TOWN OF BEDFORD
July 16, 2018
PLANNING BOARD
MINUTES
A meeting of the Bedford Planning Board was held on Monday, July 16, 2018 at the Bedford
Meeting Room, 10 Meetinghouse Road, Bedford, NH. Present were: Hal Newberry (Acting
Chairman), Karen McGinley (Secretary), Chris Bandazian (Town Council), Kelleigh Murphy
(Town Council Alternate), Rick Sawyer (Town Manager), Randy Hawkins, Mac McMahon,
Rene Pincince, Charlie Fairman (Alternate), Becky Hebert (Planning Director), and Mark
Connors (Assistant Planning Director)

I.

Call to Order and Roll Call:

Acting Chairman Newberry called the meeting to order at 7:00 p.m. Chairman Jon Levenstein
and Alternates Monique Rice and Matt Sullivan were absent. Mr. Fairman was appointed to
vote. Mr. Connors reviewed the agenda.
II.

Old Business – Continued Hearings: None

III.

New Business:
1. 163-165 South River Road, LLC dba Riley Enterprises, Inc. (Owner) – Request for approval of a
sign waiver to allow a third wall sign facing the Route 101/Interstate 293 on-ramp, at 163 South
River Road, Lot 22-7, Zoned PZ.
2. 35 Constitution Drive, LLC and 43 Constitution Drive, LLC (Owners) – Request to amend a
previously approved architectural plan and to amend conditions of a final site plan approval
granted by the Planning Board January 28, 2013 to construct a 44,000 square-foot office building
addition and associated site improvements at 35 and 43 Constitution Drive, Lots 13-69 & 13-73,
Zoned OF.
3. L&A Realty, LLC c/o Bank of America (Owner) – Request for site plan approval to convert an
existing 3,250 square-foot barn to retail and warehouse uses at 46 South River Road, Lot 12-1,
Zoned PZ.
4. Manchester Boys and Girls Club (Owner) – Request for site plan approval to demolish and
rebuild facilities for the Camp Foster summer day-camp and associated site improvements,
including construction of new classroom pavilions, athletic courts and lighted fields, a
performance stage and pool house, and to expand the use to include rental of the facility for
special events, including intramural sports, corporate retreats, weddings, and other events at 36
Camp Road, Lot 39-19, Zoned R&A.

IV. Concept Proposals and Other Business:
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5. Master Plan Update

Mr. Connors stated all of the new applications have been reviewed by staff and it is staff’s
determination that the applications are complete. The abutters have been notified; it is the
opinion of Planning Staff that none of these applications pose a regional impact. Staff
recommends that the Board accept the applications as complete.
MOTION by Ms. McGinley to approve the agenda as presented. Mr. Pincince duly
seconded the motion. Vote taken – all in favor. Motion carried.

1. 163-165 South River Road, LLC dba Riley Enterprises, Inc. (Owner) – Request for
approval of a sign waiver to allow a third wall sign facing the Route 101/Interstate 293
on-ramp, at 163 South River Road, Lot 22-7, Zoned PZ.
A staff report from Mark Connors, Assistant Planning Director, dated July 16, 2018 as follows:
I.

Project Statistics:
Owner:
163-165 South River Road LLC dba Riley Enterprises, Inc.
Proposal: Waiver to permit a third wall sign facing the Route 101/Interstate 293 onramp
Location:
163-165 South River Road (Lot 22-7)
Existing Zoning: “PZ” – Performance Zone
Surrounding Uses: Offices, Route 101/Interstate 293 overpass
II. Project Background
This parcel includes two office buildings known as Bethany Commons. The building that is
subject to this application (163 South River Road) is the smaller building on the site, located
closest to the Route 101/Interstate 293 overpass. The Planning Board approved the site plan to
construct this 6,224 square-foot building in September 1997.
III. Waiver Request:
Better Homes and Gardens The Massiello Group is the only tenant of the building at 163 South
River Road. Under the Zoning Ordinance, the applicant is permitted up to one wall sign for each
parking lot or road frontage façade of the building, not to exceed more than two signs. Each sign
may not exceed 32 square-feet. The applicant has already installed a 29.5 square-foot sign
facing South River Road and a 10.5 square-foot sign facing the parking lot to the south.
The applicant is requesting a waiver to allow a third wall sign, facing to the north toward the
Route 101/Interstate 293 overpass and onramp. The proposed sign is 29.5 square-feet in size.
Both the already installed and proposed signs are internally illuminated. Under the Ordinance, a
highway onramp does not constitute a road frontage, so a wall sign would not typically be
permitted on this façade of the building.
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The applicant notes the location and unique positioning of the building – it is only approximately
22-feet from the Route 101/Interstate 293 on-ramp – as factors that can make the building
challenging to advertise under the existing sign regulations. The South River Road frontage of
the building is reasonably narrow, and the applicant would like the opportunity to advertise to
traffic driving south on South River Road, which happens to be the highway on-ramp façade of
the building.
In the past, the Planning Board has been sympathetic to applicants pursuing waivers to address
legitimate wayfinding issues and staff agrees that the positioning of the building can make it
difficult to effectively advertise under the existing regulations. Additionally, the proposed sign is
not out of character with others located along the corridor. Staff does not object to the waiver,
but does note that the total square footage of the three signs equates to 69.5 square-feet,
exceeding the maximum allowance under the Ordinance by 5.5 square-feet as the applicant is
permitted two 32 square-foot wall signs already by right. Alternatively, the Board could grant
the waiver with the condition that the cumulative sign area between the three signs does not
exceed 64 square-feet.
Finally, it is not clear from the materials submitted that the signs meet the Town’s opacity
standards for internal illumination (Section 275-73 [M] of the Zoning Ordinance), such that only
the lettering and graphics will appear illuminated. Staff would recommend that a condition be
added to ensure all of the signs on the building meet this requirement (Condition #1). Staff would
not recommend that the waiver extend to Section 275-73 [M].
The Zoning Ordinance permits a waiver in the Performance Zone where the applicant
demonstrates substantial compliance with the five purpose statements listed below (see attached
letter from Chris Riley representing 163-165 South River Road, LLC):
A. To attract environmentally acceptable commercial, industrial, recreational,
institutional, and residential uses to the District;
B. To encourage diversity in the community tax base through appropriate flexibility
in land use and land use development;
C. To optimize financial return on public infrastructure investments and
expenditures, including municipal sewer, municipal water supply, the
Manchester Airport, Class I and II public highways, and the Merrimack River
amenities;
D. To minimize adverse traffic impacts on U.S. Route 3, the I-293/NH Route 101
Interchange, and surrounding local streets and roadways; and
E. To preserve valuable historical, cultural, and natural features within the district
and to minimize adverse environmental impacts such as water, air, light, noise
pollution, flooding, clear cutting of vegetation, and the blocking of scenic views.
IV.

Draft Motions:

