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SSTTAAFFFF  MMEEMMOO  
Planning Board Meeting 

 
May 17, 2011 

 
 
 

Agenda Item #2: Pine Valley Subdivision/37 Wilton Rd LLC & Pine Valley 
Business Center – Wilton Rd – Map 6, Lot 14 

 
Public Hearing for Design Review of a Major Open Space Subdivision 

 
Background: 
The applicant is proposing a two part subdivision of lot 6/14 on Wilton Rd. The lot is 
situated across the street from the Pine Valley Mill Business Center on the west side of 
Milford. The subdivision land is currently and has historically been tied to the Mill. The 
applicant is proposing to first subdivide the 7.7 acre lot into two pieces. The eastern 3.3 
acres of the property will remain as a parking lot for the adjacent Pine Valley Business 
Center and the western 3.4 acres will be subdivided into 10 residential dwelling units on 
a new loop roadway.  
  
The applicant’s parcel abuts Wilton Rd to the north and the railroad to the south. 
Several of the proposed new house lots will abut the railroad, similar to the houses 
further west on Wilton Rd. The roadway layout provides a ROW connecting the 
proposed neighborhood to the land on the south side of the rail road tracks, which is 
under the same ownership.  The back lot 6/15 is surrounded by the Souhegan River and 
contains the buildings which provide power and access to the dam. The back lot also 
historically supported several houses for the Mill workers. The Planning Board should 
keep in mind the possibility the eventual development of the back lot into a residential 
neighborhood. Any development on lot 6/15 is contingent upon an agreement by the 
land owner and the railway company, to allow the construction of a road over the 
railroad bed, which is a significant hurdle to cross.  
 
Subdivision Design 
The subdivision is designed for 10 single family dwelling units with one remainder 
parcel containing the ROW to the railroad lines and other utilities.  The dwelling unit 
lots vary in size from 0.23 to 0.35 acres or approximately 10 to 15,000 SF. Each lot will 
be served by Milford sewer and Wilton water. The applicant has been in contact with 
both Milford and Wilton’s Water Utilities departments to discuss how this can best be 
accomplished prior to submitting applications to the Board. As this development is 
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proposed to be served by Wilton’s public water supply, the Planning Board should 
consider if this development could potentially pose Regional Impact to the Town of 
Wilton in accordance with RSA 36:54-58 (attached). 
 
The subdivision plan details a new loop road off of Wilton Rd. The new road entrance, 
closest to the Pine Valley Business Center is a 24’ wide roadway which connects to a 
gravel access towards the rear of the property and the railroad tracks. After intersecting 
with the gravel access way, the road width tapers down to 20’ through to its intersection 
with Wilton Rd. The larger 24’ wide entrance is designed to accommodate future 
development on lot 6/15 and access to the railroad tracks, dam structures and property 
beyond. 
 
A unique feature of this site is the 8’ penstock that runs just below the ground from the 
Pine Valley Business Center through  lot 6/14, under the railroad tracks and out to the 
dam on the Souhegan River. This feature was historically an open canal used to bring 
water to the Mill building which was later converted to an 8’ pipe which runs through 
the proposed development. To accommodate the penstock, the four lots on the eastern 
edge of the property will be accessed by elevated driveways from the proposed 
roadway. These four lots will also have separate water and sewer service from the rest 
of the development.  
 
Currently in existence on the property are overhead electric lines which follow the 
penstock across the property, over the railroad lines and out to the buildings for the dam 
facilities. The applicant is undergrounding all utilities servicing lots along the new 
roadway but will leaving the overhead lines in place. The overhead lines will service the 
four lots to the east of the penstock as well. 
 
The stormwater design for the site proposes to treat and infiltrate all stormwater onsite 
through a series of public and private underground infiltration chambers. Runoff from 
the roadway is conveyed through swales to one of four deep sump catch basins, and 
outleting to four underground infiltration chambers within the future Town ROW. As 
this road will become part of the Town’s roadway system, the infiltration systems will 
also become the Town’s responsibility to maintain.  Each dwelling unit lot is proposed 
to be graded to direct stormwater to lawn basins which then feed into private 
underground infiltration chambers. The idea of treating stormwater both in the ROW 
and on private land with underground infiltration systems is new to the Town and long-
term maintenance requirements will have to be carefully considered. 
 
Zoning 
Lot 6/14 is zoned “ICI” which does not allow residential uses. The applicant applied for 
and received a variance in October 2010 to permit ten residential units on the 3.4 acre 
western portion of the property.  For context, ten dwelling units on 3.4 acres averages 
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out to about the density allowed in Residence A, and is significantly less density than 
allowed in Residence B. The proposed lots are complimentary in size to the ten 
residential lots to the west of this property, towards the Wilton Town line. Attached are 
the ZBA minutes describing the unanimous vote by the ZBA to grant the variance. 
 
