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Town of Sutton

Planning Board

Meeting Minutes

May 13, 2008

Meeting called to order at 7:00 p.m. by Dan Sundquist, Chair.  Members in attendance were Joe Burns, David Burnham, Robert Wright, Jr., and Paul Raynor.  There are several items on our agenda tonight but the first of which is the continuation of a public hearing on a proposed major subdivision by Michael and Judith Rogers on Birch Hill Road in Sutton.  The Board welcomes Mr. Joe Burns.  The Chair appoints Paul to sit for Carrie and to vote for Carrie Thomas tonight who is absent. 

We have some new materials to bring into the discussion.  I’ll take a motion to continue the hearing on the Roger’s subdivision.  Robert Wright, Jr., so moved.  Paul Raynor seconded.  Unanimous.  Chair provided a little background because there might be a couple of new faces here.  We have had a series of hearings on this proposed subdivision on Birch Hill Road and we required an extension of the hearing process at our last meeting in order to allow the Board time during the good weather to go out and do a site walk.  We started at the bottom of Birch Hill Road and we walked up to and past the proposed subdivision property.  Chair Sundquist reviewed the results.  These are posted in the official minutes of April 24, 2008 Special Planning Board meeting which was attended by several of the Planning Board members that evening.  We did walk from the intersection of Route 103 and Birch Hill Road about a mile or so to the site of the proposed subdivision.  The purpose was to exam and document road conditions along the way.  Measurements of road widths were taken by Peter Blakeman at several locations and photographs were made at those locations.  Paul Parker and Bob Wright joined the group later in the session.  Paul Parker being the Road Agent for the Town and he brought some of his views in and we were glad to have him there because we had questions about road maintenance and drainage and so forth up there.  In this course of that discussion, Paul showed us several instances where trees and power poles crowd the road travel way making a problem for snow removal during the winter and squeezing the travel way down so that there is very narrow areas for cars to pass each other.  These were noted and it was agreed that Jeff Evans representing the Rogers was going to meet with Paul Parker again out on the road and flag the trees that should be removed.  Paul Parker’s view is that this should free up enough space to remove a lot of the traffic problems that have been brought up earlier.  We also reviewed the intersection of Harwood Road and Birch Hill Road and it is clearly a problem there with the steep grade that comes down off Harwood directly into Birch Hill Road.  I imagine that is particularly tricky during the winter time with ice and snow out there making stopping an issue.  The remedy that Paul Parker recommends there is that two Yield signs be placed on Birch Hill Road to favor motorist coming down the hill on Harwood Road so that at least there is an adequate warning out there and the folks who have the easier stopping situation would then yield to traffic coming down Harwood Road.  In light of the discussion of new houses and new motor cars on the road and so forth this is germane.  We spent about 45 minutes doing this exercise and then finished.  It was valuable for the Board to get out there.  We had not had a chance to be out there earlier this year when this application came in because of the snow situation so it was really good to see the road all open and dry and really exam the situation out there.  We do have two other pieces of information.  The purpose of this hearing is to take in any last information for the Board to consider in its deliberation on this proposed subdivision application and what I have in front of me is an official memo from the Sutton Volunteer Fire Department Association to the Planning Board regarding the Roger’s subdivision.  It says “Sutton Volunteer Fire Department would like to recommend that due to fire safety for the above subdivision that when each parcel is sold, there is an added request to each buyer that a residential sprinkler system be part of their building specs”.  Previously those of you who where at the earlier hearing will remember that the Fire Chief had asked for a concrete cistern up there to provide water.  This is a change and just to put out a little bit more context on that the conversion out to residential sprinkler systems is fast becoming the norm in the state.  Our Fire Chief is taking is cues from the State Fire Chief on that.  
Jeff Evans – just one interjection there, if you do do the home sprinkler system you get a reduction on your homeowners as well.

Dan – here is the second item that came in.  This was received May 9, 2008 and there had been a request at the last hearing for the dates and the times of the observations of traffic on Birch Hill Road.  We have those here and I will read them off.  March 24th from 11:00 a.m. to 1:00 p.m.; March 25th from 3:00 p.m. to 4:00 p.m.; March 26th from 1:00 p.m. to 3:00 p.m.; March 27th from 8:00 a.m. to 10:00 a.m.; March 27th from 4:00 p.m. to 6:00 p.m. and April 10th from 6:00 a.m. to 8:00 a.m.

We would like to do is have one final pass here at gathering comments and getting questions answered, etc. on this proposed application.  The Board is obliged due to State statute regulations to deliberate on this matter this evening.  This will be the final opportunity to have your thoughts and comments put into the public record.  I want to turn to Jeff first and see if you have anything you want to add and we are curious about the meeting you might have had with Paul Parker.  Where the trees indeed flagged?
Jeff – no they were not.  I am sorry I have probably not done my due diligence with that so I am neglectful with that.

Dan – They could be flagged?

Jeff – They could be flagged.

Dan – Is there any new information coming from your applicant.

Jeff – Not to my knowledge.

Dan – We have Chief Palmer’s letter on the sprinklers and the issues on the signs on Harwood Road.

Jeff – We have no problem with a deed restriction that new housing will be forced to have home sprinklers.

Dan – That is good for the record.  Thank you.

Dan – So I’ll turn to folks who have come in with an interest in this tonight and what I beg your indulgence that we don’t need to go through all of the material we have gone through in previous hearings on this.  But, if you do have questions or have some new thoughts or comments that you want to put into the public record, now is the time to make those.  I will recognize you one by one and if you would state your name for the record the tape recorder will get that down in the minutes.  Is there anyone who would like to speak?

Philip Murphy – I have a question on Harwood Road.  I was wondering if the Board was able to ascertain if Birch Hill is a 3 rod or 2 rod road.  That had come up as a question at the last meeting.  It stated in the survey it was 3 rod road but I got in touch with the town historian who could not seem to find that.

Jeff – We checked with Paul and all of Paul’s information and the information we can find including the layout indicates 3 rods.

David Burnham – That is what is in the safe out here.

Jeff – No.  That is the layout.

Dan – That is the selectmen’s layout of 17 or 1809.

David – That is what is in the safe in here is the layout in that book and that is 3 rods.  
Jeff – Yes.

Dan – And the Gephardt book on that Jeff?

Jeff – and it said 3 rods and so does Paul’s book.

David – some of those are contradictory to what the layout is actually are.  Like Main Street out here he has a 3 rod but it is actually 2.