In the event the Planning Board decides to approve the waiver, the following draft motion is
provided:
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I move that the Planning Board approve a waiver from Section 275-68 & Table 6 to allow a
third wall sign for 163 South River Road, Lot 22-7 as shown on the materials by Sign-a-rama
of Concord, dated May 29, 2018 and June 20, 2018, as the Planning Board finds that the
applicant has shown substantial compliance with the purpose statements of the Performance
Zone, subject to the following precedent condition:
1. All signs on the structure shall comply with Section 275-73(M) of the Zoning Ordinance,
such that only graphics and lettering will appear illuminated during dark conditions.
In the event the Planning Board decides not to approve the waiver, the following draft motion is
provided:
I move that the Planning Board deny the waiver request from Section 275-68 & Table 6 to
allow a third wall sign for 163 South River Road, Lot 22-7 as shown on the materials by Signa-rama of Concord, dated May 29, 2018 and June 20, 2018, as the request does not meet the
spirit and intent of the Zoning Ordinance and no compelling hardship or substantial
compliance has been shown.
Chris Riley, owner, was present to address this request for a sign waiver. Mr. Riley stated the
application before you this evening is to allow an additional wall sign on the facility. We
recently had purchased the property about a year ago and are in the process of redeveloping the
site and updating the site, and in doing the so are trying to attract tenants that are looking for
identity on the South River Road corridor. We have seen national growth move south from the
Bedford Mall and it is moving now south right to the bridge at Target/Lowe's. So in an effort to
attract a new tenant base, a more visible tenant base, we have redeveloped the building,
completely remodeled the building, and have done some exterior work to the building in the last
few months, the latest thing being new landscaping and painting of the building. It looks a little
blue in the picture but it is actually a grayish color.
Mr. Riley continued the application is to allow for signage on the building, which is allowed in
the Performance Zone. We are allowed to have two building signs, 32 square feet, I believe is
what ordinance states, and given the nature and setting of the building (an aerial photo was
posted) it sits right on the corner of the I-293, South River Road onramp, and the majority of the
traffic is coming in from north to south. The accesspoint to access into the shared lot is as
shown, and the most visible side of the building is on the I-293 access ramp. I think some of the
photos that were taken in your packet actually show the marketing banner that was on the
building. Naturally the tenant who has moved in is The ERA Massiello Group, they have been
in Bedford for a number of years, you may remember that they were down in the Chen Yang Li
plaza, and they did have signage on multiple fronts of that building. They are looking to have
the same level, if not more visible, of signage, and one of the major reasons for their move was
more visibility on the corridor, so they are looking to put signs on the I-293 onramp side of the
building, as well as the South River Road side of the building. I don’t know if the members of
the Board had a chance to go by the building in the last couple of weeks but they have installed
the building sign on the South River Road facing portion of the building, which is very narrow.
The third sign, if you will, I think in the staff report it calls the third sign the one on the onramp,
but actually the third sign that they would like for your consideration tonight is a smaller sign,
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which is allowed because it faces the shared parking lot, but, again, the majority of the traffic
coming from the north and is all about identification, being visible is one of their major reasons
for wanting the location. The third sign is a small sign above the door shown from the parking
lot. That is what we are asking you to consider.
Mr. Riley continued the packet you have also includes those locations shown as a mock-up, so,
again, the first picture you see there is currently in place and the other picture below it is the
same sign, and we tried to balance it on the façade of the building. The building is long, given
how it had to be positioned on the lot, so we tried to balance the sign with an area that didn’t
have a window but it still runs on the same soffit line, it runs the height of the window, and it
kind of breaks up that long wall. Then the final sign is a smaller sign that is located just above
the door from the parking field, which I said is combined between 163 South River Road and
165 South River Road, so it is more identifying within the complex versus something that you
really see visibly from either the northbound or southbound accesspoints on South River Road or
the highway.
Mr. Riley stated when the sign ordinance was modified and brought to the Planning Board’s
preview versus zoning, there was a list of requirements, or conditions I guess you call them, five
of them A – E. If you would like, Mr. Chairman, it is at your discretion whether you would like
me to go by one-by-one through them or if you want me to just take your questions pertaining to
any of them. Acting Chairman Newberry replied I think you addressed them pretty well in this
letter, but if you could just do a quick summary for the benefit of the audience and viewers at
home.
Mr. Riley stated the criteria for the sign waiver for the Planning Board to consider and grant an
additional sign waiver in the Performance Zone was to ensure that the applicant requesting the
signage would not just be coming before the Board for any old reason so that we would have
signs littering the entire corridor, but to meet a certain criteria, look, feel, and characteristics and
intent of the Performance Zone. A – E kind of addressed those and I will hit on those briefly,
and if the Board has any questions during, just stop me. A. To attract environmentally
acceptable commercial, industrial, recreational, institutional, and residential uses to the
district. We feel this application request is consistent with the attraction of a strong commercial
use along the corridor requiring direct public visibility through signage to ensure continued
success of the organization. As mentioned, it is a retail/real estate operation, visibility and
marketability is very important to the operation if it is consistent with what is going on on South
River Road currently. B. To encourage diversity in the community tax base through
appropriate flexibility and land use development. The requested waiver allows for the
commercial office use that requires a high level of branding and visibility as part of the success
of the businesses located at 163 South River Road within the Performance Zone and encourages
a strong mix of uses within the Performance Zone and offers residents, owners and consumers
flexibility and choice and provides a business with the tools required in today’s competitive
marketplace. C. To optimize financial return on public infrastructure, investments,
expenditures, including municipal sewer, municipal water supply, the Manchester Airport
Class I and II public highways and the Merrimack River amenities. The increasing demand
for quality of tenants and tenant base, retail and office are directly due to the investment the
Town of Bedford has made in the infrastructure improvements within the Performance Zone.
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The waiver request directly relates to that level increased desirability, the tenant specializes in
residential and commercial real sales and marketing, brand visibility and signage are key
components to their success, and the location allows for the tenant to meet its clients’ needs,
many of whom are residents of Bedford or new individuals and businesses considering moving
to Bedford. The proximity of the airport, as well as the ease of travel and visibility of the
location, are all factors in the decision for this tenant to locate to 163 South River Road location.
D. To minimize adverse traffic impacts on US Route 3 and the I-293 New Hampshire Route
101 interchange and surrounding local streets and roadways. The request for the waiver
allows for direct visibility and branding of the free standing structure allowing patrons to quickly
identify the location, thus resulting in less location misses or likelihood of U-turns or turnarounds on the South River Road corridor. Many of the patrons are new to the area and
unfamiliar with the area given the nature of their business, and signage and building branding is
one of the best means to let your patrons know where you are and where you are located. E. To
preserve valuable historical, cultural, and natural features within the district to minimize
adverse environmental impacts such as water, air, light, noise pollution, flooding, clear
cutting of vegetation, and the block of scenic views. The property is an existing structure that
has been redeveloped and modernized at the site, the architecture is colonial, the proposed
signage is scaled appropriately with the size and dimensions of the building, the proposed sign
on the north side of the building will break up a long wall and give some dimensional break
along the long wall, the locations will not adversely affect the aesthetic nature of the surrounding
area and will blend in consistently with the surrounding properties on South River Road. The
signage packet that was submitted is consistent with the majority of the new developed
properties that you are seeing along South River Road, so we feel that the sign package as
proposed meets the look of what I think this Board has been trying to create over the years on the
South River Road corridor. If you have any questions, I can answer them for you.
Acting Chairman Newberry stated a question for clarity. Can you post the two elevations please.
The top one is the view from South River Road and the second would be the view from the
ramp? Mr. Riley replied yes Mr. Chairman. The first view is along South River Road facing it;
it is the narrow section directly facing South River Road. The north side is most visible from the
onramp as well as if you are traveling south. So as you are coming under the overpass and at
Meetinghouse Road, that is the side of the building that you see. So if you are coming anywhere
from the Manchester line south, that is the most visible location. Acting Chairman Newberry
stated thank you.
Acting Chairman Newberry asked what is your total square footage now for the three proposed
signs? Mr. Riley replied I think the staff report addressed that. Mr. Connors stated it is 69.5
square feet. That is 5.5 feet over.
Mr. Fairman stated really both of these signs are for people on South River Road. The one
facing the ramp isn’t for people on the ramp because they are going away from you, and the
people on the highway that can see it are also headed east and away from you, so they are both
for people traveling on South River Road. Those are the only people really that are going to see
these signs. Mr. Riley replied I think signage provides a couple of different things for a business.
To answer your question directly, that is yes. Mr. Fairman stated you also have a pedestal sign
on South River Road. Mr. Riley responded we do. Mr. Fairman stated so you have South River
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Road pretty well covered, I guess. There are three signs only directing people traveling on South
River Road. I wonder if you really need all three of them. Mr. Riley responded I think the
question is valid, Mr. Fairman, and I do feel that signage addresses more than one thing. The
accesspoint, you are 100 percent, is only from South River Road, however, branding is very
important and a business of this nature is looking for that level of branding. We saw it with the
CMC location across the street where both signs are visible from technically South River Road
and that is their only accesspoint. We see it with Starbucks; we see it on Chipotle’s signage, so
yes, they are hitting South River Road accesspoints from a visual line in multiple directions. The
pylon sign that you referred to that is the entrancepoint to the complex is combined for both
facilities at 163 and 165; the reality is, it is busy, you have multiple tenants sharing a sign, and
tenants want signage on a pylon but its effectiveness is minimalized based on the number of
tenants you have in a building. The sign I’ll use is where they are coming from. One of the
reasons they moved from their last location was because it wasn’t as accessible and it wasn’t as
visible and that sign, as many of the members on the Board know, has 15 different tenants on it,
so you really can’t see one. So the idea behind the request for a waiver, and quite honestly the
reason they moved, was to create an identity in the building so that people know that this is their
office, this is Massiello’s office. Similar to the free standing building that we have across the
street at 168 South River Road. That is the Keller-Williams office. So single-tenant, single-user
buildings they are looking for that branding and identity and quite frankly that is the reason that
they are willing to pay a little more also. We have thought that and we considered that, Mr.
Fairman, is it too much signage, is it going to look too busy, and I think given the unique nature
of how the buildings sit and the distance this building is from that main pylon, I just don’t think
it will. Mr. Fairman responded thank you.
Ms. McGinley stated I wanted to say that while this is an extra sign, I know that we have several
complexes on South River Road that have different businesses and almost all of those have
identity signs for the building. Because when you go into a complex, it is very difficult to know
what door to go in, and this sign that they are requesting is appropriately small, you didn’t
overdo your request, which may have changed my mind. I think that the small sign identifying
that building as this tenant is appropriate.
Acting Chairman Newberry asked for further comments or questions from the Board.
Mr. McMahan asked Mr. Riley, could you talk more about the illumination of the sign relative to
the Zoning Ordinance. The staff report says that it is not clear. How do you plan on lighting it?
Mr. Riley asked the opacity of the sign? Mr. McMahan replied yes. Mr. Riley stated all of the
illuminated signs, which would just be the sign directly facing South River Road as well as the
sign on the north side facing the onramp, the only thing you will see at night are the white letters.
All of the colored areas in green and blue you don’t see those at night, so it meets the new
ordinance. And then the small sign, as Ms. McGinley referenced above the front door, is just a
metal frame, metal sign mounted about an inch off from the clapboard and doesn’t light up. It is
unlit.
Acting Chairman Newberry asked for comments or questions from the audience.
Aaron Noga, 151 Back River Road, stated I like the idea of having more signage just for the fact
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of people are liable to do less turn-arounds. There aren’t very many good places in that area to
turn around and traffic is already at a pretty high volume, high speed, so just having people have
to do less chance of illegal maneuvers on the street, I think, is beneficial.
Mr. Fairman stated so based on your answer to that question, you have no problem with a
condition applied to the waiver that the signs meet our illumination standards. Mr. Riley
responded correct; no problem.
Acting Chairman Newberry stated with no other comments, what is the pleasure of the Board.
We have a sign waiver request and the applicant has reviewed the Zoning Ordinance criteria that
is applied to sign waiver requests.
MOTION by Mr. Pincince that the Planning Board approve a waiver from Section 275-68
and Table 6 to allow a third wall sign for 163 South River Road, Lot 22-7 as shown on the
materials by Sign-a-rama of Concord, dated May 29, 2018 and June 20, 2018, as the
Planning Board finds that the applicant has shown substantial compliance with the purpose
statements of the Performance Zone, subject to the following precedent condition:
1. All signs on the structure shall comply with Section 275-73(M) of the Zoning
Ordinance, such that only graphics and lettering will appear illuminated during
dark conditions.
Mr. Hawkins duly seconded the motion. Vote taken - all in favor. Motion carried.

2. 35 Constitution Drive, LLC and 43 Constitution Drive, LLC (Owners) – Request to
amend a previously approved architectural plan and to amend conditions of a final site
plan approval granted by the Planning Board January 28, 2013 to construct a 44,000
square-foot office building addition and associated site improvements at 35 and 43
Constitution Drive, Lots 13-69 & 13-73, Zoned OF.
A staff report from Becky Hebert, Planning Director, dated July 16, 2018 as follows:
I.

Project Statistics:
Applicant:
Owners:
Proposal:

Location:
Existing Zoning:
Surrounding Uses:
II.

Riley Investment Properties
35 Constitution Drive, LLC & 43 Constitution Drive, LLC
Request for amendment to conditions of approval & approval of revised
architectural design for office buildings
35 & 43 Constitution Drive, Lots 13-69 and 13-73
“OF” - Office
Office

Background Information:

In February 2012, the Planning Board reviewed a conceptual site plan for the redevelopment of
35 & 43 Constitution Drive. The proposal at that time was to construct a 36,000 square foot
two-story office building adjacent to the existing building at 35 Constitution Drive, linked to the
existing building by a 3,350 square foot atrium. The concept included site improvements on both
properties to accommodate additional parking and to provide access to the lots.
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On January 28, 2013, the Planning Board approved a site plan for the construction of a 44,000
square foot addition to the existing general office building at 35 Constitution Drive with
associated site access, parking, drainage and landscape improvements at 35 & 43 Constitution
Drive (Lots 13-69 and 13-73). The approved plan includes extinguishing the existing lot line and
merging the two lots to create a single parcel of approximately 11 acres. The lots are currently
developed with buildings and parking areas.
On January 27, 2014, the Planning Board approved a 1-year extension for the conditions of the
2013 approval to be met.
On January 26, 2015, the Planning Board approved a 2-year extension for the conditions of the
2013 approval to be met.
On January 9, 2017, the Planning Board approved a 2-year extension for the conditions of the
2013 approval to be met.
On February 13, 2017, the Planning Board approved a modification to the conditions of
approval.
III.

Project Description:

This request is to amend a condition of Site Plan approval granted by the Planning Board on
January 28, 2013 for the construction of a 44,000 square foot addition (22,000 sq. per floor) to
the existing office building at 35 Constitution Drive. The project also included site access,
parking, drainage and landscape improvements at both 35 & 43 Constitution Drive (Lots 13-69
and 13-73). Please see the attached letter from Tom Riley requesting changes to the conditional
approval.
The applicant seeks to modify condition #14 which requires the applicant to pay the fair share
roadway contribution in the amount of $66,149 prior to the issuance of a building permit. The
applicant would like to modify the condition to allow this fee to be paid prior to the issuance of
the certificate of occupancy. The Land Development Control Regulations do not specifically
require payment prior the issuance of the building permit and staff does not object to the
payment of the fee at a later date. The standard condition typically requires payment prior to a
building permit, but the Board has been flexible in the past and recreation and school impact
fees are collected prior to the certificate of occupancy.
The applicant has also made changes to the proposed architecture. The addition is a two-story
steel framed building finished in red brick and EIFS to match the existing office building. The
building will have a brick base with horizontal banding patterns using the EFIS panels and
ribbon windows. The windows are aluminum with tinted glazing and oil rubbed bronze finished
frames. The new design is very similar to what was originally approved, but the brick, EFIS and
window placement has changed. Please see the attached image of the previously approved
design. The architect has provided a narrative describing the new plans. Staff doesn’t object to
the revised plans and feels the building will blend well with the existing structure as well as
other office buildings on Constitution Drive. However, it is not clear how the roof top
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mechanical equipment will be screened and the applicant will need to show this on the plan as a
condition of approval (condition #1).
IV.

