TOWN OF MILFORD, NEW HAMPSHIRE
OFFICE OF COMMUNITY DEVELOPMENT

1 UNION SQUARE, MILFORD, NH 03055 TEL: (603)249-0620 WEB: WWW.MILFORD.NH.GOV

STAFF MEMO

Date: October 11, 2021

To: Town of Milford Planning Board
From: Jason Cleghorn, Town Planner

Subject:  SP2021-04 Crosby Townhomes, Kling/Mengyuan Property Management, 159 Elm Street,
Map 19, Lot 5. Public Hearing for a major site plan application to construct a six (6) unit
townhouse, multi-family residential project with related parking, drainage/stormwater
management, landscaping, and lighting improvements.

BACKGROUND:

The applicant is presenting the formal major site plan application to the Planning Board. The project includes the
construction of a six unit townhome building with additional parking spaces, enlarged drainage system and
stormwater management system, and related landscaping and site lighting plans. The applicant previously applied
for and received a variance for a slight density increase to permit the sixth unit as the property’s acreage fell just
short of permitting that many units by right. A previous multi-family building existed on the property but was razed
in anticipation of this project. This application was continued from the May 18, 2021 Planning Board Meeting.

LOT AREA:
Lot 19-5: £1.19 Acres (51,836 sf)

NOTICES:
Notices were resent to all property abutters on October 5, 2021.

ZONING DISTRICT/INFORMATION:

The subject property is within the Commercial “C” Zoning District: The intent of the Commercial “C” District is to
provide areas for those businesses, institutional, financial, governmental and compatible residential uses which
constitute the commercial requirements of the Town. Multi-family residential is permitted by Zoning Ordinance §
5.05.1 Acceptable Uses provided that the residential use follows the Residential “B” zoning related conditions.

The property also falls within the Nashua and Elm Street Corridor District.

EXISTING CONDITIONS:
The subject property, Tax Map 19, Lot 5 is a 1.19 acre parcel located northwest of the Elm Street (NH 101-A) and

West Street intersection. The parcel is abutted by the Brookstone Manor residential apartment complex to the north,
existing commercial and residential uses along EIm St. to the south, a converted single-family residence currently
housing office uses to the west, and a Wendy’s fast food restaurant to the east. The property is serviced by Town
municipal water and sewer.

TRAFFIC AND ACCESS MANAGEMENT:
Vehicular ingress and egress to the property will be from an access point (24’ driveway) along Elm St. at the southeast

corner of the site. There will also be an emergency vehicle pull-off area at the central point of the frontage along Elm
St. Original concerns about emergency vehicles being able to traverse around the site have been mitigated by the fact
that the building will be sprinkled, thus eliminating the need for those vehicles to gain 360-degree access around the
site.
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The proposed development has approximately ~65.5% open space.

2. LANDSCAPE REQUIREMENTS:

REQUIRED FROVIDED
ALONG R.OMW. 10 TREES 10 TREES (1 EXIST.)
ALONG PARKING B TREES 3 TREES (7+ EXIST.)
BUILDING FROMTAGE 2B SHRUBS 28 SHRUBS
PERIPHERY AS NEEDED 11 TREES
TOTAL PROVIDED: 31 TREES & 2B SHREUBS

DRAINAGE:

Although the project is not located within the 100-year flood the property falls within the Milford Groundwater

Protection Zone 1 Overlay.

The applicant states that stormwater runoff will be collected and treated by a .06 acre detention pond with a forebay for
pre-treatment. The system was designed to the 25-year/24-hour storm event for pre vs. post runoff rates and volumes.
Drainage conditions after the proposed construction should reduce the discharge volume and rate compared to prior

conditions.

PARKING:

Proposed parking on site meets and/or exceeds the minimum requirements set forth in Section 6.05.4 Table of Off-Street
Parking. The site plan and development contemplates a combination of parking below the townhomes (two spaces for
each unit) as well as an area in the rear of the site between the units themselves and the detention pond to be used for

parking.

BUILDING ELEVATIONS:

There have been minor changes to the building plane since the last iteration of the site plan. The front plane of the
building has less articulation and presents in a flatter manner. See elevations at the end of this Staff Report and in the

packet.

INTERDEPARTMENTAL REVIEWS:

The last remaining comment pertained to the color elevations. Those have been submitted to the Town and are part of

this package.