Open Space 
As this lot is zoned ICI it is generally exempt from the open space regulation, however 
the applicant was granted a density in line with Residence A zoning the applicant has 
elected to utilize the new Open Space and Conservation District, with the benefit of 
reduced setbacks and frontage requirements. The OSCD requires a maximum of 15% of 
the land be placed into protected open space to serve the public’s interest. In this 
instance, the Planning Board may want to discuss reserving some land along Wilton Rd 
to provide for a future public transit stop to accommodate the Pine Valley Business 
Center and the surrounding residential neighborhoods. The parking lot portion of parcel 
6/14 could be an ideal location for the placement of a future public transit stop. Other 
options would be provision for sidewalks along Wilton Rd and/or trail access along the 
Souhegan River. 
 
As a refresher the Residence A and B minimum required open space (Section 6.04.5.B.1) 
reads as follows: Subdivisions in Residence A and B shall have a maximum of fifteen (15%) percent 
of the gross tract area placed into permanently protected open space. The amount to be included in 
open space shall include land deemed to serve the public’s interest by the Planning Board. Features 
deemed in the public interest include but are not limited to: land for bike lanes, public walkways, trail 
connections, public transit stops, pocket parks, stormwater management, and high value natural 
resources such as the Souhegan River, its tributaries, wetlands and buffers. 
 
Staff review of the application has found it to be complete. Please find the attached plan 
set, copy of RSA 36:54-58, minutes from the ZBA meeting, and letters from Zoning 
Administrator and Fire Department.  
 
Interdepartmental Reviews: 
Fire, Code Enforcement, DPW and Stormwater Coordinator have the following 
comments from a meeting 4/27 regarding this application: 

 The Police Department is concerned with the intersection between North River Road, Wilton Rd and 
this new road, specifically in relation to the “hump” from the penstock. There was discussion about the 
plans to realign NRR as part of the Falcon Ridge Subdivision off‐site improvements. The re‐aligned 
version of NRR should be delineated somehow so all can see what the intersection will look like in the 
future with this new road and the re‐alignment. 

 
 Town needs details on the “bridges” for the driveways over the penstock. They will need to have a 

rating of E‐2 for fire trucks 
 

 The Drainage for the subdivision lot and parking lot should be master planned together. This would 
potentially allow for draining water to the east over the parking lot for both the roadway and overflow 
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from the house lots. The house lots would be better served with bioretention systems that double as 
landscaping to avoid the maintenance/enforcement headache on the individual infiltration systems. 
Overflow could then be funneled along with roadway drainage to a drainage system on the south of 
the parking lot, towards the Souhegan. 
 

 Need to clarify future maintenance of the fence on the western edge. 
 

 Check the gravel and asphalt depths on the plan against the DPW Infrastructure, Design, Construction 
and Administration Standards updated in January.  
 

 Fire protection is under discussion to investigate dropping in a drafting basin or a non‐pressurized dry 
hydrant into the penstock due to the lack of capacity in the 6” main. Fire and Water utilities will get 
together next week to try and get a pressure test of the line and officially determine if it is a 6” or 8” 
main in Wilton Rd.  

 
Community Development Director/Zoning Administrator – see attached letter. 
 
Fire Department – Please see attached letter. 
 
Water Utilities – No comments as of 5/11/10 but some may be provided prior to the PB 
meeting. 
 
DPW –  

 Details are needed on the driveway bridges over the penstock 
 Who will own the fence on the east side of the property and maintain it? 
 Details are needed on the underground infiltration systems 
 Is a sign and/or a gate needed for the gravel access way? 
 Construction exits should be detailed for both of the new roadway curb cuts 
 The typical roadway cross-section should be updated to align with the DPW 

Standards 
 The typical utility trench detail should reflect magnetic tape instead of caution 

tape 
 

Ambulance - No issues anticipated for ambulance operations. 
  
Police Department - I have a concern with the easterly exit/entrance. This area is located 
just west of the canal which has a steep elevation to it. Over the years there have been 
accidents in this immediate area because of poor sight visibility when vehicles are 
headed westbound approaching the rise in this roadway. Can anything be done in order 
to decrease the serious potential with this? 
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Staff Recommendation: 
As this is the first public hearing on this project, the Board should review the 
application and make a determination of regional impact. As this project is within close 
proximity to Wilton and utilizes their water supply the Board should discuss whether or 
not the development has potential Regional Impact and make a determination.  
 
