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DUNBARTON ZONING BOARD OF ADJUSTMENT

MONDAY, MAY 12,  2008

DUNBARTON ELEMENTARY SCHOOL 7:00 P.M. 

The regular monthly meeting of the Dunbarton Zoning Board was held at the above time, date and place with Chairman John Trottier presiding.  The following members were present: 


John Trottier, Chairman


John Herlihy, Vice Chairman


Alison Vallieres, Secretary


David Nault


Ron Slocum


Wayne Bracy, Alternate


Dan DalPra, Alternate

Meeting Posting: 

The Chairman verified with the Secretary that the meeting notice had been posted in three public places throughout the Town and published in the Concord Monitor for one day.  In addition, the notice was posted on the Dunbarton Web Page. 

Approval of Previous Meeting Minutes:  Monday, April 14,  2008


The following amendments were made to the minutes: 

1. Ron Slocum stated that on page 6, third paragraph from the bottom, fifth sentence down should be amended to read as follows: 

“I think the one thing is it has to do with the human factor.  This is a self service and people will make mistakes, have accidents or do something stupid. (added)   There are some people who shouldn’t be driving, let alone fill their own cars.”  (added) 

2. Dan DalPra stated he would like to amend the minutes on page 2, third paragraph from the bottom where he made a statement.  He would like it to read as follows: 

Delete the two sentences as follows:   “Dan DalPra stated the lighting will not be any greater than what is there today.  There is a lighting plan.” 

Replace the two above sentences with the following:  

“Dan DalPra stated according to Attorney Uchida , the lighting at the canopy will have less illumination or foot candles than designed on the plan.”  

Delete the sentence, “Lighting will decrease from what there is today.”

3. Dan DalPra stated he would also like to amend the minutes on page 4, next to the last paragraph from the bottom to read as follows: 

“Dan DalPra stated the traffic report states there will be 25-30 additional vehicles per day.”

MOTION: 

John Herlihy made a motion that the Dunbarton Zoning Board of Adjustment approve the minutes of the previous meeting of Monday, April 14, 2008 as amended.  John Trottier seconded the motion.  The motion passed unanimously.  

7:00 P.M. – CONTINUED DELIBERATIONS - David Barkie (Barkie Holdings, LLC, Owner) (I3-4-2) Requests a Special Exception to allow him to construct motor vehicle fueling facilities at an existing retail store with eating and drinking facilities known as Page’s Country Store and Deli at his property located on Route 77 and Old Fort Lane in the Low Density District in Dunbarton, NH –


At this point in the meeting, John Trottier read letters dated March 21 and April 16, 2008 (attached) into the record.  John had not received these letters, which were delivered to the Zoning Board mail box in the Town Hall, until April 22, 2008.

At this point in the meeting John Trottier asked David Nault to recuse himself from the agenda item.  David Nault stepped down from the Board and submitted a letter dated May 12,2008 (attached).  David stated he felt that he does not actually have a “conflict of interest” and that he is recusing himself in the best interest of the Town of Dunbarton.

At this point in the discussion, John Trottier stated that he had contacted the Town legal counsel and the recommendation was for the Dunbarton Zoning Board of Adjustment to  hold a new Public Hearing at the Town’s expense in June.  At the June hearing, the Board should accept all evidence which has already come before the Board and should not hear any evidence which has been previously submitted.  The Board should allow the public to speak, but should limit anyone who wishes to speak to new information.  The Board should then close the public hearing and begin new deliberations .  

Based on this information, the following motion was made: 

MOTION: 

John Trottier made a motion that the Dunbarton Zoning Board of Adjustment stop deliberations on the request from David Barkie (Barkie Holdings, LLC, Owner) for a Special Exception to allow him to construct motor vehicle fueling facilities at an existing retail store with eating and drinking facilities known as Page’s Country Store and Deli at his property located on Route 77 and Old Fort Lane in the Low Density District in Dunbarton, NH and open a new Public Hearing at the June 2008 meeting of the Dunbarton Zoning Board of Adjustment with only new information being accepted and bringing the complete record forward.   John Herlihy seconded the motion.  The motion passed unanimously.  

