
TOWN OF WAKEFIELD, NEW HAMPSHIRE
LAND USE DEPARTMENT

2 HIGH STREET

SANBORNVILLE, NEW HAMPSHIRE 03872
TELEPHONE 603.522.6205X309  FAX 603.522.2295

Planning Board Minutes
19 September 2013

Page 1 of 7

MINUTES OF THE PLANNING BOARD MEETING
19 September 2013

Approved 10/03/13

Stephen Royle, Chairman X Doug Stewart X Nathan Fogg, Land Use Clerk &
Code Enforcement Officer

X

Tom Dube, Vice Chairman X Gerard Levesque X
Connie Twombley, 
Selectmen’s Representative

X Nancy Spencer-
Smith

David Silcocks, Member X John Blackwood X
Dick DesRoches, Member X

: Valerie Ward (videographer.)

Chairman Royle called the meeting to order at 7:00 pm following the Pledge of Allegiance.

1. None

2.
.  N Fogg reviewed the procedure that required a public hearing and that any 

substantive changes or additional changes would require another public hearing.  The proposed 
changed were reviewed by S Royle and included: 1. Changing section 3.18 in the Site Plan & 
3.16 in the Subdivision to reflect changes proposed and review previously by the PB.  Changes 
add a 20-foot no disturbance vegetative buffer to lake, ponds, & streams and also change the 
BMP manual to the new state reference manuals; 2. Changing section 3.24 in the Site Plan & 
3.23 in the Subdivision Regulations to reflect the new state BMP manuals; changing the 
definition of “Abutter” in the Site Plan Regulations to match our Subdivision Regulations & State 
definition; and section 1.05 B Types of Minor Site Plan to remove addition or changes to cell 
tower antennae that do not change the tower of footprint of ground equipment.

3. Text of proposed changes will be attached to these minutes for reference.

4. The public input portion of the public hearing was opened and closed.  (No public was in 
attendance.)

5. The PB discussed the changes.

To approve the proposed changes to the Site Plan & Subdivision 
Regulations as presented and discussed

MEMBERS ALTERNATES OTHERS

Also present were

PUBLIC COMMENT

PUBLIC HEARINGS

Chairman Royle opened the public hearing to revise the Site Plan & Subdivision 
Regulations

MOTION:
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Dick DesRoches
David Silcocks
None
5-0 in favor of the motion

6.   N Fogg explained that he 
had attempted language for Article 15 & 16 for review this evening.

7.
was discussed.  The board feels that it would be appropriate and more beneficial to change the 
distance to 500 feet to coincide with the R-2 zone and would like to check into adding certain 
streams on a name by name basis to avoid ambiguity or confusion.  N Fogg had suggested 
language for adding infiltration trenches along building drip edges and parking.  The PB 
suggested that the language be more flexible to give property owners leeway to address the 
criteria.  N Fogg will revise and bring updated suggested language.

8. was discussed.  N Fogg brought suggested changes to the 
article that includes adding that a campsite cannot be a permanent residence and that any 
camping vehicle connected to a water supply shall be hooked up to a state approved septic 
system.  All campsites will continue to require a written septic & solid waste disposal plan.

9. .  The PB is proposing to add a new definition for “Nano Brewery.”  
There may currently be one or more operating in town.  Site Plan Regs need to be reviewed to 
appropriately regulate different volume breweries should they come to town.

10. The CIP was discussed.  The next meeting is September 24th to review the department 
requests.

11. The Master Plan was discussed.  N Fogg is unsure of the latest version.  Members agreed that 
chapters had been updated since the 2006 version.  The Heritage Chapter was the next to be 
reviewed.  Pam Wiggin had volunteered to help the PB update that chapter.  N Fogg will speak 
with Pam and find out how to move forward.

12. The minutes of the September 5th PB meeting were discussed.

To approve the minutes from the August 15th meeting as presented
Tom Dube
Connie Twombley
None
5-0 in favor of the motion.

13. None

Made by:
Seconded by:
Discussion:
Vote:

BOARD BUSINESS

Proposed Changes to the Zoning Ordinance were discussed.

Article 15 – Performance Standards For Areas Within 250 Feet Of A Lake Or Pond

Article 16 - Private Campsites

Article 33- Definitions

MINUTES

MOTION:
Made by:
Seconded by:
Discussion:
Vote:

CORRESPONDENCE
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14. per RSA 91-A:3 IIe, to discuss 
pending litigation.