Staff Recommendations:

Revision to Conditional Approval:
Planning staff recommends that the Planning Board amend condition #14 to read as follows
and all other conditions from the January 28, 2013 approval as modified on February 13,
2017 shall remain in effect for 35 Constitution Drive, LLC (Owner) and 43 Constitution Drive,
LLC (Owner), 35 & 43 Constitution Drive, Lots 13-69 and 13-73, Zoned OF in accordance
with the engineering plans prepared by Keach-Nordstrom Associates, Inc., last revised
November 10, 2017.
14. Prior to the issuance of the certificate of occupancy, a check made payable to the Town
of Bedford shall be submitted to the Department of Public Works for the Applicant’s fair
share contribution for improvements to Constitution Drive and other nearby intersections
in the amount of $66,149 as outlined in the memo from VHB dated January 2, 2013
minus the Route 101 and Route 114 calculations.
Revision to architecture:
Planning staff recommends that the Planning Board approve the revised architectural design
for the proposed office building at 35 Constitution Drive, for 35 Constitution Drive, LLC
(Owner) and 43 Constitution Drive, LLC (Owner) at 35 & 43 Constitution Drive, Lots 13-69
and 13-73, Zoned OF in accordance with the architectural plans prepared by Stone River
Architects, last revised December 2017.
1. The applicant shall revise the plan to illustrate how the roof top mechanical equipment
will be screened.
Chris Riley and architect Tony Mazaka from Stone River Architects were present to address this
request on behalf of the applicant.
Mr. Mazaka stated I believe the order is to approve the architectural changes for 35 Constitution
Drive. A short background: Stone River Architects took over the project from a past architect
who had done a schematic design that was given preliminary approval. Obviously as you draw
and make it a real drawing, things will change, hopefully for the better, in this order. This is a
44,000 square foot building, two stories, 22,000 square foot on each story, there will be a small
basement of mechanical space and storage, the building is going to be added onto an existing
building, and what we tried to do is follow that look throughout the new structure. A typical wall
section for the old building is brick base, storefront ribbon windows, brick in between the two
stories, ribbon window and a stucco efface banded cap, and a typical wall section in the new
building is a brick base, storefront ribbon windows, stucco in between the two stories, ribbon
window for the second floor, and then a stucco cap. To add some interest what we did is stepped
up the brick at the corners. The brick is going to be standard brick just to match the existing, the
stucco is going to be painted to match the existing, the storefront ribbon windows will be bronze
to match the existing, and to add some interest to the building what we did was created this
entryway, which is on the east side. I don’t think you can quite see this from the intersection
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coming in from I-293 to Route 101. We did add these steel and polycarbonate canopies, which
this pokes out a tad bit so you might be able to see this, the height is relatively the same as the
existing building, other than this main entrance, and then this secondary entrance on the north
side. The canopies all sort of match around the building and in general we feel that it goes with
the aesthetic of the Constitution Drive Park and the existing building.
Acting Chairman Newberry asked do you have a site plan handy that you could just show the
elevations on the site for everyone’s orientation? Mr. Mazaka replied I have the actual
elevations; I don’t have a site plan. Ms. Hebert stated there is a site plan preloaded on the laptop.
Mr. Mazaka stated this is the north side of the building, the main entry is here, sort of the back
side of Constitution Drive, but it is technically the front of the building, and that is this main
elevation that is posted.
Ms. McGinley stated I have a question with regard to what you just stated. What is the view
from Constitution Drive? Mr. Mazaka replied it is the lower left view that is posted on the
screen. We tried to keep the building fairly regular throughout all of the elevations. It is not
quite an entrance, it is more of an exit required by egress, but we dressed it up to look nice from
the Constitution Drive side, and this west elevation could become a secondary entrance. It is a
shell of a building, so if a tenant happens to lease out this side of the building, that would be their
main entrance. There are technically two main entrances, but this is the main entrance, the main
view, and that is just a large atrium space, which as you can see it is common area that will be all
lit up nice and that kind of thing.
Mr. Pincince stated I have a question; in our handout it is designated as old plan. Ms. Hebert
responded that is the originally approved architecture from 2013. Mr. Pincince replied okay.
Town Manager Sawyer stated the drawings you have on the screen now appear to be different
than the ones in our packet. There is the HVAC rooftop screening that we are seeing on those
elevations and our packet ones don’t have that. Mr. Mazaka responded yes, I meant to mention
that before I pulled that up. I had a request from the Board to show the screening the end of last
week and I should have asked if I could pull up the updated plan because I did add the screening
to the roof. The screening is just a standard aluminum louver in light gray to sort of match the
aesthetics. Town Manager Sawyer stated there was something I was missing in the drawings, so
I am glad to see you have added it in.
Mr. Pincince asked are there any plans for exterior lighting on the outside of the building? Mr.
Riley replied the existing building currently at 35 Constitution Drive does have exterior
uplighting in the corners. I can’t say at this time, because we haven’t tenanted this new building,
what we will do to balance the lighting, but it would be my assumption that they would want to
see the new addition balanced very closely with the existing so that it meshes together very well.
I would expect to see additional lighting to match what is already there. Mr. Pincince asked so it
is lights that are in the ground that are up-washing on the façade of the building? Mr. Riley
replied yes, they are wash lights. Mr. Mazaka stated as well as our construction drawings we
have general notes to light somewhat within the canopies, but we didn’t do the electrical
obviously. That is more of a design-build item. Mr. Riley stated wash lighting is fairly
consistent throughout Constitution Drive. I know 25, 35, 43, 47 currently all have them and I
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believe 15 also has it as well. Acting Chairman Newberry asked so does that wash lighting then
end up aimed such that there is minimal lighting firing at the sky? It is mainly patterned on the
building itself? Mr. Riley replied yes. Currently the way it is positioned there is a small soffit
and it doesn’t even go above it, it just flushes the corner. Ms. McGinley asked Ms. Hebert, is the
lighting for the doorway in the plan that was submitted to you? Ms. Hebert replied it is not in the
plan. The original site plan has a lighting plan that was approved as part of the package and we
could handle that as part of an administrative approval during construction if they haven’t yet
decided on the lighting. Any washing of the building would have to be downcast so that the light
is not shining upward illuminating the building but rather shining down from the soffit. Mr.
Mazaka responded sure; for example this is sort of the extent of, since it is a design-build job,
this is the north facing sort of the secondary entrance canopy and we would just sort of say lights
by the electrical consultant/contractor when they talk with the owner and the construction
manager of what light they should put there, but that typically is a downlight to shine on the
door. Ms. Hebert asked like a wall-pack downlight? Ms. McGinley responded right, but
wouldn’t we require that? Ms. Hebert replied we would. There is a site plan on file right now
that has been approved and it has wall pack lighting on the building and it is downcast. Ms.
McGinley stated it is important to have it lit but it needs to be downcast. Acting Chairman
Newberry asked so do you anticipate your lighting is going to essentially follow what is already
on file or will there be significant deviations from that? Mr. Riley replied I haven’t been
informed that there would be any modification to what was approved for the lighting. I think the
real intent, Mr. Chairman, with this application before you, was that we change the look of the
building a little bit, the architectural look of the building, and it was required to come back to the
Board as well as a request from the owners to modify Condition #14, which is in your packet as
well, but there hasn’t been any site lighting changes, there hasn’t been any site condition
changes, and all of the criteria and conditions that were approved by this Board are still in full
effect. It is really just a change of the look of the building.
Acting Chairman Newberry stated talk to us about the request to change Condition #14. Mr.
Riley stated the applicant is requesting to modify Condition #14, not to waive the condition or
lessen the condition, but rather just modify the time of payment of the condition so that the fair
share contribution will be paid prior to or at time of Certificate of Occupancy versus before we
even start the project or getting the permit.
Councilor Bandazian stated I don’t have a problem with the architecture. My concern is
facilitating the decoupling of site work with construction because too often I have said yes
willingly to doing site work and then seeing years of delay when a site is disturbed and it is a
blight on surrounding businesses. I guess I would like to hear what the extent of the delay is if I
am going to facilitate that, and I would be inclined to agree if there was a condition that a plan is
submitted to the Planning Department satisfactory to staff for loaming and seeding, disturbed
areas, weed control, filtration protection, just so we are not looking at a mound of dirt. Mr. Riley
responded the concern is absolutely valid, and as you are aware, we have a strong interest on
Constitution Drive with other facilities, as well as protecting our tenants in our existing
buildings. What the ownership is trying to do with this project, and anyone who is familiar with
Constitution Drive and where this building sits knows there is interconnected parking lots
between 43 Constitution Drive and 35 Constitution Drive currently. The site work component
for the addition to 35 Constitution Drive, which we have always labeled 39 but it is really just
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part of 35 Constitution Drive, involves regrading and resurfacing, and new site lighting of all of
those parking lots. They are asking for the fee to be paid at a later date, which does open you up
potentially to what if the building never gets built or if it is five years down the road, you are
talking about a very small envelope that won’t be brought to completion and that envelope is
exactly just where the building sits. So all of the site work, paving, site lighting, new parking
fields per the approved site plan are scheduled to take place almost immediately, pending where
the Board goes, so that is all going to be complete. The building won’t be constructed until we
have a tenant and that is really market driven. Our intent is to have this facility ready to go and
be able to put up a building faster than anybody else in town should that new R & D company or
national office company or any facility that wants to occupy from zero to 44,000 square feet
comes to Bedford, wants new construction but doesn’t want to wait the two-year process it
would take from scratch to build new construction. As far as loaming and seeding, any disturbed
area that is not completed as part of the site work project, ownership wouldn’t have any issue
with that.
Ms. Hebert stated I just want to clarify a couple of things. The request is to modify Condition
#14, which requires the payment of their fair share roadway fee, which is similar to an impact
fee, prior to their Certificate of Occupancy rather than prior to their issuance of building permit.
At this point 35 Constitution Drive, or 39 Constitution Drive, has a signed site plan and they are
authorized to start site work regardless of when the building permit gets issued and prior to
getting that site plan signed. We have taken a financial guarantee for erosion control and site
stabilization and we have collected fees for inspections and the site is ready to go, it is ready to
start construction and the request here is to just modify the timing of that payment. We are not
changing when they can start construction or encouraging them to start construction prior to
building the building, they are already on the ground doing some work and we have monies in
place to secure the erosion control and the site stabilization should they stop work for some
reason and we need to stabilize the site or secure the site for safety reasons. Acting Chairman
Newberry stated thank you for that clarification.
Acting Chairman Newberry asked for further comments or questions from the Board or
comments or questions from the audience. There were none.
MOTION by Ms. McGinley that the Planning Board amend Condition #14 to read
as follows and all other conditions from the January 28, 2013 approval as modified
on February 13, 2017 shall remain in effect for 35 Constitution Drive, LLC (Owner)
and 43 Constitution Drive, LLC (Owner), 35 and 43 Constitution Drive, Lots 13-69
and 13-73, Zoned OF in accordance with the engineering plans prepared by KeachNordstrom Associates, Inc., last revised November 10, 2017.
14. Prior to the issuance of the Certificate of Occupancy, a check made payable
to the Town of Bedford shall be submitted to the Department of Public
Works for the Applicant’s fair share contribution for improvements to
Constitution Drive and other nearby intersections in the amount of $66,149
as outlined in the memo from VHB dated January 2, 2013 minus the Route
101 and Route 114 calculations.
Mr. Pincince duly seconded the motion. Vote taken - all in favor. Motion carried.
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MOTION by Ms. McGinley that the Planning Board approve the revised
architectural design for the proposed office building at 35 Constitution Drive, for 35
Constitution Drive, LLC (Owner) and 43 Constitution Drive, LLC (Owner) at 35
and 43 Constitution Drive, Lots 13-69 and 13-73, Zoned OF in accordance with the
architectural plans prepared by Stone River Architects, last revised December 2017.
1. The applicant shall revise the plan to illustrate how the roof top mechanical
equipment will be screened.
2. All lighting that is not shown on the new plans shall be submitted and
approved by the Bedford Planning Staff and additional lighting as required
by the Bedford Planning Staff shall be installed by the applicant.
3. Plans shall be submitted to and approved by the Bedford Planning Staff for
the lighting at the entryways.
Mr. Pincince duly seconded the motion. Vote taken - all in favor. Motion carried.

