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Administrative Review  
 
Date:   March 13, 2020 
To:   Steve Bonczar, Chair, Zoning Board of Adjustment 
From:  Lincoln Daley, Community Development Director 

Subject:  Case #2020-03 Mengyuan Property Management, LLC./Francis King, Sr. for the 
property located at Tax Map 19, Lot 5, 159 Elm Street. Variance Application from the 
Milford Zoning Ordinance, Article V, Section 5.03.4. & 5.05.1.P to allow the 
construction of a 6-unit multi-family residential building on 51,836 square feet of land 
where 52,272 square feet is required in the Commercial ‘C’ Zoning District. 

The applicant is before the Board seeking a Variance from the Milford Zoning Ordinance, Article V, 
Section 5.03.4. & 5.05.1.P to allow the construction of a 6-unit multi-family residential building on 
51,836 square feet of land where 52,272 square feet is required in the Commercial ‘C’ Zoning District..  
In reviewing the files for this property, I offer the following comments: 
1. The property totals approximately 1.19 acres (51,836 sq.ft.) with approximately 215 linear feet of 

frontage on Elm Street and lies within the Residential ‘B’ Zoning District.  The property contains a 
multi-unit residential structure (historically the building contained between 4 to 8 units) built in 
1790.  The building is in poor condition and is scheduled to be razed.   

2. The existing neighborhood, in proximity to the subject property, is largely made up of commercial 
and residential uses, many of which are two-family or multi-family.   

3. The applicant is to replace the existing multi-family with a 6 unit multi-family building. In 
accordance with Section 5.05.0 multi-family dwellings are a permitted use in the Commercial ‘C’ 
District.  However, the density for multi-family dwellings must meet the conditions set forth in the 
ordinance relative to the Residences B District.   

4. The allowable density for a multi-family use in the Residential ‘B’ Zoning District is determined by 
Section 5.03.4.A which states that multi-family dwellings shall be served by both municipal 
sewerage and water systems and may have a maximum of five (5) units per acre (8,712 square feet 
required per unit).  The maximum density may be reduced by the Planning Board based on 
recommendations of other qualified consultants.  The total maximum allowable for the property 
pursuant to Section 5.03.4.A is 5.95 units ( 51,836 square feet / 8,712 square feet ).  The applicant’s 
request requires a lot with a minimum area of 52,272 square feet (6 units x 8,712 square feet). 

5. The Applicant met with the Planning Board on July 23, 2019 to discuss the project for a conceptual 
discussion. The Board raised concerns regarding providing sufficient access for emergency vehicles 
to access the property which may impact the proposed density.  See attached 7/23/19 Planning Board 
minutes.  
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MILFORD PLANNING BOARD MINUTES  1 
July 23, 2019 Milford Town Hall, BOS Meeting Room, 6:30 PM 2 
 3 
Members Present:      Staff: 4 
Doug Knott, Chairman      Lincoln Daley, Community Development Director 5 
Tim Finan, Vice Chairman    Kellie Shamel, Planner 6 
Janet Langdell, Member     Darlene Bouffard, Recording Secretary      7 
Paul Amato, Member     Tyler Berry, Videographer 8 
Laura Dudziak, Selectmen’s Rep     9 
Pete Basiliere, Alternate Member   10 
 11 
Excused: 12 
Susan Robinson, Member 13 
Jacob LaFontaine, Member 14 
   15 
 16 
 17 
1. Call to order: 18 

Chairman Knott called the meeting to order at 6:30 p.m. Introductions were made of Board members and 19 
staff.  It was noted that Pete Basiliere as an Alternate member will sit with the Board as part of the discussions 20 
and will vote in the absence of Susan Robinson.   21 

 22 
2. Approval of Minutes: 6/25/19, 7/10/19 23 
 24 
 T. Finan moved to approve the minutes of June 25, 2019 as presented.  P. Amato seconded.  T. Finan, J. 25 
Langdell, P. Amato, P. Basiliere and L. Dudziak were in favor, with D. Knott abstaining.  Motion passed 5/0/1.  26 
T. Finan moved to approve the minute of July 10, 2019 as presented. P. Basiliere seconded.  T. Finan, P. 27 
Basiliere, J. Langdell, P. Amato were in favor, with D. Knott and L. Dudziak abstaining.  Motion passed 4/0/2. 28 
 29 
3. Public Hearing:   30 

 31 
a. Meridian Land Services (applicant) and Richard Keogh (owner) – Continued review for final 32 

approval of a major subdivision application to subdivide the existing lot of record into eight (8) 33 
residential lots.  The parcel is located at 118 Amherst Street in the Residence A District.  Tax Map 23, Lot 34 
2.  Request for continuance.  35 
D. Knott indicated that the applicant, Meridian, has requested a continuance to August 20, 2019 for this 36 
application.  J. Langdell confirmed with K. Shamel that a written request has been received.  K. Shamel 37 
said that is correct.  P. Amato moved to accept this request.  J. Langdell seconded.  All were in favor of 38 
this request.  Continuance granted to August 20, 2019. 39 