To enter into a non-public session per RSA 91-A:3 IIe, to discuss pending 
litigation.
Dick DesRoches
Tom Dube
None
Roll call vote: Royle, aye; Dube, aye; Twombley, aye; DesRoches, aye; 
Silcocks, aye.

15. Valerie Ward stopped recording and left the meeting.

16. The PB returned from non-public session.

To seal the minutes from the non-public session until the litigation is resolved.
Dick DesRoches
Connie Twombley
None
5-0 in favor of the motion.

17. The next regularly scheduled PB meeting will be the first Thursday in October (10/3), a site 
walk and public hearing is scheduled for that evening.

18. A special PB meeting is scheduled for Thursday, October 26th at 7:00pm to attempt to resolve 
an ongoing legal action.

19. S Royle advised that the PB conditions of approval have been met for Neily-Silcocks and the 
plans were ready to be signed.

20. D Silcocks recused himself from the board.  D Stewart was seated for Mr Silcocks because he 
had sat in during the approval process.  The revised prints were signed by the board.

To adjourn the meeting at 8:30 pm
Dick DesRoches
Tom Dube
None
5-0 in favor of the motion

Respectfully submitted,
Nathan Fogg, Town of Wakefield NH, Land Use Clerk

A motion was made to go into a non-public session

MOTION:

Made by:
Seconded by:
Discussion:
Vote:

MOTION:
Made by:
Seconded by:
Discussion:
Vote:

SET MEETING DATE

SIGN PLANS

ADJOURNMENT
MOTION:
Made by:
Seconded by:
Discussion:
Vote:
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PROPOSED CHANGES TO SITE PLAN and/or SUBDIVISION REGULATIONS

3.18 Site Plan & 3.16 Subdivision :

3.18 SURFACE DRAINAGE/NON-POINT SOURCE WATER POLLUTION 
PREVENTION.

A. All site plans shall meet the requirements for a USEPA Phase II Permit.  If improvements at the 
site involve over one (1) acre of site disturbance, the construction site operator(s) is required to 
comply with the USEPA - NPDS General Permit for storm water discharges from construction 
activities. A copy of the Notice of Termination (NOT) shall be submitted to the Planning Board 

and Code Enforcement Officer within thirty (30) days after one or both of the following 
conditions have been met:

1. Final stabilization has been achieved on all portions of the site for which the permittee is 
responsible;

2. Another operator/permittee has assumed control over all areas of the site that have not 
been fully stabilized. 

The Planning Board shall be provided with copies of all correspondences with Federal or State 
agencies regarding compliance with their rules or regulations. 

B. Where a site is traversed by a stream, river or surface water drainage way, or where the Board 
feels that surface water runoff to be created by the site should be controlled, there shall be 
provided drainage easements using swales, culverts, catch basins or other means of channeling 
surface water within the project.

Existing surface waters, including lakes, ponds rivers, perennial and intermittent streams, shall 
be protected by a twenty (20) foot no disturbance vegetated buffer.

Special exceptions for the no disturbance vegetated buffer may be granted by the Planning Board 
for streets, roads and other access ways and utility right-of-way easements, including power lines 
and pipe lines, if essential to the productive use of land and located and constructed so as to 
minimize any detrimental impact on the surface water resource.

  A registered professional engineer shall design this storm water management system, using Best 
Management Practices.

C. Drainage easements for existing watercourses or proposed drainage ways shall be at least thirty 
(30) feet wide and shall be indicated on the plan, conforming substantially to the lines of existing 
natural drainage. 

The natural hydrologic features and functions of the site shall be maintained to the maximum 
extent possible.  Site disturbance shall be minimized.  Vegetation outside the project disturbance 
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area shall be maintained.  The project disturbance area shall be depicted on the site plans 
submitted as part of the site plan review process.

D. The developer shall provide a statement from the design engineer that the proposed site will not 
create erosion, drainage or runoff problems either in the site or in other properties. The engineer 
shall certify that peak runoff from the site onto other properties shall not be increased either in 
volume or duration from the peak runoff characteristics existing prior to development.

