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PLANNING BOARD

RINDGE, NEW HAMPSHIRE 
July 18, 2006

DATE:  July 18, 2006

TYPE: Public Hearing

Date Approved 08/01/06
TIME:
7:00 PM-10:40 PM. Kim McCummings -Chairperson
CALL TO ORDER, at 7:00 PM 
ROLL CALL: Kim McCummings, John Vorfeld, Deb Sawyer, Art Fiorelli, Jed Brummer, David Tower, Keith Halloran, James Hoard, Doug Gutteridge, Dick Isakson, Robyn Payson, Jo Anne Carr
ALTERNATEs Dick Isakson for Deb Sawyer Doug Gutteridge for Dave tower 
Announcements

Jed Brummer announced that the 2nd meeting of the West Rindge Common Improvement Committee had just been held and it is anticipated that a presentation would be ready by fall.

All chapters of the Master Plan are on line-Jo Anne needs comments on these chapters as soon as possible

OLD BUSINESS
Meeting Minutes

Minutes 06/20/06-The minutes were tabled.
Minutes 06/27/06 Dave Tower made a motion to approve, Jed Brummer 2nd the motion passed James Hoard abstaining.
NEW BUSINESS

PUBLIC HEARINGS

Kim McCummings asked for a consensus of the board move the IGMO Public Hearing to the top of the agenda, ahead of Old Business.  The Board agreed and Kim opened the Public Hearing on the Proposed Interim Growth Management Ordinance. 
Interim Growth Management Ordinance

John Vorfeld introduced the Interim Growth Management Ordinance and its reason for being proposed.  The Master Plan workshops indicated a consensus for change and creative ideas for Rindge’s growth.  The Interim Growth Management Ordinance is like an “emergency brake”, a tool that gives the town a short window of time to review the Master Plan revisions and work them into any possible zoning changes.  If adopted by the town, the Ordinance will be in effect from September 2006-Town Meeting in March 2007.  By statute, an Interim Growth Management Ordinance can be in place for one year, but the Board feels that having the ordinance in effect until Town Meeting will be sufficient.  John went on to point out that the intended result of this ordinance will be new development opportunities for land owners and developers.  
Kim McCummings reviewed the ordinance (filed with the minutes) and opened the hearing up for questions and comments from the public.

Monica Woodworth asked about the dates that the Ordinance would be in effect.  Specifically, if the ordinance is not adopted, was there any way that the Planning Board could keep it in effect.
Jo Anne answered that the effective date of the Ordinance is from the date posted until voting on September 12.  If it passes, it will be in effect until Town Meeting in March, if it does not, it ceases to exist.  Kim said that the intent was, after the Land Use chapter of the Master Plan was completed, the Board could move on and work on zoning.  It is the Board’s intent to complete any work on zoning by March, but the land use piece needs to be in place first.  
Katie Duffy said what she was hearing that the Ordinance, (if passed in September) could not be extended if zoning changes were not ready in time for Town Meeting.
Art Fiorelli said that to extend the Ordinance past March, to the full year as allowed by statute, it would have to be voted on and passed again at Town Meeting in March.  The Ordinance as written expires in March.

