Town of Charlotte Staff Report – Landrigan
 
PLANNING COMMISSION scheduled for August 6, 2020 @ 7:15 pm

	General Information
Applicant: 
	
Gary & Janet Landrigan

	Application No.: PC-20-67-SK
	Parcel ID: 00002-2119

	Status of Applicant: representative
	(landowner)

	Requested Action: 
	Sketch Plan Review

	Purpose:
	Proposed 2-lot subdivision, Planned Residential Development (PRD). The PRD will result in the addition of Lot 2. 

	Existing Zoning:
	Rural

	Location:
	2119 Spear St.

	Size:
	Subject parcel = 14.9 acres.  Proposed Lot 1 (retained, with existing home) – ±8 acres + proposed new lot: Lot 2: 6.9 acres

	Existing Land Use:
	Residential; open land (fields)

	Surrounding Land Use and Zoning:
	Surrounded by developed residential lots; zoned Rural 

	Town Plan:
	Rural district goals: to protect ag land, wildlife habitat, productive woodland, natural areas, aquifers, scenic vistas and views, open spaces etc; and allow for low-density residential development.

	Recent Permitting History:
	No prior subdivisions or site plan approvals; misc. zoning permits for home renovation/additions & to add swimming pool

	Applicable Regulations:
	Town Plan 2019
Land Use Regulations 2016
Recommended Standards for Developments and Homes, 1997

	Standards – Chapter VII
Areas of High Public Value 





	· Agricultural use:  The subject parcel was once part of a farm.  But it hasn’t been tilled in some time.  
· Agricultural soils: About 25% of the subject lot, adjoining Spear St., is prime ag soil, including the Lot 1 current and Lot 2 (proposed) house sites. Statewide agricultural soils comprise the rest of the parcel. 
· Steep slopes (>=15%) (n/a) (The subject parcel has a gentle slope down from Spear St. to the east.)
· Flood hazard areas: (n/a)
· Surface waters, wetlands and associated setback and buffer areas: there is a small stream, a tributary of Mud Hollow Brook, that flows north along the eastern edge of the property. VSWI shows a small wetland along these stream banks, mostly outside of this property & well away from houses on Spear St.
· Shoreland setback and buffer areas: (n/a)
· Special Natural Areas: (n/a)
· Wildlife habitat: (n/a) 
· Water supply source protection areas (SPAs):  The entire parcel is shown as an active surface water protection area.
· Historic districts, sites and structures: (n/a)
· Scenic views and vistas: this portion of Spear St. is designated as a ‘most scenic road.’  However, no special zoning restriction applies to building additional houses along this stretch.
· Conserved land on adjacent parcels: The eastern part of the Shays parcel directly to the south of this parcel is conserved as Open Space land. – Note: application indicates that at least 50% of the subject parcel will be conserved as Open Space, with rough location indicated, but does not specify the number of acres to be conserved.

	Standards – Chapter VII cont.
Lot Layout (7.2.C)
	· Except for reduced lot size per PRD standards, proposed lot layouts mostly conform to dimensional standards for Rural district. Applicant is requesting waivers for proposed narrow frontage (166 ft.) and setbacks (bldg. envel. setback of 25’) for Lot 2. Proposed density also conforms (2 res. lots over 14.9 acres).

	Building Envelopes (7.2.E)
	· Clearly indicated on site plan for Lot 2. Lot 1 single family dwelling and accessory structures are pre-existing. 

	District Standards (7.3.D)
	· Lot 2 Building envelope is located on state-identified ag soils. Proposed new dwelling would be at a similar distance and placement along Spear St. as other nearby homes. 

	Compatibility w/ Agricultural Operations (7.4)
	· The Carpenter farm across Spear St. from subject property, as well as the Moraska Trust property surrounding it, are enrolled in the Current Use program (both for forest and ag). Of the two, it appears (from state data) that only the Carpenter farm is currently tilled and planted.

	Facilities, Services & Utilities (7.5)
	· The new building lot is proposed to be served by its own separate driveway. Road access agreements and ability-to-serve review by CVFR have not been provided yet.  The subdivision is located 5.7 miles from the CVFR station.
· Electric and telecom connections are available at Spear St.

	Water Supply (7.6) and Sewage Disposal (7.7)
	· Per application, new dwelling will be served by individual lot septic and drilled wells.  (Lot 1 dwelling has existing water & septic in place.) Septic plans & permits are not yet provided. Well shields and septic shields are not yet delineated.

	Stormwater Management & Erosion Control (7.8)
	· Application states plan for using ‘reasonable and customary measures’ to direct and treat runoff, without providing specifics. 

	Common Land to be Conserved (7.11)
	· As noted above, applicant commits to dedicating ~50% of the subject parcel (about 7.5 acres) to be conserved as open space.  Applicant has not proposed any access to these lands for other property owners or the public, or suggested any permanent protection for these lands.



Staff Comments:
[bookmark: _GoBack]In reviewing PRD standards at Sec. 8.2 and 8.4 of the Charlotte LUR’s, it’s not clear how this proposed 2-lot subdivision fits the intent of this approach. It may have been proposed largely to take advantage of the opportunity to ask for a waiver of the normal Rural district lot size & frontage requirements. While the proposed new Lot 2 does match the existing neighborhood pattern, it doesn’t take advantage of the opportunity to combine driveways, or preserve the best ag soils. The Commission may wish to encourage the applicant to consider a different lot configuration, such as a wrap-around of the existing house & with a shared driveway, as was apparently done for the Shays property just below this lot. The Commission could also discuss whether to place conditions on the applicant to maintain / enhance the existing forested areas by requiring an open space agreement with the town, conservation easements, and/or shared access to these open space areas.  

Public Notice: Public notice was provided by posting the meeting agenda on town website on 7/28/20, with hard copies of the agenda posted in three public locations (including Front Porch Forum) on 7/28/20.  In addition, a copy of the public hearing notice was mailed to all adjoining landowners on 7/21/20, with a hearing warning published in the Charlotte Citizen on July 29.

Prepared by: Larry Lewack, Town Planner

Attachments: Application packet is posted via a link on the town website, on the page for this meeting.

Documents to be provided at the meeting: same
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