PUBLIC HEARING - Ken and Susan Koerber (F3-3-12) Request a Variance to Article 4, Section B.  to allow them to reconstruct the ell of house closer to the boundary than 40 feet as required by the Dunbarton  Zoning Ordinance by removing existing structure, construct poured Concrete Foundation, and rebuild Ell, with extension to the east, retaining original appearance on front and an Equitable Waiver to allow them to stabilize the barn foundation at their property located on 31 Stark Highway North in the Village District in Dunbarton, NH

Ken and Susan Koerber appeared before the Board to request a Variance and Equitable Waiver for their property on Stark Highway North.  Mr. Koerber stated they wanted to restore the ell which is presently in a state of disrepair to the way it was in 1880-1890.  They will disassemble it and redo it to the way it appears in the Town History “Where Settlers Feet Have Trod”.   He stated they purchased the property in 1968.  A Variance is needed because when the building was built, the road was a very narrow dirt road, and there were no setbacks/Zoning at that time.  They would be keeping the building in the same place.  

Mr. Koerber stated that in addition, they will be stabilizing/replacing the barn foundation and perform structural rehabilitation to the barn.  It will be a timber frame construction and will be historically accurate to the house both in its framing and appearance from the street.  He presented a letter from the contractor who will be doing the work, Ian Blackman, LLC. explaining what will be done.   (attached).  An Equitable Waiver is needed because the barn has been there for a number of years and we need to do work on it.  

At this point in the discussion, John Herlihy read the requirements for a Variance as follows and Ken Koerber responded as follows: 

a. No diminution in values of surrounding properties would be suffered; 

Answer:  Based on the fact that we have a building with broken windows now, it will be a much better view for all and the long suffering neighbors, the Johnson’s.  Proposed improvements will increase the values of surrounding properties.

b. Granting the variance would be of benefit to the public interest; 

Answer:  It would be nice to be able to see something other than a broken down building.  It would improve the appearance of the Town and to passer-bys.  

c. Denial of the variance would result in unnecessary hardship to the owner seeking it;

Answer:  The hardship would be that nature will eventually take down the structure and their home and then there won’t be anything there.  

d. Granting the variance would do substantial justice; and

Answer:  Yes, we are trying to make the Town attractive.  If the Board allows this to go forward, then the Town will have something that goes with the rest of the buildings in the area.  

e. The use would not be contrary to the spirit of the Ordinance. 

Answer:  The Ordinance would suggest a certain appearance.  On Route 13, all the houses are on what used to be an ox road with small lots and this would be consistent with the rest of the Town Center. 

John Herlihy also read the requirements for an Equitable Waiver as follows: 

674:33-a.  Equitable Waiver of Dimensional Requirement. 

I. When a lot or other division of land, or structure thereupon, is discovered to be in violation of a physical layout or dimensional requirement imposed by a zoning ordinance enacted pursuant to RSA 674:16, the zoning board of adjustment shall, upon application by and with the burden of proof on the property owner, grant an equitable waiver from the requirement, if and only if the board makes all of the following findings: 

(a) That the violation was not noticed or discovered by any owner, former owner, owner’s agent or representative, or municipal official, until after a structure in violation had been substantially completed, or until after a lot or other division of land in violation had been subdivided by conveyance to a bona fide purchaser for value; 

(b) That the violation was not an outcome of ignorance of the law or ordinance, failure to inquire, obfuscation, misrepresentation, or bad faith on the part of any owner, owner’s agent or representative, but was instead caused by either a good faith error in measurement or calculation made by an owner or owner’s agent, or by an error in ordinance interpretation or applicability made by a municipal official in the process of issuing a permit over which that official had authority; 

(c )  That the physical or dimensional violation does not constitute a public or private nuisance, nor diminish the value of other property in the area, nor interfere with or adversely affect any present or permissible future uses of any such property; and 

(d) That due to the degree of past construction or investment made in ignorance of the facts constituting the violation, the cost of correction so far outweighs any public benefit to be gained, that it would be inequitable to require the violation to be corrected.  

II. In lieu of the findings required by the board under subparagraphs I(a) and (b), the owner may demonstrate to the satisfaction of the board that the violation has existed for 10 years or more, and that no enforcement action, including written notice of violation, has been commenced against the violation during that time by the municipality or any person directly affected. 

III. Application and hearing procedures for equitable waivers under this section shall be governed by RSA 676:5 through 7.  Rehearings and appeals shall be governed by RSA 677:2 through 14.  