3. L&A Realty, LLC c/o Bank of America (Owner) – Request for site plan
approval to convert an existing 3,250 square-foot barn to retail and warehouse
uses at 46 South River Road, Lot 12-1, Zoned PZ.
A staff report from Becky Hebert, Planning Director, dated July 16, 2018 as follows:
I.

Project Statistics:
Owners:
L&A Realty, LLC c/o Bank of America
Proposal: Change of Use
Location:
46 South River Road (Lot 12-1)
Zoning: “PZ” – Performance Zone
Surrounding Uses: Office & retail buildings
II. Background Information:
The property is located at the northwest corner of the Palomino Lane/South River Road
intersection. The Planning Board approved a site plan in October 1988 for the conversion of a
house and barn to a 5,500 square foot bank with a drive-through. The 3,250 square foot barn
was proposed to be converted to a two story office building, but the improvements were never
finalized. Bank of America is the current bank tenant and the barn is vacant.
III. Project Description:
The applicants are seeking a Change of Use site plan approval from the Planning Board to
convert the existing barn to a retail and warehouse use. The ground floor (1,850 sq. ft.) would
be used for retail space and the mezzanine (1,400 sq. ft.) would be utilized as storage space. The
site is accessed via a single existing driveway off of Palomino Lane.
Under the Town’s Land Development Control Regulations, the parking requirement for the
existing bank and proposed retail/warehouse use is 30 spaces. The applicants have provided an
updated site plan indicating that the existing parking lot accommodates the required number of
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parking spaces. The property has 33 parking spaces, including two handicap accessible spaces,
which meets the minimum requirement under the Americans with Disabilities Act. The applicant
will need to install the required signage to identify the handicap parking spaces (condition #4).
There are no proposed modifications to the site or the exterior of the building. The building is
painted gray with white trim to match the bank. There is a prominent glass wall on the south
façade and modernized windows on the other sides of the building. Although from the exterior,
the building appears to be ready for occupancy, the interior of the structure is unfinished with
exposed barn beams. If the applicant wishes to make significant modifications to the exterior
façade in the future, they would need to return to the Planning Board for approval. The existing
sewer, water and electric/telecommunication utilities have not been shown on the plan. Staff is
requesting this information be provided as a condition of approval (condition #5).
There is a dumpster in one of the parking spaces behind the barn, as a condition of approval, the
applicant will need to enclose the dumpster or remove it from the site (condition #3).
A traffic memo was submitted together with the site plan application (see attached). The study
indicated that the proposed use is expected to generate 7 vehicle trips on the average weekday
PM peak hour (3 arrivals and 4 departures). Based on the information provided in the traffic
memo, the project does not create enough additional vehicle trips to warrant a more detailed
traffic study and the change of use will not negatively impact traffic along South River Road.
The project is within the South River Road corridor improvement project and will need to pay a
fair share contribution towards the roadway improvements (condition #6). VHB has calculated
the project cost to be $3,914 (see attached).
IV. Waivers:
The applicant has requested the following waivers to the Land Development Control
Regulations:
1. Section 316.1.10, to not provide a topographic plan because there are no exterior
improvements proposed;
2. Section 317.1.4, to not provide a benchmark on the existing conditions survey the
benchmarks are listed and shown on the cited reference plans;
3. Section 317.1.31.1, to not provide the location of the existing stormdrains and utility lines
(sewer, water, electric & telecommunication) on the plan; and
4. Section 317.1.26, to not provide a drainage report because there are not changes
proposed to the existing system.
With the exception of waiver #3 regarding the utilities being shown on the site plan, staff does
not object to the waivers because most of these items are not typically provided on change of use
plans, especially when no new construction is proposed. Staff would like the utilities shown on
the plan because the building has never been approved for occupancy and it is unclear where the
existing utilities are located and if they are sufficient for the commercial use.
V. Staff Recommendations:
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The Planning Staff recommends that the Planning Board grant final approval of the Change
of Use Site Plan for the conversion of the existing barn to a retail/warehouse uses for L & A
Realty, LLC, 46 South River Road, Lot 12-1, Zoned PZ, as shown on plans prepared by TF
Moran, Inc., last revised May 31, 2018, with the following precedent conditions to be fulfilled
within one year and prior to plan signature:
1. Any waivers granted by the Planning Board shall be noted on the plans.
2. The Director of Public Works and the Planning Director shall determine that the
Applicant has addressed all remaining technical review comments to the Town’s
satisfaction.
3. The existing dumpster shall be enclosed with a fenced enclosure or the dumpster shall be
removed from the site.
4. Handicap parking signs, in accordance with the Americans with Disabilities Act, shall be
installed for the existing handicap parking spaces.
5. The location of the existing sewer, water and electric/telecommunication utilities shall be
shown on the plan.
6. Prior to a building permit being issued, a check made payable to the Town of Bedford
Department of Public Works in the amount of $3,914 for the Applicant’s fair share
contribution to the South River Road improvement project.
7. Prior to the issuance of a certificate of occupancy for the building, the Applicant shall
pay the sewer accessibility fee.
Jeff Kevan, T. F. Moran, was present to address this request for final approval of a change of use
site plan on behalf of the applicant.
Mr. Kevan stated this proposal is pertaining to the property at 46 South River Road and
Palomino Drive, which is where the Bank of America is currently. Currently there is a 1,878
square foot called a barn building but the exterior has been kept up as clapboard, there is a fair
amount of glass and so forth, and the proposal would be to have that vacant building approved as
retail space. They are talking with some people with a gift shop type use. The exterior changes
would be no real improvements to the exterior of the building, they may clean up the cupola that
is on the top of that building, but there would be no change to the appearance of the structure
itself. It has been painted to match the bank building, and as far as parking and so forth, there is
adequate parking to accommodate this use on a site. The interior of the building right now is
basically a shell. It is post-and-beam, all that is exposed, I did have the owner talk to Wayne
Richardson to find out what he would need to do on the interior fit-up of the building to
accommodate this so he has done that, and he originally thought that there was sewer and water
services to the building, there is an electric service to it, there is a small water line from the bank
building, so after I crawled around the basement a little bit I found that we would have to have
new services for sewer and water and we have agreed with staff that we would work with Public
Works and work out the details of those two services. Other than that you are looking at the only
improvements on the site are to add some handicap parking signs and right now there is a
dumpster that they have just placed kind of in a couple of parking spaces, so we would take one
of those islands and create an actual dumpster area and enclosure. That is the proposal and I will
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take any questions that you have.
Mr. Foote asked is the water and sewer going to entail cutting into the pavement on South River
Road? Mr. Kevan replied I think water can come off from Palomino Drive. There is sewer
across the front and it runs kind of under the sidewalk or adjacent to the sidewalk, so we would
look to see if we could obviously stay out of the South River Road pavement that you just did a
few years back and stay off pavement. The other thing the owner had mentioned that he thought
there was a service that ran west to east across the northern part of their site, that they had given
the rights to their neighbor, but I was unable to find anything, but if we could tie into that, we
would, so we would research that and see if there is a possibility of getting into that. Mr. Foote
stated the Town Council voted to not allow any pavement cuts for five years, so be cognizant of
that. Mr. Kevan responded okay.
Town Manager Sawyer asked do you know why those weren’t put in place when the building
was first occupied? Mr. Kevan replied I don’t know that this barn building was ever occupied. I
think the bank cleaned it up and kept it good from an appearance standpoint, but I don’t think it
was ever occupied from looking at it. Like I said, there is an electrical service that runs on the
north side of that building but that is the only service I could find. Like I said, there were two
lines that run between the two buildings but I contacted Manchester Water Works and they
wouldn’t allow us to service two buildings off from one water service. Acting Chairman
Newberry stated Town Manager Sawyer, I don’t think that was ever occupied. Town Manager
Sawyer responded I know it wasn’t, but when the bank was occupied and the site plan says there
was office space. Does the original site plan show how the utilities would be connected? Mr.
Kevan replied I don’t believe they did but I am not positive. Ms. Hebert stated the original site
plan was 1988 so it is an old blueprint and it shows the barn as a proposed office use.
Ms. McGinley asked what will be the use? Mr. Kevan replied a small retail type user. Like I
said, they have talked to a gift shop type of user at this point, but we will have to see when he
finishes the interior if they are still interested or around. It will be a small dry good retail user.
Ms. McGinley asked the question is how can you determine trip generation, which may affect
the other requirements we may have, when you don’t know who is going in there. For instance,
if it turned out to be something like a coffee shop, you would have a lot of users. Mr. Kevan
responded right, we are asking for it to be approved as a dry good retail user not a coffee shop or
anything like that. Ms. Hebert stated if it were a coffee shop, it would need to come back for a
change of use and there would be an additional payment based on that increased traffic. Ms.
McGinley asked dry goods is enough of a description to feel confident that there is not going to
be a more user of car trips than we currently have in our packet? Ms. Hebert replied it is
proposed for that kind of general retail use, for some type of dry good or gift shop user, not a fast
food restaurant or some other type of high traffic generator. Mr. Pincince stated T. F. Moran did
a trip generation on this project so I had similar questions that if it was a coffee shop I am not so
sure it would work on this particular site. Ms. Hebert responded coffee shop is not considered
retail. Mr. Pincince stated they must have some idea as to who is going in there. Acting
Chairman Newberry asked so both the traffic generation and the parking calculations are based
on retail use? Mr. Kevan replied yes. Ms. Hebert stated it is specifically a general retail use
category. Mr. Kevan stated if they wanted to put an office space or a restaurant or something,
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we would have to come back.
Acting Chairman Newberry asked what are the plans around signage? Mr. Kevan replied I don’t
think he has gotten that far. There is only one face that you really can see and that is the corner
that faces the intersection, and it would be signage that would comply with your standards,
building mounted. Acting Chairman Newberry asked nothing out on the pedestal on South River
Road or Palomino Drive? Mr. Kevan replied not that I am aware of, no.
Ms. McGinley stated I am still a bit uncomfortable with the description of the use being as vague
as it is. Ms. Hebert responded it is similar to any shopping plaza where we identify a retail unit
or a retail tenant and we don’t know who is moving in, but it might become like thinking about