Jeff – Right Dave.  I recognize that.  This seems to clearly 3 rods.  And I want to point out at this time when a layout like that is made, normally land surveyors hold to and Road Agents the face of a stone wall as the limits of the right-of-way.  However, the Town has full use of the 49 ½ feet and make take more without necessary easements for the good of the public.

David – May take more only for maintenance right?

Jeff – For maintenance correct.

David – So what are those walls average on the plan?  I don’t think I ever really looked at that close.  They are narrower than that aren’t they?

Jeff – No.  A lot are about 49 ½ feet.  The problem is we have some rubble that has been picked up.  I think one of the poorer spots is down on that restricted slope shortly up there by the old colonial where the sap tubing is.  Now there is another wall over Dave behind that lower side it just that the town has cut in here historically to reduce this grade and hasn’t widened it and left all the trees.  My question becomes one is that perhaps deferred maintenance on the part of the town given the growth rate we are dealing with of 228% in roughly 35 years here.  And something the town should be looking at other than this?  Again the question becomes the abutters have said that they would okay or agree with a lesser number of lots which might be two and only increase the traffic by 8% versus 16% and is that a substantial number?

Dan – to try and clarify that for the Boards benefit, is what I am hearing a suggestion that the Town would be responsible for removing any trees and constructing any pull offs or widening areas, drainage, etc.  Is that what your saying Jeff?
Jeff – That becomes the question.  I don’t know the answer to that.  To use scattered and premature development would be very hard pressed with 6 previous subdivision over there and 19 new homes in the last 20 years.  To blame Mike Rogers now for increasing the load by 16% in my own opinion just doesn’t ring right that he might pull a bullet for the entire road.  I think that is what the Town Attorney was getting at when she said he only is going to pay is percentage of 16% rather than the whole bullet.  And then again, we get into when we look at some of the previous subdivision; Meadowview had 4 new lots on Felch Road which had an 11’ travel way and was left that way. 

Joe Burns – nobody was concerned about it.  We have had a lot of people concerned about this.  I think that is the difference.

Jeff – the Planning Board needs to be consistent here.

Dan – okay let’s go back to Philip, do you feel your question has been answered?

Philip Murphy – I guess so.  I’ll talk to Paul about that.

Dan – I have a feeling that you’ll find that if you trace it back it is indeed 3 rods and with all due respect to Jack, he might have made a mistake.  That is the oldest road in town I believe.

Jeff – Eaton Grange is the oldest.

Dan – For what it is worth I will pitch in my observation is that there are many places as we walked the road that the walls are 50’ feet apart nominally.  That is a 3 rod road.  It has all the signatures of a 3 rod road even though the walls come and go a little bit.  If you are on a 2 rod road on this town you know you stuck between 33’ and that’s the way the walls tend to show it and it feels a lot different that Birch Hill but I appreciate the question.
Paul Knudson – introduced himself to Jeff Evans.  Has not been to a hearing on the Rogers Subdivision before that is why I asked him.  I am not trying to be disrespectful.  I’m not trying to speak to any technical issue I’m just going to speak for my wife and my heart.  We have been there since 1961.  We live in the second oldest house in Sutton, 1778 documented.  It may be the oldest house.  We have lived there and we have maintained the property as it was 200 some odd years ago and we love the place.  Our property will be left as a music foundation where a composer will be able to come during the summer and write music.  I would hate to see a whole bunch of trees taken out.  I believe it would be a real shame I really do.

Joe – you mean on the road?

Paul K. – okay.  Right.  I understand that.  Or stone walls taken out as well, although I understand that doesn’t seem to be likely.

David – Do we have a number of how many trees?

Dan – no we don’t have that.  Let Paul finish.

Paul – So you know I’m not speaking to any particular issue, I’m just speaking to you as a person who loves our place there and it has been ours for 47 years and we are the oldest residents on Birch Hill Road and we have seen it change tremendously and even if you took out the trees and went from stonewall to stonewall there still would be….30 years ago when people went up and down the road they stopped “hi how are you” now there is not the personal attention or interest in who you are and people will not stop if you are coming down and even if you have time they just zip along like crazy and this is a result of new people coming and not understanding how to live in the country and how terrific our country was the way it used to be a long time ago.  I don’t know what the new people would be when they come in but the road is already supporting a tremendous number of people going up and down and we don’t live there in the winter anymore but we did.  But we will be.  I don’t know if this is germane but.

Eleaner Knudson – when you talk about the width of the road that is not all drivable width right?  You have a big dip running down the whole east side of the road.  I know that because one winter when we couldn’t see I ended up right in it with the truck tires because someone was coming back and I go over as far as I could and I drove into that ditch.  I don’t know what you can do to change things but it seems we can preserve our land and not have a lot of houses sitting in small pieces of property.  I hate to say this because I know people buy property and want to divide it up and get money.
Joe – Your concern about the road is you would like to see it left as it is not with any trees cut or widened out.

Paul – Yes I would.  Half of my stonewall is in that road.  When old Dan Buckley lived up there with one cow during the spring time he would take stone by stone and put it in the road.  Also we are supporting the run off.  We are supporting 7 run offs onto our property.  I have a bridge which I have to maintain in order to get to my house and that is the oldest bridge of its type anywhere left.  At the last flood I had to repair that myself because of run off.  So we are helping the Town by taking care of all that run off which is a lot more than it used to be.  Years ago I dug the ditch by hand from Birch Hill Road in order to take care some of the run off and Paul has been very nice and he helped me out two years ago by digging down into it so it would not come into my road.  My comments are just from a person who loves our place and would like to see it remain the way it is.  We are doing our best to preserve Birch Hill Road as it was.

7:22 p.m. John Michael & Judith Rogers arrived for their Public Hearing.

Dan – Eleaner I just wanted to respond to your question which you had which is what are we looking at in terms of the road itself.  You heard the discussion a moment ago about the right-of-way width which includes what you have a sense of between the stonewalls there.  It is about 50’.  But the Board is also concerned about the width of the road way itself.  That is how much travel space there is for two cars.  So that is why we made the walk, took some measurements and made photographs so we understand that better.  So that is two different things there.  Your point about running into the ditch is well taken.  We understand.  Is there anyone else who would like to talk?
Erik Derlith, 145 Birch Hill Road – I am wondering if we could talk about the what we thought the applicant was going to produce for a report which was by some peoples opinions deficient on a couple of issues since the last time and I am wondering if the Board feels that the addition of Table 4 adequately answers all the questions that the Planning Board had last time related to traffic impact or road impact analysis relating to improvements, safety and those kind of issues.
Dan – we need to take that up during our deliberations later tonight.
Erik – Okay.