STAFF RECOMMENDATIONS:

The applicant should be prepared to address all of the comments raised by the Planning Board, Conservation
Commission, Town Consultants, Staff, and public pertaining to the Site Plan Final Design and revise the
plans/information accordingly. Staff finds that the majority of comments and recommendations by staff involve plan
revisions that could be managed administratively prior to Board signature. Barring any/all input and
recommendations from the Board, Staff recommends approving the application subject to the following conditions:

1.  The Applicant shall submit any/all revised plans, reports, and associated information referenced in the Staff
memo dated October 11, 2021 to the Community Development Office for review and approval by the Town

and its agents.
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Proposed Color Elevations

Elevation from EIm St. (looking north)
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September 17, 2021

Jason Cleghorn

Town Planner

Town of Milfard Planning Department
1 Union Square

Milford, NH 03055

Re: Crosby Townhouses
Site Permit
RMI Response Letter #1
Tax Map 19 Lots 5

Mr. Cleghorn:

Attached for review and approval, please find the following items as they relate to the above referenced project:

One (1) copy of the Variance 2020-03 approval;

One (1) Preliminary Condominium Declaration Documents

Four (4) Storm Water Management System Inspection and Maintenance Manual

Four (4) copies of the Architectural Elevations

Four (4) Copies of the Draft Condo Site Plan

Four (4) 22" x 34” Maintenance of Traffic Plans;

Four (4) 22" x 34" sets of Construction Plans prepared by Meridian Land Services, Inc.;
One (1) 11" x 17" sets of Construction Plans prepared by Meridian Land Services, Inc.;

DOUN O LR Do P

In response to the comment letter dated March 10, 2021, please find the following responses to staff comments
in order as received:

Ambulance:

1. There is concern relative to a need for ambulance movement — turning around, the ambulances are 22-
feetin length, in the back of the building, specifically the width of the driveway when cars are parked in all
of the parking spots. This combined with the snow plowing and if removal is planned - for plowed snow
accumulation, may not provide sufficient space for an ambulance to pull in and turnaround in the rear of
the building.

An emergency access has been provided in the front of the building. This was the outcome of the
meetings between Frank Kling and the Town of Milford. This emergency parking area allows the EMS
workers to access the building without traveling upstairs. During Milford Planning meeting on
3/16/2021 and it was determined that the emergency vehicle space at the front would be adequate for
emergency access if the space was increased in length to allow a 22" ambulance and a stretcher to fit.

H:AMLS\10839\10839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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Crosby Townhouses September 17, 2021
Project #10839.00 Page 2 of 7

The space was lengthened to 32’ to have adequate room for both. See sheet 3 of the Construction
Plans.

Assessing:

1. The applicant should clearly state in the plan notes whether this is an apartment building or a
condominium. For example it might be stated in Note 1: “...townhouse-style condominium”.

The note clearing defining that this is a townhouse-style condominium has been added to the plans.
See sheet 3, general note 1.

2. |If this is indeed a condominium, please remind the applicant they will need to provide the preliminary
condo declaration and copy of the recorded documents when recorded as they move forward (Because
this is less than 10 units, they will not need AG approval, so we should require the condo declaration earlier
rather than later in the process).

Preliminary Condominium documents will be provided prior to the next Planning board meeting
scheduled April 20", 2021.

3. This project may be eligible for the 79-E Community Revitalization Tax Relief Incentive Program. More
information can be found at the link below.
https.//www.milford.nh.qov/sites/q/files/vyhlif4701/f/uploads/community_revitalization tax relief qui
de 2017.04.20 0.pdf

Acknowledged.

Building Department:
No Comment
Conservation Commission:
1, Where is the snow storage?
Snow storage is provided in the rear and on the west side of the parking. Note delineating the snow

storage areas have been added to the plans. See sheet 3 of the Construction Plans and General note
18.

H:AMLS\10839410839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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2. What is proposed to protect residents from the steep slopes at the back of the developed portion of the
property?

The plans have been revised to have a 4:1 slope from the rear parking area down towards the retention
basin. This slope is gradual enough to not require a guardrail per State Standards. Cape cod berm
(asphalt curb) has been added to act as an additional barrier. This barrier will stop unattended vehicles
from rolling over the embankment.

3. How is the stormwater being directed to the retention basin?
The site is graded to allow the stormwater to sheet flow into the stormwater basin. The parking area
is pitched inwards towards the center to direct the stormwater generated by the parking to the
retention basin. Breaks in the curbing have been added to allow the stormwater to pass through the
curb and into the basin. Flow arrows have been added to sheet 3 of the Construction Plans to
demonstrate how the stormwater is directed to the retention basin.
Fire Department:
No comment: The building is designed to be sprinkled.
Heritage Commission:

1. Desire to see the relocation and preservation of a stone well on the parcel.

The historic well has been preserved and will be featured at the front of the property. See sheet 3 of
the Construction Plans.

Police Department:

1. Informational comment: When water and sewer work is done, a police detail will be needed for traffic
control (maintenance of traffic)

A Work Zone Traffic Control Plan that meets State Standards has been attached with this submittal.
This plan involves a lane shift on a two-lane road for any work to be preformed within or adjacent to
the travel lane.

SoRLAC:

No Comment

Water Utilities:

H:AMLS\10839\10839,00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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No Comment

Zoning Administrator:
No Comment
Stormwater:
1. The sediment forebay in the stormwater basin is proposed as a long, linear forebay. It is not clear from
the grading shown on the plans how that will be constructed and if adequate volume is provided in the
forebay. Please update the Stormwater Basin — Typical Cross Section to include the forebay and

dimensional and construction requirement of stone check dam.