the Bedford Shops along Route 101 is a good example where you have some retail tenants, some
office tenants, there is a gift shop in there that will fall under a retail use category. Woodbury
Court is another example where you have some retail users, some office users, some restaurant
users. This is just a general retail use, so it could be a gift shop, it could be a clothing store, it
could be anything that just generally sells goods. It couldn’t be specifically a pharmacy and it
could not be specifically a restaurant or some type of use that is otherwise identified in more
specific terms.
Ms. McGinley asked you are comfortable with the traffic coming off from Palomino Drive and
that very busy intersection from Washington Place, which is always busy? Ms. Hebert replied I
am because it is signalized; yes. Mr. McMahan stated some time ago they changed the traffic
flow for the left turn and it made it much safer. Ms. McGinley responded I know but it is still a
very busy intersection.
Acting Chairman Newberry stated my question would be is the Board and staff comfortable with
moving forward with this without any detail on how and when utilities will be addressed. Ms.
Hebert stated it is new information for us to learn that the utilities are not onsite, so I think we
may want to modify Condition #5 to say ‘The proposed location of the sewer, water and
electric/telecommunication utilities shall be shown on the plans and coordinated with Public
Works.’ Mr. Pincince stated but there are restrictions to where sewer can go. Mr. Kevan
responded yes. Ms. Hebert responded yes. Mr. Kevan stated the bank service is right out the
front where there is now a wall area, so it is not like we can sneak around and tie into it. Two
options is either get into it off pavement off from South River Road at that corner or if there is a
service on the north side we will get into it there. Mr. Pincince asked there is nothing in
Palomino Drive? Mr. Kevan replied no. Acting Chairman Newberry asked is that location
required to hooked up to sewer? Ms. Hebert replied they would be required to hook up to sewer.
Mr. Kevan stated it will have bathrooms. Part of it would be we would have to build a couple of
bathrooms in it and so forth. Ms. Hebert stated the building is bare inside; it is barn-like on the
inside even though it looks finished from the outside. Acting Chairman Newberry stated I was
just confirming in my own mind that they are required to hook up to sewer as opposed to a septic
system. Ms. Hebert stated now that I have had a minute to think about it a little bit more, you
could change Condition #5 could say ‘A utility plan for the proposed construction of the water
and sewer utilities shall be provided and approved by Planning and Department of Public Works
staff.’ Acting Chairman Newberry responded I think that condition addresses the issue. Ms.
McGinley stated it is just the sewer and the water because electric service is there.
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Acting Chairman Newberry asked for further comments or questions from the Board and
comments or questions from the audience.
Diane Sage stated we own a gift shop in Bedford right now and we have been seeking interest in
this space. We are a retail shop and we sell things like purses, jewelry, home good type stuff, no
coffee or anything like that. Dry goods. Mr. Pincince asked so the storage that was indicated for
the second level would be storage for your operation? Ms. Sage replied correct. We were
thinking like a loft for storage. Acting Chairman Newberry stated thank you for the information.
Mr. Kevan stated there are a few waivers to act on. Councilor Bandazian asked is Waiver #3
pretty much moot at this point? Ms. Hebert replied yes. Mr. Kevan replied yes. The three
waivers and as far as the topography, we will provide the necessary topography for those utility
services, but, again, we weren’t doing any other improvements onsite so that is why we didn’t go
out and survey topography and so forth. The second one is a benchmark and the last one with no
changes to the exterior except for those couple of small items and we didn’t do a drainage
analysis. Acting Chairman Newberry stated it sounds like we really don’t want to grant the
waiver for Section 316.1.10. Town Manager Sawyer stated you are going to need elevations for
your sewer line design. Mr. Kevan responded yes; we would typically just do where we were
going to do the sewer. I just didn’t want to survey the whole site if we didn’t have to. Like I
said, until a week ago or so I had been told that the utility services were there and I didn’t go out
and check them until then.
Acting Chairman Newberry stated I have a question for staff. Would we consider granting that
waiver and then put a condition that necessary topography for installing water and sewer needs
to be added to the plan. Ms. Hebert replied yes. Town Manager Sawyer responded that would
be included in Condition #5 that was being discussed. The utility plan would have to show all
that level of detail pretty much. Ms. Hebert stated it would have to show the elevation of the
sewer line and the pitch. Town Manager Sawyer stated the waiver really covers the whole rest of
the site that they are not doing any other work on. Acting Chairman Newberry asked so we want
to continue consideration of what is currently listed as Waiver #1, Section 316.1.10? Ms. Hebert
replied I think it is fine to waive it. Ms. McGinley asked so Condition #5 would just pertain to
electric and telecommunication? Ms. Hebert replied Condition #5 would pertain to the sewer
and water and the utility plan for the construction of the sewer and water utilities. Ms. McGinley
asked so it would stay the same? Ms. Hebert replied it would be say ‘A utility plan for the
installation of the sewer and water shall be provided.’ Acting Chairman Newberry stated we are
talking Condition #5 of the proposal not the waivers. I just want to make sure everyone is clear.
Acting Chairman Newberry stated so it sounds like we have three waivers and those are as
currently numbered 1, 2 and 4 on the staff report. Ms. Hebert replied yes.
MOTION by Ms. McGinley that the Planning Board grant the following three
waivers from the Bedford Land Development Control Regulations:
1. Section 316.1.10, to not provide a topographic plan because there are no
exterior improvements proposed.
2. Section 317.1.4, to not provide a benchmark on the existing conditions survey
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the benchmarks are listed and shown on the cited reference plans.
3. Section 317.1.26, to not provide a drainage report because there are no
changes proposed to the existing system.
Town Manager Sawyer duly seconded the motion. Vote taken - all in favor. Motion
carried.
Acting Chairman Newberry stated let’s get straight on what modifications we have to make on
the conditions and then we can make a motion. Ms. McGinley stated in my notes I have
Condition #5 to reach ‘Have it only pertain to the proposed location of
electric/telecommunications utilities as shown on the plan and to coordinate with Public Works.’
Is there anything in Condition #5 if we take out the water and sewer that needs to go to Public
Works? Ms. Hebert replied Condition #5 was going to be modified to just provide a utility plan.
Acting Chairman Newberry stated if we make it a utility plan, it will cover utilities. Ms.
McGinley stated there was discussion about something additional but I didn’t note it. Acting
Chairman Newberry asked does anyone else have another condition that we touched on. Mr.
Pincince asked what about the dumpster? They were going to eliminate a parking spot. Mr.
Fairman stated it is a condition already. Acting Chairman Newberry asked is the Board
comfortable with those modifications to the conditions? Mr. Fairman asked is there a timing
requirement on the providing a utility plan? Ms. Hebert replied it would be prior to plan
signature.
MOTION by Town Manager Sawyer that the Planning Board grant final approval
of the Change of Use Site Plan for the conversion of the existing barn to a
retail/warehouse uses for L & A Realty, LLC, 46 South River Road, Lot 12-1, Zoned
PZ, as shown on plans prepared by T. F. Moran, Inc., last revised May 31, 2018,
with the following precedent conditions to be fulfilled within one year and prior to
plan signature:
1. Any waivers granted by the Planning Board shall be noted on the plans.
2. The Director of Public Works and the Planning Director shall determine that
the Applicant has addressed all remaining technical review comments to the
Town’s satisfaction.
3. The existing dumpster shall be enclosed with a fenced enclosure or the
dumpster shall be removed from the site.
4. Handicap parking signs, in accordance with the Americans with Disabilities
Act, shall be installed for the existing handicap parking spaces.
5. The proposed location of the sewer, water and electric/telecommunication
utilities shall be shown on the plan and approved by the Planning Director
and the Director of Public Works.
6. Prior to a building permit being issued, a check made payable to the Town of
Bedford Department of Public Works in the amount of $3,914 for the
Applicant’s fair share contribution to the South River Road improvement
project.
7. Prior to the issuance of a certificate of occupancy for the building, the
Applicant shall pay the sewer accessibility fee.
Mr. McMahan duly seconded the motion. Vote taken - all in favor. Motion carried.
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4. Manchester Boys and Girls Club (Owner) – Request for site plan approval to
demolish and rebuild facilities for the Camp Foster summer day-camp and
associated site improvements, including construction of new classroom pavilions,
athletic courts and lighted fields, a performance stage and pool house, and to
expand the use to include rental of the facility for special events, including
intramural sports, corporate retreats, weddings, and other events at 36 Camp
Road, Lot 39-19, Zoned R&A.
A staff report from Mark Connors, Assistant Planning Director, dated July 16, 2018 as follows:
I. Project Statistics:
Applicant/Owner:
Manchester Boys and Girls Club
Proposal: Request for site plan approval to demolish and rebuild facilities for the
Camp Foster summer day-camp and associated site improvements,
including construction of new classroom pavilions, athletic courts and
lighted fields, a performance stage and pool house, and to expand the use
to include rental of the facility for special events, including intramural
sports, corporate retreats, and other events.
Location:
36 Camp Road (Lot 34-19)
Existing Zoning: “R&A” Residential & Agricultural
Surrounding Uses: Summer camps, residential
II. Background Information:
Lot 34-19 is a 19.42-acre lot on Camp Road that appears to have been utilized as a summer
camp since at least the 1930s, decades prior to the adoption of the Town’s first Zoning
Ordinance. The Manchester Boys and Girls Club has long utilized the property as a summer
day-camp. Children are bused from the Manchester clubhouse to the Bedford facility for
approximately 10 weeks in the summer coinciding with school summer vacation. The property
includes several open-air cabins, a large pool, a central hall, a boat house and a soccer field.
Sandy Pond occupies the easternmost portion of the parcel.
In 1997, the Planning Board approved a lot line adjustment between this parcel and the
neighboring lot, Lot 34-21, a summer camp operated by the Swift Water Girl Scout Council.
More recently, on June 11, 2018 the Planning Board held a conceptual review for the site plan.
On June 19, 2018 the Zoning Board granted a variance to allow an expansion of a nonconforming use and to allow the rental of the facility for special events, including intramural
sports, corporate events, weddings, and other functions. Several abutters addressed the Board at
that meeting. No significant objections were raised at the meeting about the day-camp use,
however concerns were aired primarily about the rental of the site for private events, including
noise and traffic issues associated with such uses. Other concerns included the potential loss of
the rustic nature of the camp due to the renovations, dust generated from Camp Road, and safety
issues associated with the Camp Road and Back River Road intersection. The Zoning Board
granted the variance without conditions. Minutes from the Zoning Board hearing are included in
the Planning Board packets.
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On July, 11, 2018, the Planning Board held a site walk in anticipation of hearing this
application.
III. Project Description:
The applicant is proposing to demolish the existing Camp Foster facilities and redevelop the
summer camp facility and make several improvements, including:









