Town of Sandwich
Planning Board

Minutes: October 16, 2014
Members Present: Rich Benton, Gunnar Berg, Julie Dolan, Eaton, Janina Lamb, Tim Miner, Frank Paine, Ben Shambaugh, and Mike Yeager
Members not present: Mike Babcock and Toby Eaton
Public Present: Marianne Gray, Stuart Gray, Fraser Huston, Derek & Linda Marshall, Dick Devens, David White, Roger Plimmer, Diana Levy, Carl McNall, David Patridge, Robin Dustin, Gail Christensen, Maggie & Boone Porter, Sarah & George Eaton, Susan Gutchess, Helen Ingalls
Mr. Miner called the meeting to order at 7:02 P.M.
Board members provided an introduction of the Proposed Village District:

· Miner: Currently the entire town is zoned Rural Residential with a few small Commercial District exceptions along Route 25 and subject to all the requirements of the Rural Residential District. The proposed Village District zoning requirements will mirror existing conditions and increase flexibility for the use of the existing properties. The proposed Village District will extend 500’ from the center line of the road, greater than the existing Historic District limits of 200’ from the center line of the road which remains unchanged, and extend further from the center. The Master Plan of Sandwich, as voted by town meeting, is the basis for the Zoning Ordinance. The Planning Board updates the Zoning Ordinance as needed and proposes amendments for town vote; the Board of Selectmen enforces the Zoning Ordinance; and the Zoning Board of Adjustment hears appeals for relief from the Zoning Ordinance requirements. The current proposal for the Village District is the result of two plus years of work by the Planning Board, arriving at a consensus after much research, discussion, and debate. The mission statement was read.
· Shambaugh: The proposed district lot size requirement will be one acre rather than the rural residential requirement of 100,000 square feet or 2.4 acres. There are currently approximately 79 lots in the center which are non-conforming or less than the rural residential requirement of 2.4 acres. The proposed district will make the majority of those lots compliant with the proposed setbacks for the Village District, and additions to existing structures or additional secondary structures may not need variances. Some new lots could be created as a result of subdivision but that was not a reason for creation of the Village District, nor is it likely to occur frequently, in Mr. Shambaugh’s opinion. The Planning Board agreed not to delay proposal of the district even though new lots might not be able to be hooked up to the Town Sewer System until work is done to allow more capacity or the system is expanded. Any new lots could have a private septic system provided they could meet all existing zoning requirements. The limits of the district extend 500’ from the center line of the road and are bounded by Elm Hill Road, Mt. Israel Road, Creamery Brook on Skinner Street, Great Rock Road, and the cemetery on Wentworth Hill Road. The proposed district does not change or affect the Historic District boundaries, regulations, and oversight by the Historic District Commission. Mr. Miner added that the Historic District Commissioners deal with the visual effect of the village while the Planning Board deals with the use and development of zoning districts and not architectural design.
· Benton: Through the use of charts, the proposed 80’ frontage, 15’ side and rear property line setbacks, and the 35’ center line setback were displayed. The footprint of all new structures on lots one acre or less will be restricted to 4,000 square feet and on lots greater than one acre the footprint will be restricted to 7,000 square feet. The height limit will remain the same at 32’. Mr. Miner added that the limit of impervious coverage of a lot will be limited to 50% or 15,000 square feet, whichever is less.
· Lamb: The Planning Board has worked on the proposed language for the district for several years and public input is much appreciated.

· Paine: The lack of basic commercial services has declined over time. The district may provide the possibility for a return of some of those services that will be cosmetically appropriate to the area. The town is not attracting young people and together with a changing demographic and downward real estate values, there will be an upward pressure on tax rates. He feels that the proposed district will help the economy of the town.

· Shambaugh: Although the proposed district may benefit the economy, it was not developed as an economic development plan. Home Occupations, currently allowed, will continue to be allowed. There are some uses that are currently allowed by the Special Exception process via the Zoning Board. These permitted uses must meet certain criteria, including compatibility with the neighborhood, as listed in the Zoning Ordinance in order to be granted approval. The proposed district adds several uses to the existing permitted use list: banks, respite centers, nursing homes, and mixed uses within the same structure. Any new commercial development will also require Site Plan Review via the Planning Board. Review by the two boards will protect neighbors and residents while allowing small scale commercial use. Expansion of the types of permitted uses and the less restrictive setbacks will allow more flexibility for the use of lots without the need for variances which is a more rigorous process. Mr. Miner noted that there are a few large lots  in the proposed district that could have developments beyond the 500’ limit but they would have less impact on the village and would need to meet all current Rural Residential District regulations.
· Miner / Benton (in response to several questions): The Planning Board does not consider the potential for the increase of services when creating amendments as there is no way to determine the use lots. He does have a personal concern that without younger families living in town, Central School could be closed. In response to a question regarding conflict of interest, Mr. Miner responded that no zoning ordinance amendment is ever created in order to personally benefit Planning Board members.
· Berg: Objections to change of any new idea will not stop changes to the town. The center, once the largest population area of the town for some time, has deteriorated lately. The Planning Board tries to develop ordinances to manage change. Although the Planning Board develops amendments to the Zoning Ordinance,  town voters either approve or disapprove proposed amendments to the zoning ordinance. Participants in the most recent Master Plan update expressed the opinion that the quaintness of the center is a valued component of the town. The proposed Village District will provide the underlying land use qualities that mirror the existing Historic District, protecting the center. This is not a business stimulus plan. It was noted that the existing village could not be created under the current zoning regulations.
Comments from the Public and the Planning Board responses as follows:
· Adoption of the proposed district will not make all the lots compliant as some are still less than one acre, however it will provide greater flexibility due to the lesser setback requirements.
· Ms. Christensen expressed concern about the lots outside of the Historic District not having architectural review to protect the center. The proposed Village District will not have architectural review by the Planning Board, as that is not part of the Site Plan Review process. Commercial development would also go through the Special Exception process if the use is on the permitted use list. Rural Residential development outside the Historic District currently does not have architectural review.

