Minutes

Zoning Advisory Committee

November 2, 2005

Hancock Training Building

5:00 PM

Members Present:  Pam Edwards – Chairperson, Dave Fowler, Alec Jarvis, Susannah Swihart, Elwin Thorpe, Trevor Tidd and Ed Wade

Absent:  Dale Doughty, c.i.

Staff Present:  Doug Webster – Planning Consultant; Sandy Fredricks, Secretary

Pam calls the meeting to Order at 5:04 PM
Pam informs there are several things to cover this evening:

1. Finalize Maps

2. Discuss meetings for Public

3. Input as what we want to present as a group

Susannah asks what Pam is proposing to cover at the public meetings.

Pam informs she is presenting the District Maps, the List of Uses and whatever we have finished on the dimensional standards as she believes the public will be most interested in the lot sizes.

Doug suggests that in the dense areas we have one copy of the map enlarged showing those sections.

Ed suggests that perhaps the major roads should be shown and named on these maps.

Pam would like permission to change the colors on the map to match what is in the Comprehensive Plan.  The Committee agrees this would be less confusing to have the colors match.

Discussion about which sections of the map should be enlarged for detail:

1. South Casco

2. Pike’s Corner

3. Webb’s Mills

4. The Village area

Pam informs that if there are any concerns on the Definitions or List of Uses, she needs to know this by Thursday, November 6th.

Pam asks the Committee for input on what other information should be included for the presentation to the Selectmen and Planning Board.

The Committee decides that the Matrix, Future Land Use Plan and Maps should be included.

Pam states that just for continuity, she will give the Board of Selectmen and Planning Board a little background of what information this Committee has worked on, what issues still need to be addressed and that the ultimate goal is for this Committee to set zoning to align with the newly adopted Comprehensive Plan.  This information will include:

1. The Building Cap

2. Clustered Housing

3. Additional Zoning Districts

Pam continues that she will briefly review with the Selectmen and Planning Board the materials she will be handing out so they will have an idea where to find specific information as well as touch on key highlights of the map.

Trevor states that the number of units permitted on each lot and the lot sizes discussed last night will be important to people.

Doug feels that the simplicity of the presentation is important; we do not want to make this overly complicated for people to take in and process at this time.  Information can be more detailed at a subsequent presentation.

Alec agrees with Doug, that we need to go with a big picture presentation for now.

Doug suggests we present a table showing the current and proposed information for the Village and Residential Districts.

Pam states that perhaps at this point in the presentations most of what will be said is we have tried to stay within the guidelines set forth in the Comprehensive Plan.  Then open up to discussion.  We could approach this in a variety of ways.  Taking what we know from the past to be the most controversial issues and address those right off.  We know that lot sizes are always controversial. The building cap is another issue that comes to mind.  The third issue is one we always struggle with and that is to balance the public good with the land owners’ rights.

Doug states the he is thinking perhaps there should be a one-page handout on the building permit allocation system if this is brought up.  Personally, he would like to see this on a back burner, but the public may feel differently.

Trevor feels that we should state up front that as a group we have not always agreed and if there is an issue we should bring back to the table, we will do so.  Not that the issue would definitely be changed, but we would look at it again and see if perhaps we have a different perspective after the public input.

Alec states, going back to Doug’s suggestion about the building permit allocations; it would be helpful to have something on hand if the issue arises.

Ed suggests we use the terms “encourage” and “discourage” rather than the term “direct growth”.

Ed continues to relate an incident from a Selectmen’s Meeting where a group presented a petition and the Selectmen went into closed session, discussed the issue, and the decision was made to not change the original issue.  The people were annoyed that the vote did not go their way and they felt they were not appropriately considered.

Susannah feels it is important to let people know that there is nothing final about the information being presented this time around and there will be more public hearings.

Pam states that we need to address what we hope to bring back to the ZAC meetings after the public meetings.

Doug states that he believes there were a few uses we had not made determinations on, for example, boarding schools.  He is certain there are others, but without reviewing the list, he is unsure what they are at this time.

Pam informs that wasn’t what she meant, but that is a point we need to review another time.

Trevor states he believes it would be good to direct the public to a few item, but may be more effective if we asked them to review our progress so far and than ask what issues jump out at them as needing more work.

Doug suggests we have comparisons of what is current zoning to proposed zoning to show where and what the changes are.

Discussions move to what items will be of the most interest to the people:  Accessory Apartments, Building Trade Occupations, Standards, Cluster Developments, Lot Sizes, Animals/Pets, Building Caps and District Lines.