b. Frank Kling (applicant) and Mengyuan Property Management, LLC (owner) – Conceptual 40 
discussion of a potential major site plan to raze an existing building and construct a six (6) unit 41 
condominium and associated site improvements.  The parcel is located at 159 Elm Street in the 42 
Commercial, Nashua Elm Street Overlay and Milford 79-E Districts.  Tax Map 19, Lot 5.  43 
D. Knott indicated this application is for a conceptual discussion only, for which there will be no 44 
decisions made.  Tom Carr, representing the applicant Frank Kling, explained this application is for the 45 
property at 159 Elm Street which has 1.19 acres in the Commercial District.  There are no wetlands on the 46 
site that would affect the buffer.  There is an existing multi-family unit building on the lot with a small 47 
parking lot.  Water utilities service will be by town water and sewer.  Frank Kling has met with 48 
Community Development Director Lincoln Daley several occasions to discuss options for this property 49 
along this corridor.  This application will be for a six-unit condominium building.  The property record 50 
card for this lot shows it is 4-6 units.  The restoration of the existing building was considered, however 51 
the cost was beyond its worth and it was determined the existing structure would be razed.  There would 52 
be a 24’ egress with parking in the back with a garage under each unit.  All lighting and landscaping will 53 
be presented at the time of site plan presentation.  Frank Kling would like to keep as much of the existing 54 
landscaping.  Tom Carr indicated the lot size of 1.19 acres would yield 5.95 units, almost 6; Frank Kling 55 



Planning Board meeting minutes 7.23.19  

2 

wonders if that can be rounded up to the 6 units?   K. Shamel said the Town would not be rounding up to 56
the 6 units.  Tom Carr wants to talk to the Planning Board about that, we are aware of that limit.  The 57
building elevation was shown with 6 units.  Landscaping will be in the front of the building, which is 58
what will be visible from Elm Street with parking in the back.  P. Amato asked if the front doors are on 59
the front of building?  Tom Carr responded that they are, and the mailboxes would be out front but guests 60
would go around back for parking and entry.  Tom Carr asked for questions from the Planning Board.  61
This is just to show the Planning Board the conceptual plan.  D. Knott asked for specifications of the 62
intent of the overlay.  Kellie Shamel said it would fall under the intent of the Overlay District, this is an 63
acceptable use (multi-family).   K. Shamel spoke with Lincoln about the density and he advised a 64
variance from the ZBA (for 6 units).  The architecture shown would be acceptable for that corridor and 65
also the performance standards for that district.  K. Shamel indicated comments were received only from 66
the Ambulance Department regarding the ability to turn around on site for Fire and Ambulance with only 67
the one entrance.  The back of the building has a total width of 42’.   68
Tom Carr explained the garage is for two cars under the unit with 18’ of stacking cars for guests behind 69
the garage.  K. Shamel said the concern raised was the turning around for an ambulance (for fire truck) 70
because there does not appear to be any area for turn around.  J. Langdell asked if the ambulance could 71
use the front door instead of the back door when responding?  Tom Carr said there could be an ambulance 72
service in the front yard but we could only use pavers to allow that.  K. Shamel said it was not realized 73
there were actual front doors at the time of review.  D. Knott asked if the set back is too far?  P. Amato 74
said it is set back 30’ which is what we require.  P. Amato asked if there is living space on the garage 75
level?  Frank Kling responded there is not.  T. Carr said we would need a front access for ambulance; 76
from the garage there will be stairs going up to the living area.  P. Amato said if the building was moved 77
back 20’ would that give a little more space in the front for access?  Tom Carr said he is trying to balance 78
the cut and fills.  J. Langdell said there is a significant drop in back.  Tom Carr agreed if the parking area 79
were full with guests, it would be hard for an ambulance to turn around.  P. Amato suggested dropping a 80
unit on the plan so there are 5, not 6, and then have that extra space for a turn around.  P. Amato thinks if 81
the building were moved back a little, that would allow people (guests) to go in the front door instead of 82
the back.  J. Langdell said we need a safe place for people to cross.  The sidewalks in that area have some 83
gaps.  D. Knott said there is no side walk going into the Granit Town Plaza which is in this area.   84
P. Amato asked if Frank Kling has gone to the Heritage Commission about razing the existing structure?  85
Frank responded that he has and an agreement was reached.  D. Knott asked Dave Palance of the Heritage 86
Commission if he had any input.  Dave Palance, Chairman Heritage Commission, talked with Frank and 87
asked if the oldest portion of the building toward the southern portion could be preserved; they talked 88
about different ideas.   There was a well that has been removed but there is another dug well inside the 89
building built with small river stones, the Heritage Commission would like that well somehow preserved, 90
to which Frank agreed to move that well from the inside to the outside of the structure.   Further, the 91
Commission concluded that the only benefit to the town heritage would be to request that the new 92
building when built, would carry the name of the original owners, Frederick and Freeman Crosby.  93
Mr. Kling has offered the beams for reuse on another location and the stone lined well could be 94
moved outside to be included in the new concept.  Dave Palance did not see any of these ideas on the 95
lplan and he would like to see those.   96
 97
J. Langdell said if the planned building were moved back away from the road could any of these be 98
done?  Tom Carr said we would be losing some buffer in the back if we do that.  P. Amato said there 99
is room for the building to move back and then the land levels out and is flat.  It would still be at the 100
level and would require fill to be brought in.  P. Basiliere said emergency vehicle access is important, 101
we should make sure they can get in and then out of the property.  T. Carr agreed and will discuss 102
this with Frank Kling about going to five units (instead of 6) to allow for turnaround area.  J. 103
Langdell wants to be sure in an emergency they can access the units through the front doors.  J. Carr 104
believes the Fire Department would react badly to having only one egress for fighting fire in the front 105
and back of the building.  K. Shamel said she did not hear from the Fire Department, only from the 106
Ambulance Department.  J. Langdell said this building has been vacant for many years and if we get 107
some more market rate affordable housing in the area, that is a good thing. 108
 109
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