Dan – any other questions or comments?  Jeff?  Last call?

John Michael – I’m interested in what your findings where when you walked the property.

Dan – we didn’t walk the property we walked the frontage.

John Michael – I’m sorry the road.

Dan – that’s a good question you came in a little later.  There are notes here which are being passed to you on the site walk of April 24.  Jeff was the one with us that night.  Paul Parker was there as well.  We walked basically from the bottom, that’s 103 all the way up to the far side of the property, stopped several times to put a tape measure down and verify the width of the travel way between the edges of the ditches there.  Paul Parker had already taken a look again and he made an observation that there are several large trees that actually growing in the road shoulder.  They are right crowding in the road edge in a number of places.  One big red maple I do remember and a couple of instances where the utility poles are well inside the stone walls and right at the edge.  And for Paul he made no bones about it this is a problem for snow removal and snow storage and it also tends to crowd cars towards the middle of the road making some issues.  So there are few tight spots is basically what we found.  The road measured 16’ in most places or more.
David – other than the narrow spots.

Dan – I don’t have those figures here with me tonight.

Jeff – the narrowest spot that I believe Paul and Peter measured was the same that I had which was 15’ down at the bottom between some ledge and a large boulder.

Dan – Okay good to know.  So that’s the synopsis basically on that.  Good question.

Philip Murphy – in the road report they are saying that the average was 16’ of road and 2’ of shoulder on either side so it should be a 20’ width between the…..

Dan – I don’t think that was implied.  Jeff?

Jeff – No just said 16’travel wide.  

Val Blachley - Birch Hill road right across the street.  In saying that you have not tagged the trees yet in terms of possibly taking some trees down, being an abutter I would like to know what trees those are because we have some big trees on our property.  So how does that work?

Dan – we can only offer you a general sense of it at this time and you know the Rogers well as anybody does, there are 4 or 5 instances where there are some pretty good sized trees that are actually growing in the ditch or right into the shoulder.  There is least one place that I recall where there is a utility pole in the shoulder.

Val – is that on the property that John-Michael has bought or is that the property across the street.

Dan – there were trees on both sides.

David – I think mostly on the left side going up the hill.  There might have been one on the right.  The majority of the trees and the pole were on the left side going up the hill before you get to the property.

Val – on the left hand side of the road?

David – Yes.

Val – not on the right hand side of the road.

David – there might have been 1 on the right hand side of the road.

Dan – what started the whole discussion was one very large red maple which I believe is near the corner of the Rogers property.  Is that right?

Jeff – Yes and none of the trees would be taken from your properties.  They would be within the town right of way and the town has the …..
Val – well I understand that but as a property owner I want to maintain the beauty of our land I would really like to know if any trees are coming off of our property.

Jeff – I don’t believe so.  If you want to retain the property and the character I would suggest we don’t do a lot of fix up which is consistent with the map up there.  We are only looking at 16%

Dan – oh the double edge sword.  Okay Jeff.  I’m going to move on.  This gentleman hasn’t had a chance to speak.

Taylor Blachley I just moved back to the area.  I grew up on the road since 2nd grade.  There are five trees for five houses here the correlation here rang a bell but I can’t really imagine all the character since 1961 but just since I’ve been there 4 or 5 houses go in that means more cars whipping up and down the road not to mention the wetland that exists on that property the added run off from the clearing and all that water running down hill.  I feel funny jumping in here but I just wonder what we are doing to the rural character of Birch Hill Road by dropping five houses in there and it just seems like if we keep growing like that pretty soon we could end up with a bunch of 2 or 3 acre parcels with little lawns, little wood lots and the place is going to start moving and it already has in an ugly direction and I think about settling back in this area, I would like to but it really breaks my heart to see the way its growing here and I wonder about the real motivation behind it all especially about ethics.  It doesn’t sound like it’s an environmental stewardship if you really take into account community building when you have houses built like that spaced out.
Dan – what’s going to your heart goes to everybody’s heart in this town.  We built almost 180 houses in about 6 years which is the biggest bump this town has seen in a long time.  We were doing maybe 3, 4 or 5 building permits a year in the mid 90’s.  In the 2000’s it was 30-35 a year.  People didn’t notice that until they started to notice it on their road.  These are the kind of changes that have come along.  But you also have to realize that we have a zoning ordinance that permits 2 acre minimum lots and so as a matter of right no matter however we got there, I’ve been on this Board 150 years and I don’t know how we got that zoning in but its there and its in the best judgment of the town and in fact this Board has tried to make some adjustments in the zoning density in this town before and we got our doors blown by probably 90 people in this town hall who said I want to save the rural character by keeping it a 2 acre minimum.  Well, now you’re seeing your change on your road and next to your property and so forth.  So I encourage everybody to stay with the public planning process.  It is really important.  But that is just my lecture or my homily for the day.  The situation is we have a valid subdivision application before the Board which has been carefully prepared.  There have been a lot of comments given.  The Board has a lot to consider on this and we will do our very best job on this but you need to keep it all in context here too.  I’m going to go to Phil next.

Phil – This is from the road study.  Birch Hill Road has ground service on average of 16’ wide plus variable width shoulder areas averaging over 2 feet on both east and west sides of the road.  I just find that hard to believe in the measurements that we took that there be 20’ of road before you got into the ditch as we didn’t get that at all.  I was hoping to see where these averages had been taken but I guess …..
Dan – we have not received that information.

Paul – regarding the cutting of trees that are in the right of way of road that they are adjacent to our property who gets the wood.

Jeff – you do!

Paul – Good.

Joe – you two gentlemen men have been here basically every meeting from what I recall your concern was more about the adequacy of road safety.  I would like to know your to opinions, are you more concerned about the adequacy of the road or are you more concerned about the rural character of the road.
Erik – it’s a combination of both.  We moved here, my wife and I, for the rural character of the road, there was not a huge traffic volume on the road and the house I live in, you know how close to the road it is you walked right by it.  Obviously any increase in traffic pretty much immediately we are affected by it.  But I think the larger issue is you know are we facing a situation where the concerns about safety, traffic and road concerns is this development going to significantly impact that.  This is perhaps sample event.  We’ve had other subdivisions that didn’t go through because they where not 5 lot subdivisions.  I think that the petition that was signed by a large number of residents very early on in this process shows the significant level of concern by most of the existing residents and they are legitimate concerns.