Where the Board determines that surface waters may be impacted by the development, Best 
Management Practices (BMP) techniques to deal with development runoff, shall be selected, 
designed, and constructed in accordance with the most recent version of the 

.  The most recent version is available for download on the NH Department of 
Environmental Services website at: 
http://des.nh.gov/organization/divisions/water/stormwater/manual.htm.  BMPs will be used to 
meet the condition, under paragraph E below for control of peak flow, total volume of runoff, 
water quality protection, and maintenance of on-site groundwater recharge.

E. Where required by the Board, a stormwater drainage plan, showing ditching, culverts, storm 
drains, easements and other proposed BMPs, meeting the applicable standards obtained herein 
and any other Town Code requirements shall be submitted as part of the Site Plan.  The applicant 
shall display that their stormwater drainage plan will address post-development peak flow rates 
and total runoff volumes as described below.

1. The applicant shall provide pre- and post-development peak flow 
rates.
2. Peak Control: Post-development peak discharge rates cannot 
exceed pre-development peak discharge rates for the 2, 10, and 50 year, 
24-hour storm events.

3. Measurement of peak discharge rates shall be calculated using 
point of discharge or the down-gradient property boundary.  The 
topography of the site may require evaluation at more than one location if 
flow leaves the property in more than one direction.  Calculations shall 
include runoff from adjacent up-gradient properties.

New Hampshire 
Stormwater Manual, Volume 2: Post-Construction Best Management Practices Selection 
and Design
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3.24 Site Plan & 3.23 Subdivision:

3.24 EROSION AND SEDIMENT CONTROL.

A. All land development shall include provisions to adequately control erosion and sediment 
during and after development including the execution of a Performance Agreement.  Such 
provisions shall result in land development that minimizes erosion and sediment during 
construction; is stabilized and protected from erosion when completed; and does not cause off-
site erosion and/or sedimentation.

B. Soil erosion and resultant sedimentation is to be minimized by provision for water disposal and 
protection of soil surfaces under normal weather conditions. Land shall be improved in 
reasonable conformity to existing topography to minimize grading, cut and fill, and to retain 
natural contours insofar as possible. Erosion control measures shall be in place during the 
construction of roads and the clearing of land, and long-term controls shall be in place on 
embankments and other exposed areas. Erosion control plans shall use the Best Management 
Practices per New Hampshire Department of Environmental Services and/or other applicable 
agencies.

In addition to other construction components such as roads, public improvements, drainage 
structures and other utilities, erosion control shall be subject to the performance guarantees.

C. Erosion and Sediment Control Handbook.

All land development shall adhere to the principles, methods, BMPs, design standards and 
specifications set forth in the current edition of the New Hampshire Stormwater Manual, Volume 
3: Erosion and Sediment Controls During Construction.  The most recent version is available for 
download on the NH Department of Environmental Services website at: 
http://des.nh.gov/organization/divisions/water/stormwater/manual.htm.  Such measures include, 
but are not limited to:

1. Diversion dikes to intercept surface runoff at the top of a slope, before erosion can begin.

2. Vegetative buffer strips to reduce water velocity and to filter sediment.

3. Seeding and mulching to slow runoff and trap sediment.

4. Hay bales to effectively trap sediment for short periods of time.

5. Silt fencing to minimize the area of disturbance and prevent construction equipment from 
pushing debris onto other areas.

6. Sod strips to provide instant vegetative cover.

7. Sediment traps (temporary holding basins) to intercept sediment laden runoff and retain the 
sediment.
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Site Plan Definition:

Abutter changed to match Wakefield Subdivision Regulation Definition and State Definition.

ABUTTER - Any person whose property is located in New Hampshire and adjoins or is directly across 
the street or stream from the land under consideration by the Planning Board.  For purposes of receiving 
testimony only, and not for purposes of notification, the term abutter shall include any person who is 
able to demonstrate that his or her land will be directly affected by the proposal under consideration.

Types of Site Plans:

Change to eliminate addition of antennas on cell towers, which the Federal Regulations do not allow us 
to control.

B. MINOR SITE PLAN.

A minor site plan includes any other activities set forth in these regulations, except those 
activities that are a major site plan or that are exempt or that are found to be an insignificant 
change of use or a home occupation.  A minor site plan also includes any remodeling of an 
existing nonresidential or multifamily use that removes or constructs a kitchen or bathroom or 
creates space for a new business.

1.05 TYPES OF SITE PLANS.
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