Al Choquette said that he didn’t think there was an emergency situation in town.  The housing market has softened, and developers are not very likely to bring forward any large projects.  He agreed that there was a need to review and change the ordinances but that there was no need for a moratorium on development.  He said that the current economy would give the Board the time they needed without an Ordinance.  He went on to say that in his opinion this Ordinance would discourage even small development.
John Vorfeld stated that the Board did not regard this as an emergency measure, but as a tool to give the Board time to develop zoning with planning, which will open up more development opportunities.  
Jed Brummer said that through the Master Plan process, the Planning Board has learned that the majority of residents want to see Rindge keep the look of a Village, a Rural New England Town.  Current zoning does not reflect that.  It is important to keep in mind that the Ordinance would only be in place for a very short period of time.
Jason Czekalski said if the end result of the zoning changes is more flexibility and more options, why freeze development?  What uses in the current Commercial, Business Light Industry, and Village districts are going to be prohibited?  Unless you plan some massive prohibition of presently allowed uses there is no need for this ordinance.  He said that the towns that have had these ordinances banned a whole lot of uses.  Are we going to be telling people who have been paying taxes on commercially zoned properties for decades that they are no longer going to be able to use it for what you have it planned for?  
Brent Aucoin said that his recollection of the last planning session he attended was that Route 202 was going to be staying the same.  That it was where big development was going to go.  He said it feels like property will be devalued and limit the profit that these land owners can achieve.  It feels like something not needed or wanted is being forced on the town.  
Kim McCummings said that per her recollection, the maps did reflect leaving commercial development in tact along RTE 202, but the consensus was to also add a Mixed Use Zone along RTE 202 as well as RTE 119, which would expand the uses.
A member of the audience said that building limitation was already voted down by the town.  He wanted to know why the town continued to discourage business coming in.
Tom Duffy asked if it was true that from Hannaford and Middle Winchendon Road, on down, commercial development and industrial growth would be discouraged in favor of creating additional “green space”.  
Kim said that no decisions have been made yet, but there has been conversation about how to expand opportunities for development and growth along RTE 202 by having parallel roadways to allow for building deeper and not being limited to existing curb cuts on RTE 202.  
Tom said he understood that, but did not agree with putting more growth toward the center of town, which would create more congestion instead of spreading it out along the length of RTE 202.  He asked if the state has been involved with any of these plans for additional auto and walking traffic.
Jed Brummer said some people are getting scared for no reason.  The ideas for the RTE 202 corridor are to expand it.  In terms of future development, it is important to be aware of the RTE119 and RTE 202 intersection because that is where the most traffic is, and most likely where commercial interest will center.
Doug Gutteridge said right now, in the Business Light Industry Zone you wouldn’t be able to put in a residential development because it’s not zoned for it.  What this does is re-zone some of those districts so you can allow more uses where it’s very limited right now.  
Tom asked if it would be possible for abatements to the land owners who would not be allowed to plan for the use of their land during the moratorium.  
Art Fiorelli said anybody can file for an abatement and it would be considered by the Selectmen.

Al Choquette said he agreed that there was a need to do housekeeping with the regulations and ordinances and he was excited to be a part of that process.  But he didn’t think it was necessary to put this ordinance on the ballot because housing sales were off and construction was slowed way down.  The board does not need to put forward this emergency measure to have time to review and change the ordinances.  He asked if this ordinance passes, would any changes in Zoning have to be voted on by the town.  
Art Fiorelli answered yes, all changes to ordinances have to be voted on by the town.

Roberta Oeser asked how many applications for large Subdivisions were before the Board.
Jo Anne said she only had conceptual plans.

Roberta said that people were not interested in doing large Subdivisions right now and the whole purpose of this was to keep from having applications come in.  If they are not coming in anyway, there is no need for this.  The Town voted down a building limitation, so the Town wants large development and the 10,000 sq ft limitation on the ordinance is too small.  
Jo Anne said that for the purposes of clarification, the Planning Board chose the 10,000sq ft limitation because that is the differentiation between Major Site Plan applications and Minor Site Plan applications.  It was chosen because it refers back to existing regulation.  
As for the residential development, the ordinance is not solely directed at residential development.  But it is directed at large scale subdivisions like PURD’s which need to be updated because it does not address the needs she sees applications coming forward with.  There are applicant’s that cannot achieve what they want to do under the current regulations.  This ordinance is directed at Commercial development as well by doing things like reducing setbacks and minimum lot sizes.  So if the Planning Board accepts plans under current zoning it puts them in the position of having to accept plans nobody is really happy with.  
Jason Czekalski said that he and his wife have made the decision, (knowing that the Master Plan is being updated) to hold off on a project, as he believed other commercial entities are doing.  The issue is that the Planning Board is telling people they aren’t going to let them develop, in case a better option for them comes later on.  If they choose to bring a plan forward now, then they have to live with the current zoning.  He went on to say that the zoning does need housekeeping, it needs to be burned and started over.  That is a result of 25 years of Zoning without Planning.  He said he just became aware of the Agricultural Committee in town.  Mr. Czekalski stated that he owns a farm and that farms are being pushed out because of an anti-business attitude in Rindge. 
Phil Stenersen said he was coming in with a concept plan, and stated that the Town of Rindge has the best of both worlds with a beautiful common and the RTE 202 strip for commercial development.  He does not feel that the Ordinance is necessary.  
Jo Anne said the purpose of the Ordinance is not to stop development but to allow the Board the time to do the work they need to do.  
Katie Duffy said that she understood about the current Master Plan updates.  She asked if the Planning Board had done studies with DOT about what they feel about creating a down town at the intersection of RTE 202 and RTE 119 has the Board done a Traffic Study of what will happen with people coming through the intersection at the bypass.  She asked if the Master Plan would be brought to the Town before it was voted on by the Planning Board.  She said that she would like to see what parts of the Master Plan and the mapping would look like before even considering this.
Jo Anne said a second hearing would have to be August 1, and she would be happy to give a presentation and make a copy of the working map available before the hearing to help inform people.  In response to the access points, DOT has been involved.  Kim agreed.
Al Choquette said that he thought everyone agreed that changes needed to be made.  He said he appreciated the work the Board had done but that it was not an emergency situation and the ordinance was not necessary.
Brent Aucoin said it is going to put on hold any sales of land.  This will put a hardship on landowners and developers and he requested this be reconsidered.