Eleaner – I’ve come home quite a few times and there are children walking up the road.  Is it still because the bus won’t go up there?  This is dangerous.  I’ve stopped a couple of times and asked them if they are okay or if they want a ride home.  And they are taking up part of the road.

Bob – for those of you who were at the school meeting last Thursday night that was one of the issues.  In fact, they were unable, they had worked extremely hard on completely revamping the bus routes and it failed 5 – 4.  Anyone who was there it was contentious.  Some of the issues that were raised not just on your road, but other roads as well were there was a concern and we can do what we can at our end to mitigate the potential hazardous affect of that particular road and it could run contrary to what the efficacy of the road itself.  In other words, there may be a necessity of some of those trees.  There may be a necessity of doing some wide outs but your point is certainly valid because in my opinion I won’t speak for any other member of the board but public safety will trump everything else as far as I’m concerned.  So we will do our best and that is to me a very legitimate concern and I also share another and for those of you have read anything by Jack Noon you probably have already in 1840 pretty much the town reads as being close to 1600-1700 people.  In 1950 when I was somewhat smaller there were only 400 members in this community know we have over 1800 and we cannot say “okay” we are putting up the door and you can’t come anymore.  We are not empowered to do that.  Even if you all were …. There are certain that require in that we can’t say “nope we’ve had enough we don’t want anymore” we have to work within our zoning regulations and the guide to our master plan.  But the master plan is a guide it is not etched in granite and as the Chair has pointed out it is reused and reformulated every ten years with input from people such as yourself who express those particular concerns that you expressed earlier.  All those things are true.  All those things are what we deal with when we make a decision but we have to make the decision within the confines of the regulations.  It is not material to me whether an applicant makes money or loses money.  I cannot say because I have an opinion of the items itself that cannot cloud my judgment.  If the regulations are followed we follow the regulations.  That’s our requirements and this is just one of the rules.  It is not the same as it was in 1961.  It’s not the same as it was in 1950.  In 1961 I could run faster.  That’s not happening.
Val – so it’s a mute point I guess to say if you were to lessen the lots going in we would lessen the amount of dangers that could happen on that road.  I think that’s sort of the direction I was coming from.  If there were fewer lots on that road is there less a chance of people being hurt on that road.

Dan – it’s a good question.  But where do you draw the line.  If this Board finds that there should be no more than 2 lots on this property and next week we get another application for another lot up the road from you are we obliged then to say “well you only get two lots and so forth and so on” and there was work done here as part of that study that showed that there is plenty room for more buildup.  So it’s an issue.  Then you have to say is there a significant difference here.  Something major for all we know.  Scientifically measurable between two lots and sidewalks.

Val – We all have our own opinions but I recall you saying earlier that the one intersection between Harwood Road and Birch Hill road that’s a very dangerous intersection and its not an average intersection.  The incline on that road is over 90 degrees and I’ve come down that road many a time and I’ve ended up in the middle of the road whether there will be a yield sign there or not.  There are children walking by …..

Dan – If the town were more diligent there should be no homes back there.  That is the issue.  Know we deal with our current circumstances.
David – the yield signs are being proposed to go not coming down the hill but to be on Birch Hill road itself so people coming either way on that would be aware to yield for vehicles coming.  That is why there is no point on putting a yield sign on that road.

Dan – We were thinking also of a huge truck run out land straight ahead with some gravel.  I don’t know who you do it down there.  There are dents in the trees already from close calls.

David – there is apparently no way to alleviate that potential hazard that we can come up with other than the yield signs on Birch Hill Road alerting people that there is something to yield for there.  We can’t come up anything else.

Philip – I don’t this might be the place but I thought Paul putting a stop sign facing north on Birch Hill would allow people coming fast from about where the development is right down passed Erick’s house its kind of a straight of way people fly right by the bottom of Harwood Road so to put a stop sign facing would actually slow the traffic down but I guess he did not go along with that. 

Dan – That’s a good question.

David – That’s not a bad idea.

Dan – So your idea is a stop sign facing north, facing Rittmueller’s house.  Facing the Rogers property.  So it forces a full stop at that intersection and then go.

Phil – If they stop they can see someone coming down the hill.

David – so they could see someone coming down the hill.

Michael – I would like to read the recommendations from the Traffic Study.  I know everyone has read them over and over again but it says “The generation of 40 new trips per day will not create the material operational affect of the road”.  Birch Hill Road, in areas, currently has a street width that naturally slows traffic.  If the road were widened traffic speeds would potentially increase and create more hazardous conditions.  In the Town of Sutton’s 2005 Master Plan chapter on transportation a goal is stated to ‘Protect and preserve the existing Class V gravel roads within Town’.  A Stop sign at the intersection of Harwood Road with Birch Hill Road should be erected”.  I paid this guy to write this up.
Dan – does it say in there where that stop sign goes on Harwood?
Michael – he just said at the intersection.

Joe – you can’t stop coming down Harwood.

Michael – I agree there should be a stop sign there.

Dan – I’m going to call last call again.  Is there anything else the Board needs to learn about, hear about?  We know what we need to do and once we close the hearing we are not taking in any more letters or comments or anything tonight.  We are going to move in to deliberation on this matter.  No telling how long that is going to take but you are welcome to sit through it but I can’t recognize you or take any comments if you choose to stay.  So hearing no one, I’ll take a motion to close the hearing on the Rogers Subdivision.  So moved – Paul Raynor.  Seconded by Robert Wright, Jr.  Unanimous

What’s the pleasure of the Board?
David – I have one quick question right of the beginning.  That one pole we know is a problem and Pete had the notes on what that pole number is and those notes are not here. I don’t know how we deal with this.  I don’t know how we deal with this if we get to where that pole might have to be moved I don’t know how we specify it that is why I had him put the numbers down in the notes so that we would have them.

Dan – we can word a condition to be identified to be validated or verified in field, etc. on that.

Bob – I would like to once again review … well it was actually David had discussed that some length and this is the Planning Land Use Regulation Book 674:36-4 and its titled “Access Roads”.  “Planning board may properly consider the present condition of access roads when ruling on a subdivision application, and if a hazard is created by the present level of development, it may find that future development is premature”.  It may know what it points out is that trial court was in error in ruling that a preexisting inadequacy of access roads was not a valid basis for planning board’s finding that proposed subdivision was premature since exposing more households to risk that emergency vehicles would be unable to respond when services were required and magnify existing hazards.  Know the fact that on the study this was not a material increase, it is an increase and so one of things probably to assure that there would be access would be turnouts.  Also I might comment that there was I believe in responding to a comment earlier in the public hearing where we as a Board nor any applicant nor any abutter nor anybody else can hold a Town Meeting hostage to a certain act.  For example:  road needs to be upgraded therefore it is the Town’s responsibility.  That is not the way it works.  I just want to introduce that for the record.  It can be, however, say a condition for example and at this point I’m not suggesting it at this point but for discussion that the applicant on his property say would be required for say 3 turnouts for access.  The town may be required an additional 3 turnouts.  I’m putting this out as a general to respond to the concern adequacy of need and response and that’s about as far as I will go in that specific area.
Paul – well let’s do an easy one.  The sprinklers should be a condition.