A cross section has been added to the Construction plans with all the requested information above. See
sheet 5.

2. Along-term maintenance plan is required for the stormwater basin
See attached long term Stormwater Maintenance Plan.
3. Note that the sheet numbering is not correct.

The sheet numbering has been corrected.

Planning Department:

1. Sheet SP-2: Please revise the plan to include the location, size, and details of any signage related to the
townhomes,

No signs are proposed.

2. Sheet SP-2: Please revise the plan to include the location, size, and details of any exterior lighting. Per
Town of Milford Development Regulations § 6.06, all outdoor lighting shall be downcast and directed such
that no glare spills onto adjacent properties or roads. Consider adding a standard detail depicting the type
of lighting to be utilized.

The proposed lighting will be 1 downcast light at each entrance, 1 downcast light over each garage and

one 3 foot post downcast light for each walkway. No glare will spill onto the adjacent property. See
sheet 3 of the Construction Plans for lighting location and “Site Lighting Notes”.

H:AMLS\10839\10839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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3. Sheet SP-2: Revise the land use summary to be more implicit regarding the amount of Open Space on the
site. The current table just uses the term pervious and this table could be clearer.

The table has been revised to clearly state that there is 65.5% of open space provide with this project.
This is well above the minimum of 30% open space requirement. See sheet 3 of the Construction plan,
table titled “Land Use Summary”.

4. Sheet SP-2: Add a note to the plan about the existence of Impact Fees related to the project. (§5.04 BB
Town of Milford Development Regulations)

A note acknowledging the existence of impact fees has been add to the plans. See sheet 3, general note
2

5. Sheet SP-2: Striping should be shown for the two (2) parking spaces per unit that are not contained within
the garage in order for Staff to better evaluate vehicular movement flow through the rear of the site and
for determination whether the corresponding drive aisle can be kept clear. Guidance can be found in §
6.05 of the Town’s Development Regulations regarding the minimum size for parking spaces and their
layout.

The outdoor parking spaces have been striped to help the staff evaluate the vehicular movement and
parking. See sheet 3 of the Construction Plans.

6. Elevations: Per § 6.04.2 of the Development Regulations, plans shall show all building elevations. The
submitted elevation is only 1 view of 4. Please include the other three elevation views. While the parking
is located in the rear of the building, the Town would still like to see these additional elevations. Staff may
have additional comments pending the receipt of these elevations,

Finalized elevation will be provided prior to the next Planning board meeting scheduled April 20", 2021.

7. Given the roadway classification of Elm St. at this location combined with the Commercial zoning, and the
goals of the Nashua and Elm Streets Corridor district, a sidewalk constructed consistent with § 7.03 of the
Development Regulations should be added at the property’s frontage for future connection(s). Design
details and construction standards for sidewalks can be found in the Department of Public Works
Infrastructure Design, Construction & Administration Standards and this detail should be added to the site
plan.

Sidewalk along the frontage of the property has been added. See sheet 3 of the Construction Plan.

8. Please provide more detail about the two retaining walls located near the detention pond as well as
standard details regarding their construction on the site plan.

H:AMLS\10839410839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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Move detail has been added to the retaining walls describing the wall as having a height of 4 feet. A
detail for the construction of the wall is located on sheet 9 of the Construction Plans.

General Comment, Final approval should be conditional upon written confirmation of approvals for the
local Stormwater Permit from the Town of Milford.

Acknowledged.

STAFF RECOMMENDATIONS:

The applicant should be prepared to address all of the comments raised by the Planning Board, Conservation
Commission, Town Consultants, Staff, and public pertaining to the Site Plan Final Design and revise the
plans/information accordingly. Staff finds that the majority of comments and recommendations by staff involve
plan revisions that could be managed administratively prior to Board signature. Barring any/all input and
recommendations from the Board, Staff recommends approving the application subject to the following
conditions:

1.

3

The Applicant shall submit written confirmation of approvals for the local stormwater permit from the
Town of Milford.

Acknowledged. A stormwater permit was applied for concurrently with this submittal.

The Applicant shall submit any/all revised plans, reports, and associated information referenced in the
Staff memo dated February 8, 2021 to the Community Development Office for review and approval by
the Town and its agents.

Acknowledged.

The Applicant shall attach “Dump No Waste” stickers to all storm drains.

There are no storm drains proposed to apply “Dump No Waste” sticker.

The Applicant shall be required to use a certified Green Pro snow removal service to manage snow onsite
and state that the company receives certification and follows BMPs.

Acknowledged. A note has been added to the plans indicating that snow removal must be provided by
a certified Green Pro snow removal service.

HAMLS\10839\10839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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If there are any questions or concerns, please do not hesitate to contact Meridian Land Services, Inc.

Sincerely,

Samuel R. Foisie, P.E.

Project Manager

Meridian Land Services, Inc.
srffoisie@MeridianLandServices.com
(603) 673-1441

Cc: Frank Kling with attachments

H:AMLS\10839410839.00\Documents\Applications\Site permit\RMI #1\Response Letter.docx
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