Tom Peragallo said committees should be formed to review zoning.
Jed Brummer said that it has been brought up several times that the Planning Board regarded this ordinance as a response to an emergency.  That is not the case.  It is not an emergency and it was not stated as such.  
There is an ordinance subcommittee among others which have been meeting sometimes two or three times a week, as well as an Economic Development Committee which is working to encourage business to town.  
John Arsenault said he was not a developer, just a resident and a tax payer in town.  In 2005 he said that the Board was instructed by the voters who did not approve the 75,000 sq foot building footprint limitation, to go out and encourage large box stores to come in to town.  That the town said that they wanted 75,000+ size boxes to come in and in his opinion growth has not been encouraged.  If the lack of commercial and industrial growth continues in this town, does the Board expect the residential homeowners to bear the burden of the increase in taxes?  
Kim responded by saying that there has been work being done by the Economic Development Committee to attract businesses although there hasn’t been a lot of publicity about it.  Unfortunately it takes some time.  
Mr. Arsenault then said that it appeared to him that nothing was being done to bring in the Big Boxes that the town wanted.
Kim responded by saying that it has only been a little over a year since the vote, and pointed out that the zoning changes may prove to be advantageous to those types of businesses coming into town.  
Art Fiorelli said that he thought some of the questions being raised and some of the confusion that exists and the fact that this Planning Board has yet to even to decide on a Land Use Plan let alone any Ordinances that may build on that, in his opinion are one of the major justifications for an Interim Growth Management Ordinance.  To give the town time for public input and give the Planning Board the time to think strategically.  
One of the things being considered, which has come from public input, was expanding some of the Village Districts and creating a couple of new Village areas.  Art went on to say that in his mind the main reason for an IGMO is so that some development does not come along and negate all that work between now and March, when ordinances might be voted on.  
This Planning Board and the town has spent approximately $30,000.00 in consulting fees and hundreds of hours in this Master Planning process.  To negate that because of some Subdivision that comes along because it meets current Zoning and has to be accepted is ridiculous. A lot has come out of the public sessions that are good for everybody, but time has to be given for it to develop.
Dave Tower said that the Board had heard a lot of good comments and Jo Anne made a good suggestion about making the maps available in August so the people can see what the Board is thinking about.  The Board should take what it has heard at this hearing under advisement and not do anything right now, have a second public hearing and then decide at that point whether to go on or not.
Ed Lamoureux said that he had been to a lot of Master Plan and Steering Committee meetings.  He said he was for it, he said it would be good for business to make regulations that should make everybody happy.
Keith Halloran said he sensed a lot of passion and citizen concern, but people are talking past each other without listening and without empathizing.  He pointed out that John Vorfeld did not say this was an emergency, he said it was an “emergency brake” it is not something you use in an emergency, its something you use when you are already stopped and you want to make sure something doesn’t happen when you walk away.  Please let’s not distort what he is saying.  It’s a tool to prevent things from getting away from the town when we are all agreed that we need to make changes.  We have an extraordinary situation with a 16 year old Master Plan and the town needs a little more bandwidth to focus on the future strategic plan of the town.  Keith went on to say that he voted against the 75,000sq ft building limitation, not because he wanted Big Boxes, but because he didn’t want to limit options.  
Jason Czekalski said that this ordinance was an unnecessary restriction and the town already had enough black eyes.  He said he knew businesses that would rather set up in Winchendon than set up in Rindge.  The second problem is the “administrative conditions” section of the ordinance.
Jed Brummer said that this is about strategic planning and the Board is not a tribunal  The Board is looking for public input.  If some exceptions come along they can be addressed.
Art Fiorelli pointed out to Mr. Czekalski that the “administrative conditions” section was boiler plate language in just about every ordinance.

Kim said for example, it may well be applications will come in they will need to be tracked.  There is nothing hidden.
Terry Aho said that he thought that there should be some kind of grace period. 

