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Town of Northwood                                                                                  
Planning Board

November 18, 2010

Chairman Robert Strobel calls the work session to order at 6:40 p.m.  

PRESENT: Chairman Robert Strobel, Adam Sprague, Rick Wolf, Alternate Victoria Parmele, Town Planner Elaine Planchet, and Board Administrator Linda Smith. Vice Chairman Herb Johnson arrives at 6:45 p.m. Selectman Representative Alden Dill arrives at 6:50 p.m. 
VOTING DESIGNATION: Bob Strobel, Adam Sprague, Rick Wolf, and Alternate Victoria Parmele. Herb Johnson at 6:45 p.m.; Alden Dill at 6:50 p.m.
ABSENT: Babette Morrill, Roger LeClerc, and Alternate Pat Bell 

Master Plan Discussion 

Mr. Strobel reviews his notes from when subcommittees were previously discussed by the board.  General discussion ensues about possible topics to review including water resources, GIS, blasting, economic development, Master Plan Update, transportation, capital improvements, recreation and water/storm water regulation.  Mr. Strobel states that he is interested in working on GIS.  Ms. Parmele states that this is a good tool. Mr. Strobel states that he would be able to train the board and staff. Mr. Sprague notes that he too is knowledgeable with GIS. Mr. Sprague and Ms. Parmele express interest in working on GIS. 
Herb Johnson arrives at 6:45; Alden Dill arrives at 6:50.
Ms. Planchet explains that it is possible for the Master Plan to be updated in steps and that GIS would represent a good first step for an update.  
Capital Improvements Plan

Mr. Strobel states that a spreadsheet with information from various departments has been completed in the past and the planner has presented the information to the planning board. Mr. Strobel states that there is little analysis on the actual spreading out of funds over time.  Mr. Dill states that it is a little late for action this year as the budget process has begun.  Ms. Planchet states that it would be appropriate for the board to consider whether it wishes to retain this responsibility as voted by town meeting or to propose that a capital planning committee be authorized instead.
Mr. Strobel closes the work session at 7:01 p.m. 
Chairman Robert Strobel calls the meeting to order at 7:02 p.m.  

PRESENT: Chairman Robert Strobel, Vice Chairman Herb Johnson, Selectman Representative Alden Dill, Adam Sprague, Rick Wolf, Alternate Victoria Parmele, Town Planner Elaine Planchet, and Board Administrator Linda Smith. 
ABSENT: Babette Morrill, Roger LeClerc, and Alternate Pat Bell 

VOTING DESIGNATION: Robert Strobel, Herb Johnson, Alden Dill, Adam Sprague, Rick Wolf, and Alternate Victoria Parmele.
MINUTES:

October 28, 2010
Mr. Dill makes a motion, second by Mr. Johnson, to accept the minutes of October 28, 2010, as written. 

Page 4: Add… from the proposed driveway.
Page 6: Add… within the; Delete: setback 
Page 7: Delete: is

Page 8: Change: and to as 
Page 13: Delete: is; Change: …delivery was acceptable…; Delete: he 
Mr. Dill amends the motion to approve the minutes, as amended. Mr. Johnson seconds. Motion passes unanimously; 6/0. 
Mr. Strobel discusses the statute on impartiality and the town’s conflict of interest ordinance. 
Preliminary Conceptual Consultation
Pohopek Land Surveyors, Blakes Hill Rd. and Harmony Rd. Map 228; Lot 23. (Property currently owned by Anthony Revocable Trust) 
Mr. Johnson recuses himself and leaves the table.
Mr. Strobel explains that a preliminary consultation is a discussion that is non binding. Ms. Planchet reads the purpose of the Preliminary Conceptual Consultation from the subdivision regulations. She states that the discussions tonight should be kept to general concepts and are non-binding on both the board and the applicant.
Jason Pohopek, land surveyor, is present representing the potential applicant. He provides a letter of authorization from the property owner. 
Mr. Pohopek explains that the proposal is for a 9 lot open space subdivision on the corners of Harmony Road and Blakes Hill Road. Copies of plans are provided for the board to review.  He states that preliminary measurements have been done and it appears that the lot is approximately 22.91 acres.  He states that there are two wetlands on the site totaling 1½ acres and are proposed as a part of the 9.25 acres of open space. He states that all lots will be proposed to have 125 ft. of road frontage and lot sizes will be at least 1.5 acres. 
Mr. Pohopek asks about the open space formula. Discussion ensues as the board and staff review the open space development ordinance and the formula.  Mr. Pohopek states that with that clarification, he believes that the lot would qualify for up to 18 lots and they are proposing 9 lots.  He states that well and septic requirements will be met. Raised septic systems are discussed relative to meeting setbacks due to the fact that the systems are structures. Mr. Pohopek states he will review the regulations further. 