Dan – right we’ve got that.

Joe – so I have a question for that.  Have we ever required that before?  Can the fire department request I mean we can require that?

David – they can require the cistern and in lieu of the cistern they can allow the sprinklers be installed by federal fire code.

Dan – this is the guidance or chief and department are getting from the State.  The transition is underway right know to full requirement for that.
Joe – but if they had a cistern they would not have to do it, they would be fine.

Dan – for a little while longer that is going to be the case statewide.  But soon there will be a standing requirement we are told by Darrel Palmer for sprinklers on all new construction.  Any other general comments you guys want to pitch in?  I’ve got a question I want to pose.  Here is the question:  the question it seems we have on site and we have off site considerations so a lot of this discussion has been on the off site situation with regard to Birch Hill Road and the increased traffic.  So the question is based on the information here before you that we’ve taken in in public testimony here, traffic study, plans, site walk and so forth.  Is the roadway adequate for the additional traffic?  For any additional traffic?  But in this case a projection of 40 cars.  And if not what needs doing.  Let me prime the pump that way too.

David – I’ll just throw in this that it seems like very testimony we’ve had previously that a consistent road travel surface width is inheritantly safer than an inconsistent travel width where all of a sudden there is places where it immediately narrows down from 1 person who is accustomed to it if your driving up the road.  I have a real hard time with the poles and the 4 or 5 trees that are already half dead when the snow plow hitting them so hard that Paul will probably eventually have to take due to a maintenance issue anyway,  and that the fact that the road narrows down so much right there.  I mean the people that drive on the road all the time are obviously accustomed to those spots but any body that doesn’t I can see where there could be clear disasters.

Dan – Any other thoughts on the adequacy on the road?

Bob – I don’t know if its … I’ll lead tangentially and that was when we all attended the Public Hearing regarding Historic Preservation and again the adequacy of a specific road and in sense it is and is either the 2nd oldest, I don’t think it is part of the old Province Road complex but it still is a pretty old road.  Let’s put it this way it is heck of a lot older than our Boston Cane Representative.
Joe – who is 96 today.

Bob – we deal with and Dan has the put this admonition to us on a number of times when we are in area, historic preservation, aesthetic preservation you tread very carefully.  I know where my emotions bias lies and that’s public safety because obviously as ex-officio we are responsible for enforcing these things.  That’s why I guess maybe I might put in as a condition of approval the requirement of 3 turnoffs.  I haven’t put exactly where they might be.

David – Can I say something in reference to the location of those?

Bob – absolutely.  I would yield.

David – because I hadn’t really given it a whole lot of thought.  And realistically we might want to look at flatter places that the lower impact can happen certainly without having to do any damage to any stone walls but flatter areas so that you are not interfering with the ditching system and the water and what not.  I mean you can’t obviously do it on a steep part of a hill and I don’t know if I really paid enough attention when we were out there to know where those spots would be.

Dan – I want to pitch in too.  We are not paid engineers and I don’t think it is our job to provide technical guidance on that.  That is for Paul Parker and whoever he wants to work with to size that up.  What we need to focus is we have a concept here that from Bob if the turnouts are necessary.  He says 3 but we don’t know exactly how many would be necessary.  So that might be 1 solution and then you made a comment about you would favor a more consistent road width up and down the entire way.  So that’s a little different than a turnout and I guess we are hearing some support for taking care of some tress and pole problems that might be out there.  But do those solutions in your minds make the road um help the road to accept the new traffic, 40 cars a day.
Joe – so a turnout would just give a place for someone to pull over, let someone else pass, I mean a fire truck or whatever.

Bob- yes, I mean or say a simple thing like the town.

Joe – that certainly takes away some of the rural character of having to widen it out.

David – do we have any data or information we could base anything like that on as far as getting an accurate or a base number of _____ of the road.  I’m just asking I don’t know.  I have no clue on how to base something like that.
Dan – personally I think it’s got to be based on field judgment by someone who maintains the roads, knows the roads and understands the traffic issues out there.  I’m going to stick up for Paul again and say we don’t think about the highway department enough in terms of adequacy for snow removal and snow storage.  Pictures that we saw of Birch Hill Road, we had a good winter this year and it was pinched down to, that is another reality we need to keep in mind here that because of the situation up there the snow banks crowd things too and the actual width is very very limited in a bad winter.  That’s all part of winter in NH and New England but we have a little conundrum here.  Rural character on the one hand, you know the tress, the stones, etc. and public safety on the other hand.  We’ve got people, we’ve got growth, and we’ve got school kids.  Personally I am really annoyed and aggravated that the School Bus will not go up there and I think the Select board out to bring the hammer down on that if you can but, because that is a very serious issue that ought to be …. I’m done preaching on that.  I’m sorry.  We have that as a condition right now.  The kids are walking in the road and the number one job of the Planning Board is about public safety, rural character the other niceties and that’s to me comes somewhere down the totem pole in the master plan.  So the real question here the real nut here is is this road safe now, is this road safe with 40 more cars on it and if not what is to be done and the second question is who is going to do it.
Paul – well the best you can do is compare it to roads that you travel and if I was going to take a section of going up Meetinghouse Hill up passed the cemetery where it narrows down through in the traffic from the Kennel especially on the weekends, I was surprised actually how well the surface on Birch Hill was.  What if Paul stops keeping it up?  He was talking about 3 trees and a couple poles.  Which I think Paul was looking for or for it to have done.

David – well it’s pretty minimal really, I think compared to a mile of road.

Paul – if we start talking turnouts and stuff then we start encroaching more into the areas that are…

Joe – I think the stop sign could be one of the single major things.  To get people to stop.  They are going to slow down and stop as opposed to just cruising right through.  Stop sign coming down a yield sign going up gets people to kind of slow down be aware there is a gnarly intersection and we have to do that for sure.

Bob – I think that is outstanding.  I was just wondering if and I hope if we can recommend do we through this out to enforcement for example the police department.  There is nothing wrong on this.  I think it is an excellent suggestion but procedural I do not know.
David – I don’t know either but it certainly would fall under 

Joe – well they will have to enforce it.