IV. Waivers shall be granted under this section only from physical layout, mathematical or dimensional requirements, and not from use restrictions.  An equitable waiver granted under this section shall not be construed as a nonconforming use, and shall not exempt future use, construction, reconstruction, or additions on the property from full compliance with the ordinance.  This section shall not be construed to impose upon municipal officials any duty to guarantee the correctness of plans reviewed by them or property inspected by them. 

Ken Koerber stated the barn was built circa 1900.  

At this point in the Public Hearing, David Nault and Ron Slocum stated they didn’t feel that Ken Koerber even needed an equitable waiver for repairing an existing barn.

It was noted for the record that the following abutters were notified by certified mail: 

Barbara and Peter Weeks – Present,  No problem with the request.  

Edward/Margaret Johnson – Not Present

Scott/Lorraine Clites – Not Present

Noel Moreau – Not Present

Arthur/Helen Chalmers – Not Present

Benjamin/Randy Slocum – Not Present

Barbara Montgomery – Not Present

Jeremy/Kristen Cable – Not Present

Brian/Kimberly Little – Not Present

David Breault – Not Present

Daniel/Patricia Fradette – Not Present

Donald/Judy Andrews – Not Present

George Carlquist – Not Present

Karen/Howard MacCubbin – Not Present

Denise McKeen – Not Present

Walter Chrzaszcz – Not Present

David/Carol Crooker – Not Present

Leslie/Joyce Hammond – Not Present

Town of Dunbarton –

Request for a Variance:

At this point in the meeting, John Trottier, Chairman, stated the following members would be voting on this request: 


John Trottier


John Herlihy


Alison Vallieres


David Nault


Ron Slocum 

MOTION: 

John Herlihy made a motion that the Dunbarton Zoning Board of Adjustment grant a Variance to Article 4, Section B. to allow Ken and Susan Koerber (F3-3-12) to reconstruct the ell of the house closer to the boundary than 40 feet as required by the Dunbarton Zoning Ordinance according to the plan as presented (Dahlberg Land Services, Inc. Job No. 937-01) by removing existing structure, construct poured Concrete Foundation and rebuild the Ell, with an extension to the east, retaining the original appearance on the front as presented at their property located on 31 Stark Highway North in the Village District in Dunbarton, NH. with the following condition:  

The Bay Window will be removed from the building.  (This was a pencil addition to the plan and it should be noted accordingly.) 

 John Trottier seconded the motion.   The motion passed unanimously. 

Request for an Equitable Waiver:  

It was noted that Ken and Susan Koerber met all the requirements for an Equitable Waiver. 

David Nault stated that because he felt they didn’t even need to be here, he would be abstaining from the vote.  

MOTION: 

John Herlihy made a motion that the Dunbarton Zoning Board of Adjustment grant the request for an Equitable Waiver from Ken and Susan Koerber (F3-3-12) to allow them to stabilize the barn foundation according to the plan presented to the Board (Dahlberg Land Services, Inc. Job No. 937-01)  at their property located on 31 Stark Highway North in the Village District in Dunbarton, NH.  John Trottier seconded the motion.  The motion passed by a majority vote as follows: 


Trottier – Yes


Herlihy – Yes


Vallieres – Yes


Slocum – Yes


Nault – Abstained

PUBLIC HEARING - Roland Cassidy/Carroll Street Auto, LLC (Steven R. Barker,  Owner) (Tax Map Lot # H2-01-03) Requests a Special Exception to allow him to have a Change of Use of the improvements of the site from Manufacturing to General Service Establishment to include the storage, sale and service of antique cars at property located on  85 Ray Road in the Low Density District in Dunbarton, NH.

At this point in the Public Hearing, John Trottier confirmed the fact that Jacques Belanger was the  Surveyor for the applicant.    John Trottier made the following statement for the record:  

“In accordance with the Town of Dunbarton’s Code of Ethics, as adopted on March 13, 2001 Section I. C.  - Duty to Disclose,  I would like to publicly and for the record state that my wife Deborah, is currently employed by J. E. Belanger Land Surveying (Jacques Belanger) as the office manager. 

As a member of the Town of Dunbarton ZBA, I feel that I can give the Applicant fair and equal treatment as it relates to this evening’s request for a Variance.  Additionally, I feel I am not prejudiced to any degree regarding the pending matter, and I believe I can be totally fair and impartial.”

John Trottier asked if the applicant, any members of the public, or members of the Board had a problem with his serving on the Board as a voting member for this application.  

No members of the Zoning Board of Adjustment, the applicant or the General Public had any objections to John Trottier serving on the Board.