Mr. Pohopek states that open space access would be off of Harmony Road with the majority being uplands. Mr. Dill states that he believes this is beyond the regulation requirements that open access is encouraged for the open space area but is not required. 
A discussion is held regarding agricultural soils. Mr. Dill encourages protecting the prime agricultural soils. Mr. Pohopek states that agricultural soils of state wide importance are in the rear of the parcel. Ms. Planchet states that the soils are prime if they are within the overlay district. 
Mr. Pohopek states that it may be the case that there may be the possibility to reduce the open space to 7 acres, which will allow for 10 lots. Ms. Smith states that the minimum lot size is 1.5 acres with 1/3 being open space. Mr. Pohopek agrees that the parcel would be maxed out. Ms. Smith states that the subdivision must be open space due to the soils unless the applicant would like to apply for a variance. Mr. Dill expresses concern with the fact that the lots are narrow. 
Mr. Dill asks what type of housing is proposed for the lots. Mr. Pohopek replies that the proposed homes would be single family residential; colonials and raised ranches. 
The open space formula is reviewed again. Further discussion is held and 33% is noted in the formula.  
Ms. Smith reminds the applicant that a statement for the open space must be presented and accepted by the planning board. Ms. Planchet refers to the ordinances and states that plans should include covenants and notes. 
Ms. Planchet explains the process of submittal, technical review, and the meeting schedule.  
Mr. Strobel calls for a recess at 8:10. Session resumes at 8:15. 
Herb Johnson returns to the table at 8:15 and is a voting member. 

OLD CASES: 

CASE 10-06: Josh Plunket, 321 First NH Turnpike, Map 230/Lot 21. Applicant seeks site plan review for change of use for 28 seat/take-out restaurant and one bedroom apartment. (Property currently owned by Pogorek Realty.) Application accepted as complete on 9/23/10; 65 day 11/27/10.

A request for a continuance has been received. Mr. Johnson makes a motion, second by Mr. Dill, to accept the request to continue Case 10-06 to December 16. Motion passes unanimously; 6/0. 
CASE 10-07: Harry Franssen/Bently-Harrison, LLC, 1471-1481 First NH Turnpike, Map 108/Lots 1 & 2.  Applicant seeks site plan review for change of use for Sales and Repair of Autos, trucks, buses and RV’s and to add residential use. (Property currently owned by William Boddy.) Application accepted as complete on 9/23/10; 65 day 11/27/10.

A request for a continuance has been received. Mr. Dill makes a motion, second by Mr. Johnson, to accept the request to continue Case 10-07 to January 28, 2011. Motion passes unanimously; 6/0. 
OTHER
Board Administrator’s Items