Dave states that it really all depends on who comes out to the meetings what the issues will be.  We could speculate and be off.

Susannah feels we should make it clear to people we will have more Districts than we do under current zoning and that the Shoreland has not been affected as yet.

Discussion moves to the District Maps and the differences in the old big map and the new big map.  Most of those differences lie in the Village Residential area on the south and eastern sides have steep slopes.  Also, at Parker Pond the east side should not be Residential because of the steep slopes and we do not want to see those lots being divided again.

Dave asks why Pike’s Corner was not put into the Residential/Village District.  This is looked at and  discussed by the Committee.  Dave continues that he is just trying to have the districts more connected.  There are a few spots on the maps that will be revised.

Discussions on the section of Route 121 at Parker Pond again as they do not want this to be developed and divided further and then looking for curb cuts to 121.

Elwin states that they would not be permitted by the State to cut onto 121 again.

Discussion moves to the Webb’s Mills section. 

Dave states he has issues with all the districts not being large enough.  Facts are that we have zoned properties that are already developed. Thompson Lake Shores development can never be changed.  Thompson Lakes Shores Road is a minor road, the development is already a major subdivision and the Planning Board cannot waive that.  Even if they could, there is no place to get the property from.

Discussion on Webb’s Mills and a parcel being referred to as “John Poland property” in two zoning districts and possibly including it in one district or the other.

Trevor moves to include all of what is being referred to as “John Poland Property” in the Residential District.

Elwin seconds

All in favor?

5 yes (Alec/Trevor/Pam/Dave/Elwin)

1 no (Susannah)

1 abstain (Ed)

Pam informs that after speaking with Elwin she pulled back the residential lines for Camp Laurel and Camp Agawam to clear that issue.

Pam states that the Commercial district has not been changed with the exception of the proposed change to include Bulky Waste.

Pam continues by stating she, Doug, Dave Morton and a representative from LRDC will be meeting in December to get additional information prepared for the next step of this process. Perhaps the trade off will be take the Mill Pond out of RP and put the Quaker Ridge wetlands into the RP.

Pam continues that, if the Committee agrees, perhaps we should have a representative from the State come in to our December meeting to give us further input and guidance.

Discussion moves to there being no changes to Tenny Hill or Cooks Mills residential areas.

Discussion about the Manufactured Home Park.  Elwin states he thought we were going to drop the back parcel of this.  He had discussed this with Skip who has indicated he has no problem with that being removed from the MHP district as he did not plan to develop it.

Discussion moves to South Casco.  The changes on Brown Avenue will allow for some village type commercial options.

Elwin states he thought that this was going to be included as Residential as it is already developed residential.  The only non-residential use is the Fire Station.

Doug states that the concept of conversion of use is what prompted that to be classified as Village District.

Discussions continue on which properties are already subdivided and residential.

Trevor moves that we leave South Casco as it is until we get some public feedback.

Susannah seconds

All in favor?

7 yes – 0 no

Dave states he wants to put on record that he does not agree with the way it is however.

Alec states that if some of the areas are fully developed, as has been pointed out tonight, it seems we are narrowing the pool.  We have so much white area perhaps we need more area to direct development.

Pam explains that some of the areas are designated as shown is to permit application of the standards we are putting into those areas.

Doug states that there is the issue of back-lot development, which we have not delved into yet, so we need to keep this in mind as well.

Dave states he does not disagree with that, he sees some developable areas in the Residential and Village Districts, but he wants to have people realize that the Rural Districts will be developed.

Trevor states that there are areas in South Casco as well that are looking quite fragmented, and he realizes we are not changing the commercial district yet, but we have the Commercial, Village, Residential and Rural all right there.

Doug explains why this was done.

Pam moves that the Map, after the changes, be presented to the public.

Trevor seconds

All in favor?

7 yes – 0 no

Trevor moves that ZAC meet one time in December on the 6th at 5 PM.

Susannah second

All in favor?

7 yes – 0 no

Susannah states she believes perhaps we should put it out to the public up front that we have not worked on the road frontage issue as yet.

Doug suggests that we let them know we have not delved into this as we are waiting until we have feedback from the Board of Selectmen, Planning Board and public as the lot sizes affect the frontage.  The other issue on this is that the current frontage is 150’-200’ and we do have some guidance in the Matrix for this issue.

Trevor moves to adjourn

Dave seconds

All in favor?

7 yes – 0 no

Adjourned 7:17 PM