Roland Cassidy/Carroll Street Auto, LLC appeared before the Board on his own behalf.  He stated he fired his lawyer and decided to do his own application and presentation with the help of Jacques Belanger, Surveyor,  He stated that because of the heavy snow, etc., they were slower in being able to get the  Certified Plot Plan complete.  

Mr. Cassidy explained his business which is selling and restoring antique cars.  He stated that he would not be doing any body work at this facility.  He stated he gives all body work to Henry’s or Lacz’s in Manchester, NH.  He would only be doing electrical, mechanical, and other repairs.   He presented a portfolio of his existing business at Carroll Street Auto.  (attached)  He stated he was a member of the Better Business Bureau, had never had any problems with any of his neighbors and had signed statements from them showing his respect for his neighbors.  He stated he has been in business for twelve years.  He stated Carroll Street Auto, LLC does not  do any full blown restorations on vehicles.  

Mr. Cassidy stated that they sell about 100 cars a year.  They do most of their business on the Internet.  They advertise on four Web Sites.  Prices of cars range from $25,000 - $325,000.  

Mr. Cassidy stated he runs a very low profile operation.  There is not a lot of activity.  We would have up to eight employees.  

We would have 2 -5 deliveries per day via UPS or FEDEX. 

Mr. Cassidy stated his hours of operation are presently as follows and would like to keep the same hours in Dunbarton:  

 Monday, Tuesday, Wednesday and Friday – 7:30 a.m. to 5:00 p.m. 

Thursday – 7:30 a.m. to 7:30 p.m. 

Saturday – 9:00 a.m. to 4:00 p.m.

Sunday – Closed

Mr. Cassidy stated that any sign would be in conformance with the Dunbarton Sign Ordinance.  Would like to include lighting on the sign so it would be visible, etc. 

Mr. Cassidy stated that he would like the approval to only take effect if the property is transferred to Roland Cassidy/Carroll Street Auto, LLC.  

There will be no storage of automotive fuels in excess of 55 gallons.  Mr. Cassidy stated he had the property environmentally tested.  In addition, he had Scott Lawson do air samples inside the building to make sure there were no pollutants or contaminants.  

Mr. Cassidy stated he owns three delivery trucks, two trailers which are closed in, and one roll back vehicle.  These vehicles would be stored outside.  In addition, he has a 42 foot long storage trailer that is used to store parts.  

All trash will be removed from the site by an outside vendor who does not bring this material to the Dunbarton Transfer Station.  A Dumpster will be in a screened in area or fenced in area.  

Jacques Belanger, Surveyor, presented a Certified Plot Plan showing the layout of the property and the building.  

John Herlihy read the criteria necessary for the granting of a Special Exception as follows:  Jacques Belanger, Surveyor, responded as follows: 

a. No detriment to property values in the vicinity of the proposed development will result on

 account of:  the location or scale of buildings, structures, parking areas or other accessways; 

 the emission of odors, smoke, gas, dust, noise, glare, heat, vibration, or other pollutants; or

 the unsightly outdoor storage of equipment, vehicles or other materials

Answer:  No detriment to property values in the vicinity of the proposed change of use from manufacturing to a general service establishment to include the storage, sale and service of antique cars will result from the location or scale of the building, parking area and access to the building because the applicant is not proposing any building addition or further parking area or new access to the building to serve the changed use.  Only a limited ramp way will be added at one entrance to facilitate the delivery and removal of cars from the building.  

The proposed use will not be a detriment to property values in the vicinity of the property because the business of Carroll Street Auto, LLC to sell, store and service antique cars on site will not emit odors, smoke, gas, dust, noise, glare, heat, vibration or other pollutants.  No auto body work sanding or spray painting will be performed on site that might have such emissions.  Cars will be serviced and washed, but will not result in any pollutants on site.  Oil will be changed, but appropriately stored and removed from the site.  Environmentally safe biodegradable soap will be used in washing cars.  

No detriment to property values in the vicinity of the proposed use will result on account of unsightly outdoor storage of equipment, vehicles or other materials.  There is an existing parking lot on the site that primarily served for employee parking of the existing owner that had approximately 30 employees on site.  Carroll Street Auto, LLC will have fewer employees, probably 3-5.  There will be some parking of antique cars outside that will not exceed prior employee parking, but those cars will not be unsightly.  The quality of their appearance is an important aspect of the business of Carroll Street Auto in selling antique cars. 

b. No hazard will be caused to the public or adjacent property on account of potential fire, explosion or release of toxic materials. 