The applicant is not asking for any waivers at this time.  
 
The Planning Board should review the application and discuss any questions they have 
with the applicant. As this project received a variance determining the density the 
usually considerations of creating a conventional subdivision to determine density is 
unnecessary. The following items should be resolved prior to the applicant moving on to 
a final application: 

 The Planning Board will need to make a determination on the maximum, if any, 
open space the applicant will need to provide as part of this application and what 
form that should take.  

 
 Town Staff have some significant concerns with the long-term maintenance of the 

stormwater system as currently proposed for both the Town’s ROW and the 
private lots. Staff suggested an alternative stormwater design that should be 
discussed. Details of the system selected will need to be included in the plan set. 

 
 The alignment of North River Road, Wilton Rd and the proposed roadway needs 

to be determined. There are plans to modify the alignment of North River Rd and 
Wilton Rd approved as part of the Falcon Ridge subdivision, however DPW has 
asked the developer to hold off on implementing the intersection realignment 
until the project is closer to build-out. As build-out is still several years away, and 
this development has a potential second phase, the intersection should be 
evaluated to find the best possible layout for future traffic volumes. The proposed 
new road’s curb cut should be evaluated within this larger context. 
 

 A solution for how to best provide for fire protection needs to be included in the 
plan set. 

 
 All details and information requested from the Interdepartmental Reviews should 

be provided. 
 
*Please note the Town received a certified letter from a project abutter that should 
become part of the meeting minutes. It is attached for the Board’s review.
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Image taken April, 2010 



Section 36:54

    36:54 Purpose. – The purpose of this subdivision is to:
    I. Provide timely notice to potentially affected municipalities concerning proposed developments which are likely to have impacts beyond the
boundaries of a single municipality.
    II. Provide opportunities for the regional planning commission and the potentially affected municipalities to furnish timely input to the
municipality having jurisdiction.
    III. Encourage the municipality having jurisdiction to consider the interests of other potentially affected municipalities.

Source. 1991, 300:1, eff. Jan. 1, 1992.

Section 36:55

    36:55 Definition. – In this subdivision "development of regional impact'' means any proposal before a local land use board which in the
determination of such local land use board could reasonably be expected to impact on a neighboring municipality, because of factors such as, but
not limited to, the following:
    I. Relative size or number of dwelling units as compared with existing stock.
    II. Proximity to the borders of a neighboring community.
    III. Transportation networks.
    IV. Anticipated emissions such as light, noise, smoke, odors, or particles.
    V. Proximity to aquifers or surface waters which transcend municipal boundaries.
    VI. Shared facilities such as schools and solid waste disposal facilities.

Source. 1991, 300:1, eff. Jan. 1, 1992.

Section 36:56

    36:56 Review Required. –
    I. A local land use board, as defined in RSA 672:7, upon receipt of an application for development, shall review it promptly and determine
whether or not the development, if approved, reasonably could be construed as having the potential for regional impact. Doubt concerning regional
impact shall be resolved in a determination that the development has a potential regional impact.
    II. Each regional planning commission may, with public participation following the public posting of notice of the intent to develop guidelines,
including notice published in a newspaper of general circulation in the planning region, develop guidelines to assist the local land use boards in its
planning region in their determinations whether or not a development has a potential regional impact. The regional planning commission may
update the guidelines as needed and provide them, as voted by the regional planning commissioners, to all municipalities in the planning region.

CHAPTER 36 REGIONAL PLANNING COMMISSIONS http://www.gencourt.state.nh.us/rsa/html/iii/36/36-mrg.htm

1 of 2 5/11/2011 1:18 PM



Source. 1991, 300:1, eff. Jan. 1, 1992. 2009, 194:1, eff. Sept. 11, 2009.

Section 36:57

    36:57 Procedure. –
    I. Upon determination that a proposed development has a potential regional impact, the local land use board having jurisdiction shall afford the
regional planning commission and the affected municipalities the status of abutters as defined in RSA 672:3 for the limited purpose of providing
notice and giving testimony.
    II. Not more than 5 business days after reaching a decision regarding a development of regional impact, the local land use board having
jurisdiction shall, by certified mail, furnish the regional planning commission and the affected municipalities with copies of the minutes of the
meeting at which the decision was made. The local land use board shall, at the same time, submit an initial set of plans to the regional planning
commission, the cost of which shall be borne by the applicant.
    III. At least 14 days prior to public hearing, the local land use board shall notify, by certified mail, all affected municipalities and the regional
planning commission of the date, time, and place of the hearing and their right to testify concerning the development.
    IV. Notwithstanding the foregoing, when the building inspector determines that a use or structure proposed in a building permit application will
have the potential for regional impact and no such determination has previously been made by another local land use board, he or she shall notify
the local governing body. The building inspector shall also notify by certified mail the regional planning commission and the affected municipalities,
who shall be provided 30 days to submit comment to the local governing body and the building inspector prior to the issuance of the building
permit.