A 5,000 square-foot main building
A 1,425 square-foot pool house
Four small pavilions and two large pavilions (with spaces for two additional large
pavilions engineered)
A stage structure with outdoor seating
A series of brick paver and gravel paths traversing the site
An improved soccer and softball flex field space with exterior lighting
A new basketball court, beach volleyball court, and playground
An existing poolhouse located within a 50-foot wetland setback will be repaired but not
replaced

All of the structures will be seasonal in nature, with most of them open air type facilities. Camp
Foster currently serves 410 campers, and the proposed improvements will allow the camp to
expand to serve a maximum of 470 children. The improvements will also allow the applicant to
bring the facility up to current health, life safety and fire codes, ADA requirements, and to meet
current stormwater requirements.
Camp Road
Camp Road is a dead-end road serving several major seasonal recreation and institutional
users, including the Global Premier Soccer field facilities, the Swift Water Girl Scout Council
summer camp, Camp Foster, and Camp Allen, a summer camp for children with disabilities.
Camp Road is approximately 3,500 feet from its intersection with Back River Road to Camp
Allen at its end. The road is a narrow, dirt thoroughfare and endures heavy seasonal use do to
the nature of the property uses.
The Town has expressed concern to the applicant regarding heavy use of the road during the
summer months, emergency response access, periods of inadequate maintenance of the road,
dust control of the road, and the safety of the Camp Road and Back River Road intersection due
to the ‘V’ nature of the junction, which can limit sight distances.
The applicant has submitted a draft Memorandum of Understanding negotiated with other
property owners along Camp Road to formalize a maintenance agreement to share
responsibilities for the care of Camp Road (see draft MOU document). The agreement requires
grading of the road on or around May 1, July 1 and September 1 of every year and an annual
road application of calcium chloride to control dust. Staff would recommend that the
Memorandum of Understanding be amended to include two additional applications of calcium
chloride. Staff would also recommend amending the agreement to require regrading or
improvement of the road within 10 days of being instructed to do so by the Bedford Fire Chief
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should a life safety issue arise. Staff would also recommend formalizing the agreement such that
is a recorded document (Condition #10).
It should be noted that the Town has expressed a strong desire to have Camp Road further
improved and paved. The applicant has indicated such improvements are cost prohibitive, but
the Club is in preliminary discussions with the U.S. Army Corps of Engineers regarding
improvements to the road, which may include paving. Staff would strongly recommend that the
applicant continue discussions with the property owners along Camp Road regarding a feasible
plan to pave and improve the road with the assistance of the U.S. Army Corps of Engineers.
In discussions with the Department of Public Works and the Fire Department, the intersection of
Camp Road with Back River Road has repeatedly been cited as a concern. The intersection is
oriented in a V-shape and is surrounded by vegetation, which significantly limits site distances.
The intersection was improved as part of the GPS Soccer Fields approval, however it is clear
those improvements were not sufficient to address the underlying issues, particularly in light of
additional traffic demands on the road.
Staff would recommend that the applicant submit a plan to improve the geometry of the
intersection and to trim or remove surrounding vegetation. That plan would be reviewed and
approved by the Planning and Public Works Directors (Condition #6). The intersection
improvements will need to be installed prior to a Certificate of Occupancy being issued for the
camp (Condition #16).
Private Events
The applicant is requesting to rent the day-camp facilities out for private events, including for
corporate events, intramural sports, weddings, and other functions. The applicant notes that the
facility has historically been available for private rentals, but has not been utilized significantly
in recent years due to the state of the current facilities. During the Zoning Board meeting in
June, the applicant noted that for the entire season of 2017, the facility was only utilized for a
single social club outing, a single family reunion, and the rental of the softball field to a law firm
for weekly games. The applicant is requesting permission to now rent the facility for a maximum
of 120 private events each year, including 80 events during evening hours and 40 events during
weekday hours.
Staff does not object to the applicant seeking to recoup some of its day-camp capital and
operating costs through facility rentals, however staff is concerned regarding the scale of this
proposed use. The Camp Foster day-camp currently meets for 11 weeks of the year and a total of
54 days. The proposed rental of the facility for a maximum of 120 days eclipses the day-camp
use more than two-fold and the current rental of the facilities approximately tenfold. In the
opinion of staff, Camp Road and the Camp Foster driveway and parking area (which includes
only 62 spaces) are not designed for frequent large-scale events and the rental of the facility
should be limited to an accessory use. Additionally, the Assessing Department has informed staff
that the use of the facility for private events may impact the tax exempt status of the property.
Staff would recommend placing limiting the rental of the facility for private events as follows
(Condition #4):
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1.) A limit on the rental of the facility for private events, not including intramural sports
games, to no more than two events in one week, and a cumulative total of no more than
40 events in one year.
2.) A limit on the capacity of private events to no more than 100 persons.
3.) Limiting the hours of private event rentals to no earlier than 8 am and no later than
10 pm and to periods when the day-camp is not operational.
4.) Requiring private events which include alcohol consumption to include a police detail
and to comply with all Town and state requirements associated with the provision of
alcohol.
5.) A prohibition on the use of public announcement systems during private events.
Parking
The day-camp use generates limited vehicular traffic as it relies on a system of shuttle buses
ferrying children in the mornings and afternoons from the Manchester clubhouse to Camp
Foster. The site plan shows a flex athletic field space that could be used for baseball/softball or
soccer, but not for both sports simultaneously. The Town does require a minimum of 60 spaces
for a soccer field. Bedford does not include a summer camp use in its parking requirements, and
the applicant has utilized the day-care standard, which was utilized when Camp Allen came
before the Planning Board several years ago. Based on 17,000 square-feet of the day-camp,
along with the 60 spaces required for the athletic field, a minimum of 120 parking spaces would
be required and the applicant is requesting a waiver from the parking requirements to only
provide 62 spaces. Staff is not concerned about parking associated with the day-camp as it relies
on a shuttle bus system that eliminates the need for most parking. If the applicant were to
propose a change to its transportation system, the applicant would need to re-apply for the
waiver from the Planning Board (Condition #19).
Staff would recommend including a condition to the approval requiring the applicant to maintain
all parking fully on-site and keeping the driveway and all access points clear and unimpeded to
allow the efficient flow of two-way traffic (Condition #9).
Lighting & Utilities
The applicant is requesting exterior pole mounted lighting to serve the main pavilion and the
basketball and beach volleyball courts, including five lights along the pavilion walkway and six
lighting the athletic courts. These lights will stand at between 13-feet and 25-feet and are fully
downcast and staff takes no objection.
Additionally, the applicant is requesting 44 LED floodlights supported by approximately eleven
60-foot tall poles to light the flex soccer and baseball field space. Staff has reservations about
permitting commercial-style lighting of this nature and particularly at this height in a residential
area. The athletic fields are located near Sandy Pond and staff is concerned the lighting will
extend some distance and be visible to surrounding residential areas, particularly those across
the pond. Lighting of this nature will also impact the character of the facility, which has been
characterized by its rustic nature. The Planning Board should discuss this issue in greater detail
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with the applicant. Staff would recommend eliminating the 60-foot stadium-style flood lighting
(Condition #14).
The plans show underground electric serving the camp in addition to upgraded well and septic
facilities. The applicant notes that it is exploring adding solar panels to Spear Hall and the
poolhouse. The applicant will need to provide details for the solar facilities to the Planning
Department if it elects to pursue them (Condition #13). The plan shows a screened double
dumpster enclosure on the north side of the property. All refuse will need to be stored inside or
within the enclosure.
Drainage
The applicant has submitted a Stormwater Plan with its application. The site is large enough that
it requires an Alteration of Terrain permit from the NH Department of Environmental Services.
The plan shows reduced flows in a 25-year storm event under post-development conditions,
meeting the Town’s requirement. The applicant proposes two underground stormwater
infiltration systems to collect and treat stormwater generated from the site. The Town’s
consulting engineer, VHB, has reviewed the stormwater plan and only a few minor technical
comments are outstanding for the applicant to address before plan signature.
Architecture
The applicant has included building elevations for all of the proposed structures on the site
including for Spear Hall, the poolhouse, lean-to structures, and stage pavilion. The structures
include facades of wood and concrete blocks. Aside from the poolhouse, all of the facilities are
open air in nature.
The new facilities will certainly represent a significant improvement for the camp’s users,
although their more modern appearance will represent a significant shift from the log cabin style
facilities currently at the site.
Sign
The plans show a gateway structure at the entrance of the pedestrian pavilion with an overhead
eight square-foot Camp Foster sign. The sign would require a Conditional Use Permit because it
stands 14’ tall and Bedford limits all signs to no higher than 10’. The applicant has also been in
discussions with staff regarding additional signage, and staff would recommend that the
applicant return to the Planning Board at a later date with a Conditional Use Permit application
for the requested signage. As such, signage should be removed from the site plans (Condition
#12).
Application process
Camp Road is a Class VI Town road. Although Camp Road is a public road, the Town is not
required to maintain it under state law and Bedford does not maintain the road. However, under
RSA 674:41, I(C), the issuance of a building permit along a Class VI road requires approval by
the Town’s governing body, the Bedford Town Council. As a condition of site plan approval, the
applicant will need to seek Council approval for the building permit and release the Town from
maintenance or liability of the road (Condition #7).
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IV. Waivers:
The applicant is requesting the following waivers of the Zoning Ordinance and the Land
Development Control Regulations (see letter from Brian Pratt of CLD/Fuss & O’Neil):
1. Section 322.1.8 to waive the requirement to provide a landscaping plan and to set aside
five percent of the internal space of a parking lot for green areas.
2. Section 322.2.2 to allow 62 parking spaces where 120 spaces are required.
3. Section 321.1.5 to allow a gravel driveway and parking area for seasonal use.
Provided that the use is a day-camp located in a wooded area and that its use for private events
is limited, staff has no objections to the proposed waiver requests. The camp and athletic fields
are surrounded by mature vegetation and staff would recommend that healthy mature vegetation
on the peripheries of the property be maintained (Condition #15). As noted in this report, staff
would recommend that the applicant return to the Planning Board for re-approval of the parking
waiver if the day-camp shuttle bus system is reduced or eliminated (Condition #18).
V. Staff Recommendation:
Planning staff recommends that the Planning Board grant approval of the site plan to
redevelop the Camp Foster day-camp facilities at 36 Camp Road, Lot 34-19, in accordance
with the engineering plans prepared by CLD/Fuss & O’Neil last revised June 28, 2018, with
the following conditions to be fulfilled within one year and prior to plan signature, and the
remaining conditions of approval to be fulfilled as noted:
1. In the event that the Planning Board approves the waivers, the plan shall be updated to
list any waivers granted as approved.
2. The Director of Public Works and the Planning Director shall determine that the
applicant has addressed all remaining technical review comments to the Town’s
satisfaction.
3. The NHDES Alteration of Terrain Permit shall be obtained and the approval number
noted on the plan.
4. The Applicant shall submit any outstanding engineering review fees, if any, to the
Planning Department.
5. The use of the facility for private events shall be limited as follows:
a. The rental of the facility for private events, not including intramural sports games,
shall include no more than two events in one week, and a cumulative total of no more
than 40 events in one year.
b. The capacity of private events shall be limited to no more than 100 persons.
c. Private event rentals shall occur no earlier than 8 am and run no later than 10 pm
and shall not be permitted during hours when the day-camp is operational.
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d. Private events which include alcohol consumption shall include a police detail and
shall comply with all Town and state requirements associated with the provision of
alcohol.
e. The use of public announcement systems during private events shall be prohibited.
6. The Applicant shall provide a plan for the improvement of the intersection of Camp Road
and Back River Road to be reviewed and approved by the Planning and Public Works
Directors.
7. In accordance with RSA 674:41, all building permits for construction will need to be
approved by the Town Council.
8. A performance guarantee in an amount approved by the Town for onsite maintenance of
erosion and sedimentation controls shall be placed on file.
9. At all times, parking shall be fully contained onsite, and the driveway shall remain
unencumbered for the efficient flow of two-way traffic.
10. The Memorandum of Understanding regarding the maintenance of Camp Road shall be
revised to include two additional calcium chloride treatments per year and a requirement