Answer:  No hazard will be caused to the public or adjacent property on account of

                            potential fire, explosion or release of toxic materials.  Like all cars, the antique cars will

                            release carbon  monoxide, but the existing building already has a sufficient fan system to

                            remove any carbon monoxide from the building caused by movement of cars in and out of

                            the building or starting them in the service process. 

c. No creation of a traffic safety hazard or substantial traffic congestion in the vicinity of the proposed development. 



Answer:  The proposed change of use to a general service establishment for the operation

                             of Carroll Street Auto will not create a traffic safety hazard or substantial traffic 

                             congestion in the vicinity of the property because the typical number of trips to and from 

                             the site of customers or other deliveries are typically going to be fewer than occurred 

                             with the manufacturing use of the property because of its far larger number of employees. 

                             As stated above, the number of employees on site will be reduced from about 30 to 3-5.  

                             Further, the primary customer location of the applicant will continue to be a 68 Carroll 

                             Street in Manchester, NH.  However, customers may visit the Dunbarton location to view

                             particular cars located there.  

d. No excessive demand of municipal services and facilities, including, but not limited to waste disposal, police and fire protection and schools. 



Answer:  No excessive demand on municipal services and facilities, including, but not

                             limited to, waste disposal, police and fire protection and schools will result from the

                             change of use to the proposed general services establishment because no waste will result 

                             other than ordinary domestic waste to the onsite septic system in the use of the bathrooms 

                             by employees, customers or other visitors and the use of water to wash cars with an 

                             environmentally safe biodegradable soap.  The building is a one story building with 

                             multiple entry and exit points that is not in close proximity to other buildings so will 

                             permit easy evacuation in any emergency.  The proposed use with employees regularly on 

                             site is likely to attract less crime to the area than the risks associated with an unoccupied 

                             building.  

e. The proposed use will not result in the degradation of existing surface and groundwater water quality standards, nor will it have adverse effects on the natural functions of wetlands on the site which would result in the loss of significant habitat or flood control protection. 



Answer:  The change of use will not result in the degradation of existing surface and

                            groundwater quality standards, nor will it have adverse effects on the natural functions of 

                            wetlands on the site, which would result in the loss of significant habitat or flood control 

                            protection, because the existing site is approximately 27 acres on which there is only a

                            building of approximately 12,500 square feet with limited pavement for access and 

                            parking without any proposal to add to those improvements to serve the change of use 

                           other than the addition of a ramp at one entry/exit point.  Therefore, natural habitat and 

                           flood control protection as it currently exists on the property will not be diminished by the 

                           proposed change of use.  Further, limited car washing on site with the use of an 

                           environmentally safe biodegradable soap will not have any adverse effect on the surface

                           and groundwater of the site.  

f. In addition to the standards specified above, special exceptions may be subject to appropriate conditions including the following:  (RSA 674:33-IV)

(1) Front, side, or rear yards in excess of the minimum requirements of the Ordinance;

(2) Screening of the premises from the street or adjacent property by walls, fences, or other devices; 

(3) Limitations on the size of buildings and other structures more stringent than minimum or maximum requirements of this Ordinance;  



(4)Limitations on the number of occupants and methods and times of operation: 


(5) Regulation of the design and location of access drives, sidewalks, and other

                    traffic features; 


(6) Location and amount of parking and loading spaces in excess of existing

                    standards; 


(7) Regulation of the number, size and lighting of signs in excess of existing

                    standards. 


Answer:  In accordance with the Zoning Ordinance, the Special Exception for this change of use shall also require Site Plan Review of the change of use by the Planning Board. 

The special exception for the change of use is requested to become effective upon the change of ownership from the current owner, RMS Realty, LLC to Carroll Street Auto, LLC, Roland R. Cassidy or his nominee for purposes of taking title. 

Abutters were read as follows and noted all had been notified by Certified Mail: 

Robert and Pamela Austin – Not Present

Darrell/Tina Hubbell – Not Present

Russell Rattray/Melinda Wolf – Not Present

David Pellenz – Not Present

Donald/Constance Gravel – Present.  No objections. 