Proposed Ordinance - Accessory Apartment 

Ms. Smith provides a draft ordinance change based on comments from the ZBA relative to care of family members or an “in-law” type of apartment. Ms. Smith states that there has also been concern expressed regarding large single family homes, typically old farm houses with large numbers of bedrooms. She states that the ZBA recognizes that with demand and marketability there may be a demise of these homes for commercial use based solely on the town’s residential density ordinance relative to a second residential unit. 
Ms. Smith states that the road frontage requirement was amended a few years ago at town meeting and the square footage was not. She states that any existing apartment could also become a rental unit, creating continued density increase. Ms. Smith explains that this proposal may prevent increase of multi family (3 or more) structures. 
Ms. Smith explains the process of a special exception and that under this proposal, an accessory apartment would be permitted if certain criteria are met.  She states that she spoke with Northwood Fire Captain Kevin Madison, who suggested this amendment could help first responders know the location of occupants if people were more likely to come forward to get permits for apartments, where they may not be doing that now. 
Ms. Smith states that this would be a permitted use with specific criteria. She states that the applicant would go to the building department and if the criteria are met then the apartment would be approved.

Mr. Strobel asks if this ordinance change would address detached apartments. Ms. Smith replies that it does not. She notes that for this issue the applicant would need to go before the ZBA as is done now.

Ms. Planchet states that the demographics and workforce housing could be affected. She adds that more housing would be available. Ms. Smith states that this proposal also would minimize how much land is being used as the apartment must be attached. She suggests the board may want to consider adjusting the density requirements at a later time to increase the acreage (s.f.) for rural areas of town. Further discussion ensues relative to the current economy and the impact of this ordinance. 

Mr. Dill asks about the 80,000 sq. ft. figure and its relationship to acres.  Ms. Smith states that there are many lots that are between 1.9 acres and the 2 acre lot size requirement as that was the minimum lot size until about ten years ago.  
Mr. Strobel states that there may be an issue with the septic systems due to the additional kitchen and bathroom. He suggests amending the language to provide for an analysis of a state approved septic design. 
Mr. Dill makes a motion, second by Mr. Johnson, to approve the proposed ordinance change and forward to town counsel for review. Discussion is held regarding scheduling the hearings. Suggestions are for the first public hearing to be December 16th; invite ZBA, with the potential for a second public hearing to be held on December 30th, if needed; subject to any legal changes.  Motion passes; 6/0.
Planner’s Items

Small Agricultural Site Plan/Application Fee

Ms. Planchet states that she has been speaking with a potential applicant regarding a site plan application for a farm stand along Rte. 4. She states that, considering the board’s discussions and directions recently, she has explained the waiver request process.  She asks the board for direction for the possibility of waiving the fees for a small agricultural business.  A discussion is held regarding the need to supply out of pocket costs and the agricultural uses. Ms. Planchet states that she will recommend a waiver of fees. Ms. Smith explains past practice and states that the board is not in the position to waive out of pocket costs for the town. 
SRPC Town Representative Re-appointment

Ms. Planchet states that SRPC is looking for a town representative again. She states that the current representative is Scott Martin. Mr. Dill states that the Board of Selectmen intends to appoint Mr. Martin, they had just held off to determine that he was still interested.  He states that no action is required of the planning board.  Ms. Parmele suggests that Mr. Martin attend a planning board meeting occasionally to provide information on what SRPC is doing. 
Update on Engineering RFQ process

Ms. Planchet states that the contract for CMA Engineers is being reviewed.  
Third Tier 
Ms. Planchet provides a revised draft for the board’s review.  She states that the draft has been reviewed by town counsel who suggested a few comments. Discussion ensues.  The board reaches consensus to amend the draft to add  “…to determine a lawfully pre-existing non-residential use…” to the bulleted list for Minimal Impact Applications. 
Additional discussion is held regarding the paving of previously unsurfaced areas and whether it should be in the minor or minimal impact section.  The board agrees to keep this item in with minimal impact for now. 
Mr. Strobel makes a motion to proceed with the third tier application. Mr. Johnson seconds. The board agrees to forward the design section as is to town counsel. Motion passes unanimously; 6/0. 
Mr. Johnson makes a motion to adjourn at 9:30. Seconded by Mr. Dill. 

Motion carries, 6/0.
Respectfully submitted,

Lisa Fellows-Weaver

Board Secretary
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