Art Fiorelli made a motion to continue this hearing to August 1, 2006 at the Meeting House at 7:00pm.  Jed Brummer 2nd  Motion carried.
Subdivision

Map 6 Lot 73  

Route 119 (Letourneau Way)

Paula Aucoin 

Kevin Horgan of Graz Engineering presented the plan for the Subdivision for the purpose of separating the existing house from the remaining land of 105 + acres.  The applicant is requesting a waiver for a full perimeter survey and drainage and utilities plan.  This application is subject to the posted Interim Growth Management Ordinance as it lies within the General Commercial District.  Currently the application can not be accepted.
The 100 acres is in the Residential Agricultural Zone and the frontage as well as the existing home is Zoned Commercial.  
There was discussion by the Board as to whether this Subdivision violated the intent of t he IGMO.  Art Fiorelli said that this particular development does not, but others may.  The board decided to discuss amending the ordinance at the work meeting scheduled for later in the evening.
Dick Isakson made a motion to continue this to August 15, Art Fiorelli 2nd the motion carried unanimously.
Informal Conceptual Review

Map 11 Lot 36-1 and 36-2

Cathedral Road

Phil Stenerson

Deb Sawyer resumes her seat Dave Tower Recuse Doug Gutteridge in his place 
This review is for the proposed subdivision on Cathedral Road in the Residential District.  

Kirk Stenersen presented two conceptual plans, a Yield Plan and the PURD Plan demonstrating the density.
Jo Anne said that the road layout was discussed at a recent Road Committee meeting.  The committee agreed that the maximum length for a dead end street (cul-de-sac) should be 1500’ and no additional legs or dead ends or cul-de-sacs should be allowed.  Additional concerns raised included line of sight along Cathedral Road, the density of the development and traffic turning and entering safety given the proximity to the crest in the hill at Shaw Hill Road.  
There were concerns raised about the safety of two cul-de-sacs one off the other.
Kirk said that he based that on Win Farm Estates, and that there had been two such plans approved in town before.

Art said that was a big mistake.  

Kim said expressed concern about the length of cul-de-sacs putting people at risk.

Mr Stenersen agreed but was basing his design on what had been approved in town before.

Doug Gutteridge said he didn’t believe development should be limited by limiting the length of cul-de-sacs.

Art said the in the interest of fairness, the Board needs to be consistent in keeping the length of cul-de-sacs to 1500ft maximum.  
Phil Stenersen said that there was also a possibility of a loop road which should also be a consideration.  
Jo Anne asked what type of houses they intended to build.  Phil Stenersen said that they intended to sell some lots and build some themselves.  

Kirk Stenersen said that he understand that the Board was asking for 1500 foot cul-de-sac trying to do some smaller lots with community septic.

Informal Conceptual Review

Map 6 Lot 5

Meeting School, Bruce MacDougall

Co-Housing Project

Mr. MacDougall would like to present for discussion of a small multi generational co-housing project located on the campus of the Meeting School.  This type of development is not allowed under current zoning.  
Jo Anne said that they were looking for some kind of support of mixed use from the Planning Board for this project.

Art Fiorelli asked when they would be coming forward with plans.  
Mr. MacDougall project is in the early planning stages.
WORK SESSION
The Board entered into a work session to discuss updates to the Interim Growth Management Ordinance after hearing the concerns from the public.  It was decided that the following exceptions be added to the proposed ordinance.
IV. Applicability 

Under this interim ordinance the Planning Board shall not accept the following types of applications:

1.
Applications for the subdivision of land located within the Business/Light Industry, Commercial and Village Districts.  Special Exceptions may be allowed with a supporting Advisory Ruling from the Planning Board to the Board of Adjustment providing the application is consistent with the intent of the ordinance.

2.
Applications for site plans for projects of 10,000 square feet or more of total impact area. Special Exceptions may be allowed in the College District with a supporting Advisory Ruling from the Planning Board to the Board of Adjustment providing the application is consistent with the intent of the ordinance.

Dick Isakson made a motion to accept the changes and post the hearing for August 1, Jed Brummer 2nd Motion carried.  James Hoard –No
Jo Anne announced that due to time constraints it is necessary to submit the warrant language that night.  If it is decided not to go forward with the IGMO for the vote in September, it can be withdrawn.

Dick Isakson made a motion to post the warrant John Vorfeld 2nd the motion passed James Hoard No.

Meeting Adjourned 10:40 pm

NEXT MEETING 

August 1, 2006

Respectfully submitted, 

Robyn Payson
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