Dan – we could see that the sign gets planted but we aren’t going to set up a trap on Harwood Road for violators on Birch Hill.

David – that is their deal.

Bob – and that’s fine.  That’s fine.

David – but part of this in alleviating that hazard trying to do the best that we can through our due diligence for the town in alleviating as much of that hazard as possible.  I don’t see why that is not within our purview.
Joe – the road seems better than Haines Road.  The back door there to so few houses.

David – so can we make a motion on the stop sign.

Dan – I’m trying to get a list of the conditions together here and I would like to review those after we have had some more discussion on the things that ought to be included on this but I think the real nut to crack is the adequacy of the road and what is to be done about.  For my two cents I’m sure walking up there on a nice spring evening, I was surprised at well pleasantly surprised at the condition of the road.  It has been a while since I’ve been up there and it was a little more rugged than the old days.  But a lot of that road has well graded travel surface up through there from the drivers psychology point of view there is space, but there is a couple of pinch points and it stands to reason that the tough spots are also on the hill.  As I remember walking up the first time we filmed the take down it was visibly getting narrower where there really was no working shoulder it just dropped off into what was a pretty steep sided ditch and then its aggravated by ledge and kind of a depressed topography that you can’t really get away from and you know that any time you go down a steep slope like that that is a constant gnarly maintenance issue for the Town.  Every hill like Baker Hill any of these that are gravel roads and we have a good 2 inch thunder rain storm down through we get a lot of raveling and we’ve got a lot problems.   To Paul’s credit it looks like he has kept up pretty good with the issues up there.  But over the long haul the road is the travel way is kind of severed into something around 15’ or 16’.  I personally don’t think that is enough.  It is a pinch point situation.  It is not the condition of the entire road though.  There may be one more place like that as you move up that hill before you get to Harwood Road.  Things tend to spread out.  It looks a lot like most of the Class V gravel roads in town, etc.  So we don’t have any engineering studies that evaluated that.  All we have got is our site walk, Road Agent’s best judgment on this, etc.  I do think Paul is right that the 24” red maple should not be growing out of the shoulder of the road so there is some clearing up to be done.  A couple of mistakes on some utility poles where they got planted in the road way well within the right of way.  So those should get fixed but what’s to be done then about the short pitch with a narrow road.  There is real problem there.  That is a reconstruction issue we are really talking about.
David – are you talking about just after the first house on the left at the crest of the …..

Dan – nah it’s the first steep pitch and I didn’t bring the photos tonight but it’s an unmistakable place where the ditches could get deeper and as I recall there is some ledge or huge boulder on the right side walking up the hill.  Anyway it’s an obvious place and there may be one more like that up the way a little bit.  There are other places that don’t strike me as being huge traffic safety issues.  But you’ve got a couple of special case specific situations here.  Kids on the road, traffic going up hill, traffic going down hill you’ve got some different kind of driving dynamic in terms of public safety.  If I have convinced you that is a problem who fixes it?
Joe – What did we get feedback from Jae on?  Is he responsible for his 16% or is it …. We’ve made everybody else fix any road or build any road.
Dan – we have not put this…

David – it fell within what they and their attorney felt was within reason.  If they put up no argument.

Dan – we’ve heard some opinions about reasonableness and fairness in light of the premature and scattered clause.  It is a good point.  There is a history of small subdivisions one by one coming in, houses getting built up there.  Things have changed.  Maybe this is a tipping point, maybe this a threshold point.  Is the developer responsible, is the town responsible is it a partnership?

Joe – if it was a partnership it is the first one I’ve seen in my 5 or 6 years doing this.  That would be new ground.  Date yourself back here have you seen where they have done a partnership before?
Paul – well in good conscience with the interest of public safety should the work be done anyway?

Dan – that’s a good question?

Joe – Regardless of the fact.  It doesn’t sound like it is a huge chunk of road here but it is a couple of sections of road.

Dan – Again an engineers is way above my pay grade for this Planning Board job but I’m not going to lay out the lineal feet that need to be done but there a couple of instances that I can recall going up there.  There was one for sure and if anybody wants to give observations from that night please do but let’s assume at this point that is an example of the kind of problem we are facing.  Let’s say there is one or two for the sake of discussion.  Bob what’s the town your part of the government of the town, if this Board votes conditional approval on this subdivision tonight but says the town needs to remedy a couple of trouble spots on that road, how are we going to do that?  Is that appropriated this year?  Does that come out of the Town’s Highway budget?

Bob – it would come out of the Town’s Highway budget and it would be a selection of the Town Road Agent on the specifics.  It is a very interesting question.  First of all in answer to your earlier questions, we have never had a partnership no because we have been operating normally on class VI roads this is a class V and that is somewhat of a differential and then there is always the situation as

Joe – I was thinking Nelson Hill Road.

Bob – I was also thinking Nelson Hill Road but I was also thinking of the development, Harborview, where we were coming from New London, remember when we carefully walked and selected on Stonehouse Road

Joe – that was a scenic road.  If this were a scenic road it would be a different story with these trees and things.

Bob – Yes it would be.  So I mean my point is that you have different situations and while you have to adhere to the whole and generally what regulations guide on that there are certain things for example and I’ll go back to the historical aspect that was introduced a few weeks ago by Garrett which was very interesting because I thought this turnout might be a way to first of all to maintain the historical nature of the road and yet to be able to bring up for safety concern.  Now as I remember it was not an issue whether or not to take those down as far as Paul was concerned and then making the appropriate grading and making sure that the swales and the ditching is appropriate.  That area probably for example those areas that pinch I don’t think falls on, in my personal opinion, don’t fall upon the applicant.  Not the hillside, not that area, however, 
Joe – when sole access to the development is up that road?

Bob – but you see what I think it would be needed and I think Paul indicated it would be needed whether or not there was going to be a subdivision at all.  As a maintenance issue.  He was quite vocal about it and even when we were up there in February he definitely had an opinion.

Joe – but it is not in the budge right now to fix those pinches.

