Giddings - The ordinance has to allow for workforce housing.  Where soils and typography lend itself well to work force housing it needs to be allowed.  Need to be careful that someone doesn’t come before us with workforce housing concept and once we allow it they decide they can’t do workforce housing because the price per unit is elevated above the workforce housing criteria.  Billy Hayes – Do our cluster regulations lend themselves to workforce housing?  Fritz Giddings - Not really because of the open space requirements in cluster regulations.  

SITE PLAN REGULATIONS

1. Update language on granting waivers to reflect changes to state law 
Fritz Giddings – Again we have to do this.

ZONING ORDINANCE

1. 
Clarify “buffer strip” and “landscaping buffer” in Cluster Subdivision 
regulations


Replace “landscaping buffer” with “new landscaping” 


Fritz Giddings – That is not going to work.  If we refer to them as the 
buffer strip and landscaping buffer it could still be confusing.  Gary 

Palumbo – Vegetative strip remains in its natural state.  Fritz Giddings - 
The buffer is just a 75ft buffer between you and your neighbor.  Linda 
Scofield – Maybe instead of buffer we should use set back.  Mary Kay 
Huntoon – No because there is all ready a side setback all ready.  Fritz 
Giddings – Maybe we call it vegetative screening.  We do not have the 
authority to change the 75 ft buffer.  The vegetative screen is up to our 
discretion.  Billy Hayes – I think that would clarify it.  

2.  Increase road frontage requirement for Residential District to 200 ft.

Fritz Giddings – In discussion we have had tonight I think this is one of 
the easiest ways to maintain rural character it limits the # of driveways 
along a road.  I would like to see it at 250 ft in residential.  Gary Palumbo 
– Don’t think that increasing from 150 to 200 is enough.  Fritz Giddings – 
Village is currently 100ft, residential is currently 150ft as well as in the 
commercial zone.  Gary Palumbo - Wouldn’t want to make that change to 
the commercial zone going from 150ft to 200ft.  Mary Kay Huntoon – But 
we would be doing it to a homeowner that has 300f t of frontage and now 
they can’t subdivide their lot.  Gary Palumbo – But the commercial district 
is not trying to maintain the rural character of the town.  Mary Kay 
Huntoon – I am really opposed to this and think that you will get a lot of 
issues from people if you change the frontage requirement.  Gary Palumbo 
– This has to come up for a vote to the town.  Fritz Giddings – People will 
need to come out and look at the issues and vote.  I would like to propose 
100ft in village, 150ft in commercial and 250ft in residential.  Mary Kay 
Huntoon – I am opposed to that.  Linda Scofield – Are we going to have a 
separate Forest zone?  Mary Kay Huntoon - That is next item on the list 
but we need to stay with this issue.  Fritz Giddings – I would like a pole of 
the Board to see what everyone thinks.  Billy Hayes – I want to be at 
200ft. for residential.  I think 250ft. is too much.  Fritz Giddings – How 
many like 250ft for residential – two.  How many like 200ft for residential 
– three.  Fritz Giddings – Let’s put it in as 200ft as it is written here.  
Linda Scofield – It will help if we create a new district.  Fritz  Giddings – 
I’m against creating a new district, I want to look at overlays.  Linda 
Scofield – Wouldn’t frontage be based on the overlay?  Fritz Giddings – 
No because the underlying regulation is that frontage be 200ft.  The 
overlay looks at steep slopes, etc.  For a 2 acre lot, you may need to have 4 
acres to actually allow the lot to be subdivided.  

3.  Create new Forest Conservation District for North Wilmot, Ragged Mountain and Mount  Kearsarge , with larger lot sizes and/or removal of wetlands and steep slopes from developable area calculations 