Source. 1991, 300:1, eff. Jan. 1, 1992. 2003, 220:1, eff. Aug. 30, 2003. 2005, 39:1, eff. July 16, 2005. 2008, 357:5, eff. July 11, 2008. 2009, 49:1,
eff. Jan. 1, 2010.

Section 36:58

    36:58 Applicability. – The provisions of this subdivision shall supersede any contrary or inconsistent provisions of local land use regulations
enacted under RSA 155-E and RSA 674.

Source. 1991, 300:1, eff. Jan. 1, 1992.

CHAPTER 36 REGIONAL PLANNING COMMISSIONS http://www.gencourt.state.nh.us/rsa/html/iii/36/36-mrg.htm
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TO:  Sarah Marchant    
 
FROM: Capt. Jason A Smedick 
 
DATE: 2 May 2011 
 
SUBJECT: Pine Valley Subdivision 31 Wilton Rd. 
 
 
Our office has reviewed the proposed site plan for the aforementioned project and 
has the following comments: 
 

1. The fire protection water supply in this area is limited. We would like to see 
the addition of two (2) dry hydrants installed into the penstock inspection 
manhole and piped out to Wilton Rd. If this is not possible then the 
installation of a drafting manhole into the penstock with a vehicle pad 
capable of parking two (2) engines. 
 

2. The bridges going over the penstock for driveway access to the homes must 
be capable of supporting 66,000 lbs. which if the weight of our ladder truck. 
 

3. If the gravel access road leading to the dam is gated a Knox Box shall be 
installed on the gate for Fire Department access. 

 
Should you have any questions please do not hesitate to contact me. 
  
 

Fire Department  
M E M O R A N D U M 



May 11, 2011 
 

MEMO 
 
TO:    Sarah Marchant, Town Planner/GIS Coordinator 
FROM:    B. Parker, CD Director/Zoning Administrator  
 

RE:    Pine Valley Subdivision Design Review – Initial Comments  
 
The following is my initial input on the design review plan set for the Pine Valley Subdivision received in 
our office on 04/18/11, latest revision 04/18/11. 
 

1. Conformance with Zoning (Use):  Variance granted by the Zoning Board for a 10‐lot 
single‐family subdivision on 10/10/2010 in the ICI District. Area for the subdivision represented 
to the Planning Board was 3.4 acres, and plan set reflects the approved variance. Overall density 
calculates to 2.94 units/acre. As a point of reference, Residence ‘A’ density, with minimum 
15,000 SF lots, calculates 2.9 units/acre. 

 
2. Because there was no determination made by the Zoning Board as to whether the subdivision 

was either ‘open space’ or ‘conventional’ a review of the proposal indicates that the subdivision 
should be treated as an ‘open space’ subdivision due to the lots having reduced frontages and 
setbacks. The nature of the project is to build affordable housing and Open Space Conservation 
District criteria allow the flexibility necessary for this an affordable housing development.  
 
It is recommended the Planning Board further discuss this with the applicant. 

 
3. As part of the final approvals for the subdivision approved setbacks should be clearly noted in 

the plan set, as well as any other deviations from the customary ‘conventional’ subdivision 
requirements so that there is recorded documentation as to the development criteria governing 
these lots. 

 
4. The easterly intersection of the proposed road with Wilton Road is offset approximately 70’ 

from the existing intersection of Wilton Road/North River Road. Although the Town’s road 
design specifications do not specify minimum distance requirements between intersections, the 
American Society of Civil Engineers recommends at least 125’ for local roads. A site visit 
conducted by Town Planner Sarah Marchant and myself at 11:30 AM, Wednesday, May 11, 2011 
observed little traffic on Wilton Road and very little from North River Road.  

 
I’d recommend looking at ways to increase the distance between the two intersections, if only 
by several feet or whatever is possible, given the physical site constraints and the design 
constraints of the subdivision. 
 

5. In staff level discussions with the applicant and the engineer the need for sidewalks in this area 
has been mentioned. Sidewalks, or what appear to be sidewalks, begin just east of the Wilton 
town line. Given the proximity of this project to downtown Wilton and the fact that it is in 
walking distance, I’d recommend provisions for pedestrians be included either within the Wilton 
Road right‐of‐way or within pedestrian sidewalk easements on the lots themselves.    
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