Bob – it’s not in the budge but you could do some work there and you could improve the situation and remove those two pinches which I think Dan had pointed out.  I don’t think that.  If we are talking about culverts and we are talking about some other things, then yes I think it is a tad beyond what the budget would now allow.  What I want to revisit is that area on the applicant’s property itself where we do have access and I do believe turnouts are appropriate and the reason I think that is because I was a lot more cavalier prior to January 15, 2008 but I had a fall that day and I got to know up close and personal just how important that is and the point of departure is timing is everything.  I was lucky.  I was two days up there. R.D. White the same think happened, he was in the Concord Hospital for 2 ½ weeks.  Now he also hit his head but the point is that it took a little longer and so I’m just pointing out that the access is really important and your going to have new people, new exposure, and so you want to be able to have an access point and again as pointed out by a number that any reasonable snow and it pinches so that is another reason for that.  Whether you have a development or don’t have a development this still needs to be done and we are also going to have to deal with that section of the law Title IX – Public Recreation Chapter 227:C and that’s going to be coming more and more prevalent and certainly in NH towns.  
Dan – help me understand what you’re talking about Bob.  Are you talking about widening out places along the frontage of the Roger’s subdivision I mean they have already have driveway locations figured out so those are going to be on the flatter pieces up through there.

Bob- and that’s fine.  And it may be that when Paul comes through and he says no we don’t need 3 we need 2 I’m just merely suggesting for access points back and forth.  And we as a town may be required to do some of that too.

David – maybe on this site it would poss…

Bob – I don’t feel qualified to say where they should be…..

Joe – well that’s like saying if we do them on Birch Hill my god everyone is going to want on every road.

Bob – well as my son tells me how does it feel to want.  We may be dealing with this in future times.

David – if there were a cistern going in versus the sprinklers, originally there was talk of a cistern, where those go in that automatically makes a place with an easement that the Town holds to park the fire trucks to have access to that cistern so that automatically gives one spot as far pull off in the design of that.  We don’t have that ability here.

Dan – I don’t know that we could trump the Fire Chief.  I don’t think it would be considered good form at the Fire House either.

David – how do we do it? Do we just leave it up to Paul?

Dan – well you know lest try to come to some conclusion here.  Is it turn outs that are needed or is it the narrow places in the road that need to be improved.

Paul – do you want to go around?

Dan – Yes.

Paul – I just think the narrow places, I think that that the turn offs, I don’t see them on other roads and I think they would have a larger impact into the areas they are trying to preserve.

David – I guess I’m not real as big on turn offs as I am on the pinch points, the trees, the poles and the narrow places you are talking about.  Those definitely appear to be adequacy problems.  The turn offs I’m not so sure about especially other than in front of the subdivision itself property.

Joe – I feel the same way.  Pinch points.  I understand your point, its valid public safety.  You always say that’s the number one concern, I just think that the pinch points ….
Bob – excuse me while I go home and slash my wrist.  No I wanted to bring it up, I wanted it aired and if the general consensus of the Board and wisdom of the Board feels that … I think the pinch points trump the turnouts.  I was just thinking those rare times when it might be needed and turn outs could be used.

Joe – and there well could be a time, who knows?

Bob – but at this point I think we are all in agreement that the pinch points have to be resolved.

Dan – I agree with the general discussion here.  Those are the critical points and include stop signs, trees, poles and so forth.  I have a list going list here.  Here is a what if.  What if we set this up and the Town swallows hard and decides okay we’ll dig into our road budget and go make some improvements up there.  We get up there and we find out that there actually is some granite ledge along that right hand side and it is connected to China and its going to cost $40,000 to pop out of there and there starts to be a need for engineering assistance and some other questions.  Know a little futzing around gotten into a major highway project for the town, so I have a wild and crazy idea here which is that we are only looking a 5 lot subdivision but rather than have in terms of issuing building permits on those we could stage this to give the town some time to catch up on that.  We may well have to go to Town Meeting next March and say here is the situation there has been a lingering issue up here.  It is a safety issue it is not much of a project but we are going to need to put $50,000 into it and we need to have the vote on the floor for that.  In order to boost, it’s a specific project just like coming in for a bridge project or something.  If its absorbed that’s fine.  We could make sort of a condition that pivots on this.  But the key is that not too many houses are not built all at once.  Because it may take us 2 or 3 years to step through this thing.

Joe – Tell me how many houses are on Nelson Hill Road, 12.  The one that is in Newbury but accesses through Sutton.

Dan – There are 14 in Angelhawk and 2 more up the road they have.

Joe – so 14 houses right?  We made the guy upgrade the entire road to town spec.  It was 1000 feet he had to do completely over to town spec.  It doesn’t sound unreasonable to have the applicant to fix pinch points and cut down 4 trees and have a pole moved and a stop sign to me that’s, just for 5 lots, that’s just my opinion.

David – But, you don’t know what the pinch points are going to get into until you uncover them.

Joe – they don’t know what they are getting into when the have to build Nelson Hill Road.
Dan – No and the big boy on this was the Harborview Division – 32 lots which caused us to have do some pretty fancy foot work on  a designated scenic road in the town but it ended up with state of the art drainage, paved travel surfaces, etc., etc. etc.

Joe – That’s major major reconstruction of a road.

Dan – I’m just trying to give us a sense of scaling.  I’m not debating this.  Your right.  There has never been a time we haven’t required this. 

Joe – That is what I’m saying.

Dan – We never partnered.

Joe – so the next 5 lot subdivision comes through and says well you did it on Birch Hill; it’s not like its major work.

Bob - #7 Offsite Improvements.
Dan – Do you want me to read it Bob?

Bob – I think it probably would be helpful.

Dan – “Where a town planning board conditioned its approval of a developer’s application for a subdivision on a developer’s upgrading, at its own expense and to standards established by the town, of two roads leading to but located outside the proposed subdivision, and evidence indicated that traffic on the two roads, due to the proposed subdivision would increase the hazard that an emergency would create, and that there must be improvement to the roads if the subdivision was fully developed, compelling the conclusion that, with respect to the criterion of safety, the proposed subdivision was premature, the town could legitimately condition its approval of the subdivision on the provision of improvements to the offsite access roads”.  RSA 674:35 #7.

Bob – So the short answer to your question Joe is yes.

Dan – so if this piece of case law, Land/Vest v. the Town of Plainfield.  It actually dates back quite a ways.  But what this is saying, I think, is that if the Board is wrestling with this kind of an issue and you have a tipping point and you’ve got an increase in traffic that’s making a real public safety concern the Board has two routes.  We know the scattered and premature clause we can say we are not ready for that land to be developed out there.  The town needs to budget for and make road improvements and then we can develop.  If the improvements are not made that is that conclusion in that direction otherwise is that the road improvements would be supported.  So that has always been what we are doing.

Joe – We are not saying they have to reconstruct the road.  It’s a few points, a few things that need to be …..