that the road be improved or regraded if instructed to by the Bedford Fire Chief if a life
safety issue arises. The agreement shall be formalized and submitted to the Planning
Department to be recorded.
11. Prior to commencement of work, a pre-construction meeting shall be held with the
Planning Department, Department of Public Works and the Building Department.
12. All references to signage shall be removed from the plans.
13. The applicant shall provide details for the solar facilities for the Planning Director to
review and approve.
14. The applicant shall revise the lighting plan to eliminate any stadium-style flood lighting
at the 60-foot height.
15. Healthy mature vegetation surrounding the athletic fields and located on the peripheries
of the property and not impacted by the redevelopment shall be maintained.
16. Prior to a certificate of occupancy being issued for the site, improvements shall be
completed to the Camp Road/Back River Road intersection consistent with the approved
plan. The improvements shall be to the satisfaction of the Planning and Public Works
Directors.
17. Prior to a certificate of occupancy being issued for the site, all site improvements
depicted on the plan shall be completed.
18. If the applicant reduces or eliminates its day-camp shuttle bus service, re-approval of the
waiver from Section 322.2.2 of the Land Development Control Regulations shall be
required.
Councilor Murphy stated I toured this site last fall in my official capacity as President of My
Social Sports, which is one of the intermural leagues that is in negotiations to rent, so I am going
to recuse myself from the discussion on this item. Councilor Murphy left the meeting.
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Brian Pratt of CLD/Fuss & O’Neil and Ken Neil Chief Operating Officer of the Manchester
Boys and Girls Club were present to address this site plan approval request.
Mr. Pratt stated as mentioned, we are here to present to you upgrades to Camp Foster. I will let
Mr. Neil go through and kind of discuss the history of the camp and the need for the expansion.
Mr. Neil stated ‘Summer is the moment that really epitomizes the childcare crises.’ is a quote
from a New York Times article entitled ‘The Families That Can’t Afford Summer.’ The Boys
and Girls Club of Manchester has responded to provide year-round care to latchkey children,
many from families that otherwise could not afford most other care options. The club’s summer
day-camp facility, Camp Foster, has been providing very low cost summer care, as well as a high
quality outdoor summer day-camp experience, for school-aged youth since 1925. Since 1963 the
Boys and Girls Club of Manchester has been operating the facility as a summer day-camp. The
last major renovation of this 22-acre site was in 1941. The primary goal of the proposed
renovation up for approval tonight is to provide a safer facility for the campers while keeping the
charm of an outdoor camp facility. Our organization is conducting a capital campaign to support
the costs of the proposed renovations and I want to stress that the camper fees will not be
increased to support this renovation. In fact, we have increased the amount of financial
assistance with fees that we provide our campers families over the past two years as our goal is
to keep this program affordable for all families of school-aged children who cannot otherwise
afford summer care for their children allowing them to continue to work in the summer. Yes, we
are planning to use the facility for off-hour event rental usage but that is something that we
already do and not necessarily a change of use. The reason we do this is twofold with the
primary reason being that added income stream further allows us to keep our weekly camper fees
even more affordable. The secondary reason is why not utilize a tremendous community asset
rather than have it sit idle. We do understand the concerns of the Town about the Class VI road
that we utilize to access our facility. To that end, we have agreed to release the Town from
liability as required and in addition, have written and secured signed agreements from the four
major abutters of the road to a yearly maintenance plan for the road. The entry/exit from Camp
Road to Back River Road was addressed previously by Global Premier Soccer and was approved
as satisfactory by the Bedford Department of Public Works. As we have stated previously, our
day-camp use results in a very small amount of vehicular use of the road. With respect to rental
usage, all vehicle parking will be accommodated within our 22-acre facility. In closing I want to
thank everyone involved for their work in helping us get to this point, and I want to stress that
the Boys and Girls Club of Manchester’s mission has always been to care for those youth who
need us most and our goal for this renovation is to provide a safe, affordable and high quality
summer camp experience for many children who might not otherwise ever be able to have one.
Again, thank you for your consideration tonight.
Mr. Pratt stated as you know, the camp is located at 36 Camp Road, next to Camp Allen and
behind the GPS soccer fields, and accessed off from Back River Road. Posted is kind of an
overview of the existing conditions. On the top of the page is Camp Road, this is our access
drive that enters the site now, and we kind of have a loop turnaround that accesses out on the
other side. The main hall is over here by the pool and there are some random cabins throughout
the site, which have been there for decades are in need of repair desperately. There is an existing
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multi-purpose field here, the bathhouse is where shown, the existing septic system is under the
field, Sandy Pond down here, and the existing boathouse. This now posted is an overview of the
proposed site plan changes. Again, the accesspoint is remaining the same up at Camp Road, the
loop turnaround is not going to be changed but we are improving the gravel driveway and
turnaround as shown. As you come in, we will improve this whole area, bring it up to gravel,
provide a formal parking area, right now it is kind of not really formalized, and this will also
double as the bus parking and drop off location. There is the main walkway through the site,
which will be pavers or stamped concrete and then the main hall will be relocated down to the
center of camp. This will have a nice patio, a fire pit, and then there will be outdoor classrooms,
as shown by the smaller rectangles, they are open air structures that just have a roof, are made by
Vermont Timberworks, we have some large pavilions that are just for different activities for
different groups that split up during the day and they go to these different areas and they have
these different activities, here is another angle of the main hall, up in the area near the bus
turnaround we will have a playground, also have a basketball court and a beach volleyball court,
the existing pool is going to remain, there is going to be a new pool house with some modern
bathrooms and changing facilities, and then moving across the site this is a gathering area where
they will have some benches and a flagpole there. Moving to the left we have gravel trails that
will access the fields and we have some flat areas that can be upgraded with tents or future
pavilions at some point in the future. The plan for the fields is to upgrade them, they are kind of
like the rest of the camp, in disrepair, so we are going to formalize those, we are going to make
them a little bit bigger, bring them up to a real formal size for softball and just like a practice
soccer field. Up in this area is the existing amphitheater and we are going to upgrade that with a
new stage with a roof over it and we are going to upgrade the seating. Right now they are kind
of benches and things are kind of eroding away. We are planning to do some sports lighting with
the fields. We have some interest in some of the sports leagues to use these on weekdays and
having lighting is critical to being able to use them for some intramural sports. With the
additional gravel areas for turning around, the additional impervious areas for the larger hall and
some of the classrooms, plus the existing condition where now stormwater just kind of flows
down this road and then it kind of flows down through the site and they have kind of a little bit
of a sediment issue where sediment kind of gathers down in this area and then the stormwater
flows down into Sandy Pond. Because of all of the addition and the land disturbances, we need a
permit from Alteration of Terrain Bureau, so we are designing some underground infiltration.
We will collect the flow from the parking area, there is an underground infiltration system here,
and then we have another small underground infiltration system here that will collect some of the
site flow. One of the first meetings with the Town, the Town expressed concern about the water
quality in Sandy Pond, so part of that is due to the erosion that is kind of just coming through the
site and depositing some sediment, so this should significantly help with that. We are planning
to keep the existing well; we have been working with the Water Supply Bureau to get that
permitted. At one point they did consider asking us to move it, to install a new well, but we have
met with them, we have chatted with them, they are agreeing to let us keep the existing well.
With lighting we will have some lighting on the main walkways, we will have some lighting on
these two fields, and like I talked about, we will have 60-foot tall sports lighting as well.
Mr. Pratt continued as far as the road; one of the biggest concerns that was brought up when we
first started meeting with the Town was the condition of Camp Road. We have been here in the
past for Camp Allen and the road was an issue then. It is a private road, so it is shared
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maintenance between the people that own property on that road. The Town has no responsibility
for it, and basically what has been happening is Camp Allen kind of has been doing the
maintenance on it. Back probably almost 10 years ago when I helped Camp Allen get their site
plan approval, the request was to try to get the abutters to work together. They have met
multiple times and they have tried to get everyone on board and it is just kind of tough to get four
different entities to all agree on something. With this we understood that it was an area of
concern so Camp Foster really spearheaded it, they worked with the other abutters, they have
really come to some great agreements, and they have come up with a Memo of Understanding,
which it assigns responsibilities for maintenance and has an actual schedule. Mr. Neil stated
three times a year, May 1st, July 1st and September 1st the road will be graded and have dust
control. Mr. Pratt stated posted are some photos from a few months ago, a few days after they
did the first grading. One of the concerns obviously is access, you want to be able to get people
to the site safely and you want to make sure emergency vehicles can get to and from, so this is
what it looks like after they do a grading. They did a really nice job and my sedan had no
problem getting to it, and I think they did another one just before the site walk. I hope many of
you were able to attend, I wasn’t able to attend, but I am sure the road wasn’t too bad to get
down to. It has existed for probably about 100 years; the camp has been there since at least
1925, so it has been there forever. Again, we know that the road is a concern so they did actually
reach out to the Army Corps of Engineers who has a program where they work on these types of
projects to try to help non-profits, to try to train their staff, so we are trying to work with them to
get an application in to have them come in and improve the road. We don’t have any real
updates, we have kind of been trying to coordinate with them and get that application and
everything in but we don’t have any answers. Hopefully they can come in and they can help
bring up the road, get it some better drainage, and maybe someday pave, but the camp itself is a
non-profit, all of this work is being done on donations, so they just really don’t have the funding
to spend a lot of money improving offsite improvements for shared uses when they are a smaller
percentage of the actual traffic.
Mr. Pratt stated we have some waivers and we did receive the staff recommended conditions of
approval. We are okay with most of them but we wanted to go through some of them and
suggest some modifications and discuss some of those with you. Acting Chairman Newberry
stated start with reviewing the conditions and then you can go through the waivers.
Mr. Pratt stated Conditions #1 - #4 are fine; we have no concerns with those. Condition #5a we
agree to that, limiting the number of events. Condition #5b was suggesting limiting private
events to no more than 100 people and we would like to up that to about 125 people. Having it
at 100 – 110 is kind of a really common size, so if we are limited it to 100, it may exclude some
of the events, so we would really prefer to buffer that up to about 125. Acting Chairman
Newberry stated while we are on that one, if you have 62 spaces, how do you anticipate that
working that you can support 125 with only 62 spaces. Mr. Pratt responded in my experience
with weddings, the average is a little bit more than two people per car, so if there are 125, half of
that is 63 cars. Mr. Neil stated we anticipate utilizing the bus area. Obviously the buses
wouldn’t be there during any kind of event, so we would utilize both the existing spaces plus
where the buses are parked. For additional parking and if necessary, there is an accessroad to the
pool that we could park cars in, but I think the bus parking will be adequate to accommodate 62
cars with the other spaces. Mr. Pratt stated we have it laid out so there are 20 spaces here, there
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are 21 spaces along the back row, and then we have a full width drive aisle 24 feet and then
another 21 spaces and then we have plenty of room to drive by there. If there was an event that
did have a couple of extra cars, like Mr. Neil said, you could put a couple of cars in here. You
could have a parking attendant and have them kind of squeeze a bit more cars in there. These are
wide and large parking spaces, so if you had somebody there cramming them in a little bit, you
could definitely fit a few more spaces if you needed to. Mr. Fairman asked don’t we have
parking requirements for event centers and so on? Ms. Hebert replied we do for function halls.
Mr. Connors stated it is based on a seat count, which wouldn’t really be applicable to this kind of
site, unfortunately. I think it is 0.33 spaces per seat. Ms. McGinley asked wouldn’t that apply if
it were a wedding being held or a family reunion? Town Manager Sawyer stated that is 41.25.
Acting Chairman Newberry asked so if you were having an event, would you routinely have
someone of your staff on site to manage things like parking and whatever else? Mr. Neil replied
yes; we currently do now. Part of the rental fee includes having a staff member onsite for the
entire event, so any weekend event or larger event would have staff onsite. Acting Chairman
Newberry asked do you anticipate using that back gate as an egress as part of an event? Mr.