Fritz Giddings – Would like to remove everything up to and /or and 
discuss removal of a portion of wetlands and steep slopes.  Mary Kay 
Huntoon – I don’t have a problem with wetlands and steep slopes being 
calculated but am opposed to the new districts.  Fritz Giddings – The more 
I think about it the more new districts is dictating things on land that needs 
to be looked at more closely.  This should read – Rural overlay zone – 
what % of wetlands and steep slopes do we take out?  Billy Hayes – So 
there will be a few areas in town that are subject to these requirements or 
the whole town?  Fritz Giddings – The conservation overlay zone (will not 
call it that) will be in areas that are ecologically sensitive areas.  Slopes 
would be topography.  Wetlands would be a standard would use the Army 
Core of Engineers definition.  Fritz Giddings – The initial area 
identification can be done logically looking at wetland areas, etc.  Billy 
Hayes – Shouldn’t it be the whole town?  Fritz Giddings – It would cover 
everything outside the village and commercial zones.  Mary Kay Huntoon 
– Yes.  Gary Palumbo – Have come to the conclusion that how can we 
dictate how people subdivide area but we need to look at it from a services 
perspective.  How far away lots are from safety services.  Mary Kay 
Huntoon – A persons insurance will reflect how far away they are from 
safety services.  Fritz Giddings – We still have the authority to ask the 
developer to upgrade these roads to allow for safety services access.  Gary 
Palumbo – In general, what is the percentage of people that live up in the 
North Wilmot area?  Mary Kay Huntoon – I don’t think that factors in 
this.  If people want to develop and people want to buy then we can’t say 
no.  Fritz Giddings – None of these developers look at the marketability of 
the developments when they are coming up with the ideas.  Gary Palumbo 
– May need to look at moving things like the Fire Department so that the 
services are more centralized.  Fritz Giddings – I think Gary is right.  I 
have talked about the old town garage area becoming a satellite area which 
becomes hard to maintain.  The town garage area was picked because it 
was the most central area in town.  Gary Palumbo – Say someone comes 
in with a development in N. Wilmot with cigarette lots, etc. How much 
money will it cost to look at the issues through studies?  Fritz Giddings – 
The Fire Department staff could look at areas from their perspective.  Fritz 
Giddings – A couple of things – Town wide overlay district is a good idea 
we need to talk about wetlands and steep slopes and what %’s are we 
looking at taking out.

4.  Create a Kimpton Brook Overlay District, with a 100-ft building and parking area setback from Kimpton Brook and limited driveway access across Kimpton Brook

Fritz Giddings – I think there should be a single driveway access per lot.  
We are trying to protect the areas.  None of these crossings can be at a 
specific mill site.  

5. Add definitions for steep slopes and wetlands
a.       Steep Slopes: Areas with greater than 25% slope over elevation changes greater than 20 feet (consistent with Cluster Subdivision wording)

b.      Wetlands: An area that is inundated or saturated by surface water or groundwater at a frequency and duration sufficient to support, and that under normal conditions does support, a prevalence of vegetation typically adapted for life in saturated soil conditions (consistent with NH state wetlands definition)


Definitions discussed in #3 – Fritz Giddings – We need to review what 
percentage of wetlands and steep slopes to take out.  To define wetlands 
we will use the Army Core of Engineers definition but we need to figure 
out what percentage to take out.  

6.  Removal of wetlands and steep slopes from developable area calculations in all districts?

a.       Removal of all or a percentage of wetlands and steep slopes areas (e.g. 50%)

b.      Consider stipulating a minimum size for wetlands regulation, e.g. 10,000 square feet 

Fritz Giddings – For letter A we need to review this and discuss further.  Fritz Giddings – For letter B - What does everyone think about this?  The State of NH DES significantly relaxes criteria for areas under 10,000 sq ft.  I don’t like it personally.  It needs to be site specific.

B. Fritz Giddings – Should we write a letter to the Board of Selectmen regarding their letter?  Mary Kay Huntoon – Fritz came before the selectmen and we agreed with the recommendations but if you want to write a letter that is fine.  Fritz Giddings – There was discussion by the Planning Board that if we wanted to file a complaint as a group we would vote on it and write a letter to the Selectmen but it does not discourage an individual from filing a complaint personally.  Fritz Giddings - I would like to write a letter that we agree with the proposed changes, that all Boards effected need to be identified, and if the entire Board feels there is a violation we will write a letter and sign it as a board but it does not preclude individuals on those boards from filing a complaint personally.  I will do something and bring it back in for the Board to review.  Linda Scofield – Did anyone see the ZBA minutes where they are not going to follow the letter and will not be notifying other Board members when they have a meeting.  Mary Kay Huntoon - That is fine as the Selectmen’s office will still make sure everyone is notified.                    
C. Fritz Giddings – We should include in our ordinance if someone does a simple subdivision they can’t come back before the Board for at least five years for another subdivision on those lots.  Reasoning is if you do a simple subdivision you don’t talk to any departments and before we know it there are 10 new lots with no water source, etc.  Linda Scofield – I also like your idea of the building envelope when someone comes in with a subdivision.  Fritz Giddings – If someone comes in with the long lots and if the envelope is at the end then they need to go to the Fire Department to make sure it is adequate.  Mary Kay Huntoon – I think it is good for the Fire Department to be included on all driveways.  

Fritz Giddings – The next meeting we will have the following: 

Mackenna continued hearing which is binding 

Scott’s Yard Care with Bridge plans

Lee and Mary Kay Huntoon simple subdivision application

4. New Business

None  

5. Meeting adjourned at 8:20pm.

Next meeting will be August 2nd, 2010 at 6:30pm at the Town Offices. 

Tracy Jordan


Wilmot Planning Board 
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