David – to be brought up to a point

Joe – I guess I would reference Jae Whitelaw to look it over and see if she thinks we are being unreasonable in some way.

Dan – I was going to mention a little bit latter that from now on the very last condition of the conditional approvals subject to review and approved by town attorney.  So this will go to Jae whatever we cook up tonight.  So here is what I have so far for potential conditions of approval.

1.
Deed restrictions and notes on the plat that every new home requires a sprinkler system.

2.
This is coming from a note we had from Pete Blake who has been out with medical issues.  That wanted to get his words in tonight.  The 100’ buffer along the perennial stream be shown on the plat.  There was discussion on that.

3.
That Stop sign or Yield signs be installed at the intersection of Harwood Road and Birch Hill Road as directed by the Road Agent.

4.
Tree removals and utility poles to be resent necessary to improve snow removal and storage as directed by the Road Agent.

5.
HISS figures to be included on the plat.

David – The trees and poles one doesn’t it go beyond maintenance and if it wasn’t done before this, Paul would probably take them out anyway but he hasn’t dealt with that pole very long.

Bob – The request would be made to public service.

David – by the Town.

Bob – Yes.

Dan – so the last working condition would be some kind of wording to the reconstruction of the narrow sections of the road.

Joe – you mentioned there were 2 points you thought.

Dan – that is my best estimate sitting here at the table tonight.

David – to get them to what?  To get them to what is adequate.

Joe – To get them back to the 16’ travel way that the rest of the road ….

Dan – we really need.  So I have something like this, feel free to edit.  This will be a condition of approval.

6.
That improvements be made to sections to Birch Hill Road presently less then 16’ of travel way there under the direction of Town of Sutton’s Road Agent and according to the Road Specifications in the Sutton Subdivision Regulations.  It is not specific to the place.

David – It’s not specific to the width in the Subdivision Regulations it only to the 16’

Dan – We want to maintain consistently.

Bob – I’ve fallen into that pit a number of times and the chair has helped me out.

Joe – so you’re saying if the place comes down to 14’ it has to be widened 2 feet.  That 2 feet of width has to be done up to town specs. Including whatever needs to be done from moving the drainage and maintain the shoulder.
David – there may be limitations on the ditch.

Dan – do you want 16’ of travel way plus 2 feet of should.

Paul – I just want the approval of Paul Parker.

Joe – Just to be consistent with the rest of the road.

David – you may have to call it on the spot.  It may not specifically be able to happen.

Dan – I would be comfortable with the 16’ travel way which is consistent in many places up through there.

Bob – and as you pointed out earlier say for example so there is some ledge that means … I’m not actually sure what that particular section is but undue hardship clause and I don’t think that would be appropriate.

David – and we need to remain somewhat flexible depending on what they are planning to do.

Dan – So what we have are:

1.
The deed restrictions and notes on the plat requiring every new home have a sprinkler system.

2.
100’ buffer along the perennial stream be shown on the plat.

3.
High Intensity Soil Survey calculations for the lots to be included on the plat.

4.
Stop sign or Yield signs to be installed at the intersection of Harwood Road and Birch Hill road as directed by the Road Agent.

5.
Tree removals and utility pole resets as necessary to improve snow removal and storage as directed by the Road Agent.

6.
Improvements to be made to sections of Birch Hill Road presently less than 16’ travel way width under the direction of the Town Road Agent and according to Road Specifications in the Sutton Subdivision Regulations.

Bob – the only think I just want to have it aired.  When you talk about the Stop Sign/Yield Sign say in conjunction with the Road Agent and the Sutton Police Department.  The reason is we had one of those things where John came in and there was going to be a Yield Sign on the road on Baker Hill Road and Chalk Pond Road and it was going to be on Chalk Pond Road because 

Joe – It’s still not safe there.

Bob – I understand that but you cannot put on up on Baker Hill because it’s the same problem that they have on Harwood.  That you’re coming down there and if it is in the winter time, you try to brake and forget it.

Dan – so I’ve added that to this so now it says:

4.
Stop sign or Yield signs to be installed at the intersection of Harwood Road and Birch Hill road as directed by the Road Agent and in consultation with the Town Police Department.

How is that?

David – I have my typical request that I think the last Plan that I have in stuff that it does not show that all the corners have been set.

Dan – We can put that in, so they be set at lot corners.

Jeff Evans – All the corners are set.

Dan – Then you’ve satisfied this condition that’s good.  Again, the very last condition which will end up being #8 is all conditions subject to review and approval by town attorney.  Feeling good about this.

David – do we need to be anymore specific about the signs based on the traffic engineering studies, where the stop sign is going up the road and the yield sign …

Dan – we have 1 party telling us yield signs in these places and other parties saying a stop sign up hill, a road study that says a stop sign but doesn’t say where so unless you guys want to play road agent.

David – Did we specify who puts them up?
Dan – It’s a team effort between the road agent and the town policy department.  Are there any other conditions?  Remembering now the Board is approving, disapproving or approving with conditions.  We only have 3 options.  Can I get a motion to approve with these conditions?  Bob Wright so moved.  Joe Burns seconded.  No further discussion.  Everyone understands the conditions.  Very well.  Unanimous.  And that is the planning process.  Thanks for coming tonight folks.

Dan gave copy of conditions to Land Use Coordinator.

Mylars for Wayne Wheeler and Nancy Evans were signed.

Previous meeting minutes were dispensed with.  They will be reviewed and approved at the next regular meeting.

Respectfully submitted,

Lind D. Ford

Land Use Coordinator

attachment

John Michael & Judith Rogers

Major Subdivision

Birch Hill Road

Draft Conditions of Approval  

by Planning Board, May 13, 2008

1.
Deed restrictions and notes be included on the plat stating that every new home requires a sprinkler system.

2.
100’ buffer along perennial stream shall be shown on plat.

3.
HISS calculations for each lot to be included on the plat.

4.
Improvements to be made to sections of Birch Hill Road presently less than 16’ travel way width under direction of Town of Sutton’s Road Agent and according to road construction specifications in the Sutton Subdivision Regulations to create a minimum of 16’ travel way width between the subdivision and Route 103.

5.
Stop sign or yield sign(s) be installed at intersection of Harwood Road and Birch Hill Road as directed by the Town of Sutton’s Road Agent and in consultation with the Town of Sutton Police Department.

6.
Tree removals and utility poles reset as necessary to improve snow removal and storage as directed by the Town of Sutton’s Road Agent.

7.
All monuments to be set at lot corners.

8.
All conditions subject to review by town attorney.
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