Kevin McDevitt – Not Present

Ralph/Candy Lamphere – Not Present

Robert/Somer Andrews – Present.  Stated he had his questions answered.  His only concern was there were a lot of children in the neighborhood.  There will be increased traffic and people going up and down the road.  Ray Road is pretty narrow and he is concerned about the safety of the children.  

Mr. Cassidy stated that any customers would not be test driving these cars on Ray Road.  They are so called muscle cars and would need to be out on a highway.  In addition, they always advise customers that this is a residential neighborhood and act accordingly, etc.  They have never had problems in the past.  

Dept. of the Army, Corps of Engineers – Not Present

Other Members of the Public: 

Matt Barker – Stated he was part owner of the property presently.  This operation will decrease the traffic.  He stated he used to work there for the past 6 or 7 years.  There were two or three tractor trailers coming down there every day.  In addition, there was up to 40 employees working two shifts.  They were arriving and leaving for lunch at noon along with arriving and leaving for work.  With regard to toxic materials, we used considerable fuels , etc.  We also had trailers backed up to the doors as storage.  We were running out of space and had things on pallets, etc.  This is a much better use of the property.  

Robert Grondin –Stated that he has known Roland Cassidy for five or six years.  He runs a first class operation.  You can’t visualize how clean an operation it is until you look for yourself.  His present operation is in a small residential neighborhood and he has never had any trouble.  It is not just a used car garage. 

John Trottier, Chairman, stated the following would be voting on this application this evening: 


John Trottier


John Herlihy


Alison Vallieres


David Nault


Ron Slocum 

MOTION: 

A motion was made by David Nault that the Dunbarton Zoning Board of Adjustment grant the request for a Special Exception from Roland Cassidy/Carroll Street Auto, LLC (Steven R. Barker, Owner) (Tax Map Lot #H2-01-03) to allow him to have a Change of Use of the improvements of the site from Manufacturing to General Service Establishment as presented on plans  (By Jacques Belanger, Surveyor, prepared for Carroll Street Auto LLC, Dated 4/16/08, JN 081067)  to include the storage, sale and service of antique cars at property located on 85 Ray Road in the Low Density District in Dunbarton, NH subject to the following conditions:

1. Hours of Operation to be as follows: 

Monday, Tuesday, Wednesday, and Friday – 7:30 am to 5:00 pm

Thursday – 7:30 am to 7:30 pm

Saturday – 9:00 am to 4:00 pm

Sunday – Closed 

        
2.  Number of employees will be limited to eight (8). 

        
3.  Sign by entrance will meet all Dunbarton Sign Regulations including size and lighting. 

4. Dumpster:  All trash is to be removed from site by an outside vendor who does not bring this material to the Dunbarton Transfer Station.  The Dumpster is to be in a screened in area or fenced in area. 

5. Limited to one trailer on site for Part Storage.  

6. Approval will only take effect if and when the property is transferred to Roland Cassidy/Carroll Street Auto  LLC.

7. No other outside storage of products or cars other than vehicles owned by the owner to move antique cars. 

Equipment owned by owner:  3 Delivery Trucks 




        2 Closed In Trailers




        1 Roll Back

8. Site required to meet Planning Board Site Plan Review. 

9. No auto body work and painting to be done on site. 

10. No storage of automotive fuels in excess of 55 gallons. 

John Trottier seconded the motion.  The motion passed unanimously. 

OTHER BUSINESS: 

Ellie Stein, Mansion Road:

Ellie Stein appeared before the Board for a non-binding discussion with the Board to discuss a possible Request for a Variance for a lot with less than the required frontage.   She stated she wanted to subdivide her lot and sell her existing house and build a new house on the proposed new lot at the rear.  

She presented materials to the Board showing the proposal (attached)  and asked if the Board could give her some feed back as to whether it could be approved or not before she invested money in a survey.    

Feed back included:

1. Obtaining input from the Planning board.   The Planning Board should be involved because the new lot would be exiting onto a portion of the Stinson Hill Subdivision which was approved with a certain number of driveways, etc.  and the plan has been recorded at the Registry of Deeds.  

2. Had Ellie exhausted all possibilities of purchasing additional frontage from her abutters.  

3. Existing lot currently does not meet current frontage requirement, however, new lot would meet current frontage requirement.

Several members of the Board indicated they would not be able to make a determination at this time as to whether the request would be granted or not.  

There being no further business, the meeting adjourned at 9:30 p.m. 








Respectfully submitted, 








Alison R. Vallieres, Secretary