· Mr. White, noting his support of the proposal, stated that a component of the value of the center is the open space and encouraged the Planning Board to research methods for perpetual preservation of the open space. 

· Mr. McNall stated that the ultimate criticism is to do nothing and commended the Planning Board for spending the long hours needed to address the issue. He noted that change is also occurring within the town. Mr. Benton agreed, mentioning the fire in the 30s that changed the look of the center dramatically. He also noted that once a building is removed, any new construction after one year must meet current regulations.

· The expanded district area will act as a buffer to what currently exists in the center and may expand over time. Protection occurs with a limit to the amount of area that can be developed and restricting business to those that are compatible with the area. If the voters desire, the Historic District could expand in the future to encompass the proposed Village District.

· If a new lot cannot hook up to the Town Sewer System, it could have a private septic system according to the town zoning regulations or the state regulations in some circumstances. A subdivision could not occur without septic approval of some kind. It was noted that the Sewer Commissioners and the Board of Selectmen are contemplating changes to the town sewer system to bring the existing system into compliance and investigating the possibility of future expansion.

· Mr. Huston felt the center had deteriorated substantially and expressed his approval for the proposal.

· The town sewer system has restricted development in the village. The Selectmen hired an engineer who has reviewed the system and provided options for bringing the system into compliance. The leach fields are in excellent condition and options for another leach field are being explored.
· Future development, whether residential or commercial, must meet the zoning requirements existing in any district, and it is up to the property owner to become informed of those requirements.

· Ms. Dustin expressed concern about the need for increased parking areas for expanded uses of existing structures. The lot coverage for impervious surfaces will limit parking to some extent along with review through the Site Plan and Special Exception process.

· Ms. Christensen expressed her opposition to the proposal stating that there is a great deal of activity going on in town and it is a vibrant community. She felt that it was untrue to say the center has deteriorated simply because there are no businesses and that a community is people and not buildings. She did agree that the lesser setbacks would be helpful but was opposed to the one acre lot size. Mr. Berg noted that while the plan is not a business stimulus plan, it may be more user friendly to small business similar to those that were in town not all that long ago. Mr. Huston stated that if the school is closed, the community is lost.
· The empty spaces in the center are important, although it was noted that there is little open space other than the Fair Association and Quimby Fund land. There were differing opinions relative to perpetually protected space and the tax impact on town residents for preservation.

· Several people noted they were in attendance to become better informed and thanked the Board for the information.

· The ability to subdivide a lot may somewhat increase the property value, but until the expanded use is exercised it will not significantly affect the property’s tax. Lots are assessed on the minimum building lot with excess acreage at a lesser assessment. Other factors such as road frontage also affect a lot assessment. The proposed Village District will have no significant changes on property taxes.

Board Business
Gravel Pit Inspections for the Ambrose & Thorndike pits are scheduled for Saturday, October 25, 2014 starting at 9:00 A.M. at the Ambrose pit.

Ms. Huff provided language for four additional amendments for review at the next meeting.
Adjournment: The meeting was adjourned at 9:28 P.M.
Scheduled Meetings: October 25, 2014 (gravel pit site inspections); November 6, 2014 (regular meeting); November 20, 2014 (second meeting as needed)
Respectfully submitted,

Wendy J. Huff, Secretary

Minutes Approved: November 6, 2014
Corrections: 
1. Minor grammatical corrections

2. Page 1, 2nd bullet: Mr. Miner added that the Historic District Commissioners deal with the visual effect of the village while the Planning Board deals with the use of land and development of zoning districts and not architectural design.
3. Page 2, 4th bullet: The Planning Board does not consider the potential for the increase of services when creating amendments as there is no way to determine the use of the lots.
4. Page 3, 4th & 6th bullets: It was noted that the Sewer Commissioners and the Board of Selectmen are contemplating changes to the town sewer system to bring the existing system into compliance up to original performance specifications and investigating the possibility of future expansion. The Selectmen hired an engineer who has reviewed the system and provided options for bringing the system into compliance up to original performance specifications.
5. Page 3, 8th bullet: The proposed lot coverage limits for impervious surfaces will limit restrict parking to some extent along with review through the Site Plan and Special Exception process.
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