Pratt replied the main entrance will be this first entrance here. Mr. Neil stated cars could turn
and go out that way but typically during our camp day, if a parent were to drop off, they come in
that first entrance, currently they would come down, the office building is mid-camp and then
they exit that other entrance or exit. It is just a loop and it just dumps back out onto Camp Road
closer to Camp Allen. The first entrance is obviously closer to Camp Kettleford, so it probably
would be, I am guessing, safer for them to just loop around. Acting Chairman Newberry stated I
am just wondering if once you have your parking lots full, are you going to facilitate people
exiting, that is all. Mr. Neil responded they would just get back onto our interior road and get
out onto Camp Road. Either way if we decide that it is safer to do it the other way, we can lock
the gate because both gates are lockable. Town Manager Sawyer stated there was something
from the site walk that I couldn’t tell. It appeared to me that that was meant to be a 1-way road
system and I couldn’t tell on the site plan if you were trying to make it a 2-way. There is no
signage to indicate one way or another that I could see, whether it should be a 1-way loop or a 2way system. Mr. Neil responded we have never designated it as a 1-way loop. Mr. Pratt stated
we are making it wide enough to be 2-way. My intent was 2-way; I didn’t plan to have a 1-way
but we never really discussed it. Mr. Neil stated it currently functions as a 2-way route. Mr.
Fairman asked does the other end go across somebody else’s property before it gets to Camp
Road? Mr. Neil replied yes it does. I believe our gate is at our property line and then it crosses
what I assume is GPS that owns that. They own the parking lot that is on Camp Road adjacent to
our property, about halfway between the two entrances of ours, that loop, there is a parking lot
on our camp side and then there is a small parking lot right across from it and that is all GPS. I
believe it was purchased from a Mr. Morrissette years ago. Mr. Fairman asked don’t you then
need some sort of agreement with them relative to the use of that so that they don’t put a nice
field there that they don’t want you driving over? You don’t even know who the owner is, so I
gather that you don’t have an agreement? Mr. Neil responded we don’t have an agreement but it
is only about maybe a 20 foot section. Mr. Pratt stated and it has been there since 1927. They
have prescriptive rights over it. Mr. Fairman stated they could effectively put their own gate up
there and not let you use it and then you would only have one entrance and exit for 60 or 70 cars
at an event. Mr. Pratt stated it is the soccer league that owns that little strip of land, but, again,
that access has been there since 1927. It shows up on all of the reference plans that we have. I
don’t believe we did a boundary or title search on it because we are not really changing anything,
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but if they did decide to do that, then we would just use the other exit.
Acting Chairman Newberry stated so Condition #5b you would like to see 125 instead of 100.
Mr. Pratt replied yes please. Councilor Bandazian asked would caterers and wait staff and so
forth use the same parking area or would they be located near one of the structures? Mr. Neil
replied there would be a caterer’s kitchen, a small storage area for grills, in that main hall, so
they would either use the existing parking or they could use that gravel pathway by the gathering
area. Acting Chairman Newberry asked is that central path capable of accepting a vehicle? Mr.
Neil replied yes.
Mr. Pratt stated Conditions #5c we are okay with the timing restrictions; #5d we are okay with a
police officer for an event that serves alcohol; #5e we are okay with no PA systems. Condition
#6 we discussed this a little bit. Back in 2015 as part of the GPS approval, they were asked to
realign the Camp Road intersection and my understanding is that it was realigned. There was a
berm that was installed and it kind of came in at a real sharp angle. They did turn it. With the
suggested condition of approval we are being asked to realign it more and like I said before, the
camp is a non-profit, everything that they do is fund raising and donations and where they are
such a small percentage of the traffic, their traffic doesn’t have a problem using the intersection
as it is constructed now. We are asking not to be required to do these offsite improvements. Mr.
Fairman stated probably a statement is that for events you don’t have small traffic. Mr. Pratt
stated but most of them are though. Most of them are going to be intramural events with 10 or
20 cars at the most, they may do a couple of weddings a year, but it is not a soccer tournament, it
is not 1,000 cars, it is going to be 30 or 40 cars at a wedding that show up off peak on the
weekends.
Ms. Hebert asked can you explain why you need the stadium lighting then if it is just going to be
30 or 40 people kicking around a ball because that is a significant improvement. Mr. Neil asked
stadium lighting with respect to this? Ms. Hebert stated that tends to generate, from what we
have noticed on Camp Road, the GPS soccer fields generate a significant amount of traffic, and I
think it is because they have the stadium lighting and the new field and they are able to rent that
field out for all sorts of events. Mr. Neil stated so for the folks that did the walkthrough, the size
of the fields don’t lend themselves to having use of both fields at one time. What we are
anticipating, and we currently have it now, we have a law firm in Manchester that plays softball
out there one night a week, so we are trying to expand that usage to potentially five nights a
week and a lit field so that they can play and the field would be available to them until 10:00
p.m. throughout the summer. Obviously starting now and heading towards August the days get
shorter so that is the purpose of the lighting, as well as any events on the weekends that may
want to have field use. That is the intent of the lighting, and, again, we went from looking at
Musco lighting, 90 foot poles similar to what GPS has, we are at 60-foot poles with LED
lighting, so we downgraded from there. We are not looking to light the field for not even
professional but not for anything more than recreational use, not an official league, it would be
recreational use.
Mr. Neil stated with respect to the entrance and exit onto Camp Road, that realignment was
approved by the Department of Public Works, I believe, and it achieves what it intended to
achieve. If you pull up to the stop sign, you take a 90 degree turn, it is obviously when it is not
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handled correctly by the driver and that is kind of an enforcement issue, so I am not sure what
further redesign is being expected, to be quite honest. Mr. Foote asked who owns the property in
the V between Camp Road and Back River Road? Mr. Pratt replied I believe that is the soccer
league. No; it looks like it is a private owner. Ms. Hebert stated the alignment of Camp Road
came up as an issue with the Police Department. The Police Chief felt strongly that more work
needed to be done at that intersection and that the work that was done as part of the GPS
approval did not do enough to fix the problem. He feels there is a real safety concern there. Mr.
Pratt responded we are happy to definitely stress that if and when we do get in touch with the
Army Corps of Engineers to try to get them to make sure that that is definitely a concern, but,
again, to ask a non-profit to spend, which could be a significant amount of money, obtain
easements from private landowners to fix a problem that they are only a very small percentage
of, I think it is a burden on them that they shouldn’t have to bear. Acting Chairman Newberry
asked so is the perceived issue then that what the soccer league did was inadequate or is it that it
just needs some maintenance in order to function as intended, which is to get traffic to intersect
Back River Road more at right angles? Mr. Foote replied I think the Police Chief was very
adamant and he had a lot of concerns based on the volume of traffic. The Fire Chief was very
concerned and hearing that Public Works approved it before, if we did, it was kicking and
screaming. It is a poor intersection. Town Manager Sawyer stated it doesn’t feel like it is that
turned when I drive it. Mr. Fairman stated I don’t see that. When I go in that entrance, it is not
defined by anything. Mr. Neil stated it is defined by a paved apron and the stop sign. Mr.
Fairman stated put some landscaping or something just to define that turn in the road. Ms.
McGinley stated it looks more like that coming out than that photograph. Mr. Pratt stated I think
this photo is before it was fixed. Ms. Hebert responded no, actually there is pavement there. Mr.
Neil stated there is no stop sign in that photo. Mr. Pratt stated this says August 2011. Mr.
Connors stated I think there are pictures of the pavement work in the file under GPS and some
aerials. Ms. McGinley stated that picture looks better than today. Ms. Hebert stated I think
people tend to cut it, that was when it was installed, but people tend to still angle towards the V
intersection, like the intersection feels wide. Mr. Pratt stated maybe we could just do some
striping, but looking at this plan, they are already as close to that right-of-way that you can get.
You really can’t get any tighter on that side without encroaching onto the abutting property. Mr.
Foote asked has anyone tried to obtain an easement? Mr. Pratt replied we have not. I don’t
know if anyone else has. Acting Chairman Newberry stated it would certainly be in the interest
of all of the facilities that are on Camp Road to have that intersection optimal for safety. Mr.
Pratt stated like I said, we are happy to have that be the first thing that we talk about with the
Army Corps of Engineers if and when anything with them goes forward, but, again, there are
other users on this road that are using a lot more traffic than the camp is and just because they are
here today, they are getting the burden of spending potentially a significant amount of money to
fix a problem that they are only a tiny part of. Councilor Bandazian asked does the MOU have a
cost sharing allocation between the four entities? Mr. Pratt replied yes. Councilor Bandazian
asked what is that allocation? Mr. Pratt replied the soccer is 40 percent and then each of the
camps is 20 percent. Mr. Pincince asked but that is to fix the road. Mr. Pratt stated yes, to fix
the road three times a year and the calcium chloride. Councilor Bandazian stated it is not a
reserve but it is an indication that is 1/5 the value. Mr. Pratt stated but like I said, it has taken
quite a long time to get an agreement just to spend less than $10,000 a year in maintenance, split
between the four parties. Mr. Neil stated and I will say that ourselves, Camp Kettleford and
Camp Allen were willing to accept 20 percent cost share of the maintenance of the maintenance
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plan, although I think all three parties vehicle usage of that road is much less than 20 percent, but
we all have an interest in it so we were willing to do that. Mr. McMahan asked Mr. Foote, would
striping help at all? Mr. Foote replied frankly, no. Ms. McGinley asked is the problem that
people come straight out Camp Road without looking to their left? Mr. Foote replied there are a
number of problems. The skew angle looking south is very poor. We talked about this at the
staff meeting that we have a soccer league that spent millions of dollars on the fields, I am
guessing. Do you know what you are going to be spending on the improvements on this effort?
Mr. Neil replied right now we are looking at about $2.5 million. Mr. Foote stated so we have the
soccer league probably spent equal of that, if this was a project that was coming forth, would we
allow an intersection like this. My guess is no. I very much support what they are doing, but for
a safety concern that we have, the Police Department has, the Fire Department has and Public
Works has, it is real. It is a continual problem and if we continue to do nothing, then it is going
to be a problem always. It would be really beneficial to the community if it was improved.
Ms. McGinley stated but I have a question. If the problem is really created by the traffic that is
coming to and from the soccer fields in terms of quantity and parking and exiting out of that
entrance, and the camp is a de minimis compared to that, is it fair to require this applicant
because he is here to make the change? Mr. Foote replied I wasn’t on the Planning Board when
the previous applicant came. Is it fair? It probably isn’t. Should they all contribute to the
improvements of the intersection? I would say yes. Ms. McGinley stated we would have a
problem collecting from the others because there probably isn’t a basis for this now unless they
come for a change. Wouldn’t it be more appropriate to require their percentage of that
improvement and keep it in a fund so that we can collect the rest as they make changes? Is that
something we have any history for? Not here, but anywhere in town. Ms. Hebert responded I
think it has been identified as a safety issue today.
Acting Chairman Newberry stated it sounds like the issue tried to be addressed with the soccer
folks but the design change is apparently proving inadequate for any variety of reasons. Ms.
McGinley stated there were a lot of soccer cars there when we went out for the site walk. Mr.
Fairman stated I go to some of the tournaments down there and it is crazy. There are a lot of
cars. I don’t think there are 1,000 but there are a lot of cars coming and going because there are
games continuing back to back on four different soccer fields, so there are a lot of things going
on. I am wondering if we could somehow go back to the other occupants and get in the MOU
that at some point, and I don’t know how we can define the point, whether it is before you can
open or finish up your project, that the four parties get this entrance corrected and paved for the
distance shown here, or whatever our Public Works Department says it should be, to properly
make that a safe entrance. I think the MOU is the way to break down the cost because you
already have the percentages in there. If somehow we can come up with an appropriate date to
get this project fixed and share the cost per the MOU agreement. Mr. Neil responded the cost is
an unknown but we are also talking about three non-profit organizations and a large for-profit
entity that generates the majority of the traffic on that road and I think it is going to be a difficult
task to get, I believe, all four abutters to agree to make changes to that, and I am not even sure
exactly what changes are necessary or being looked for to improve the intersection. Mr. Fairman
stated I suspect that if done at the time that we are doing Back River Road, because that is being
dug up now, that this is not a very expensive project. I don’t know what the cost of it would be.
I am just guessing that something should be able to be worked out to get that done. Mr. Pratt
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stated it could be a significant cost. I don’t know what the drainage looks like in that area; we
don’t have any survey in that area. Again, we are looking at this area, they are already within 5
feet of that neighbor, and I don’t know if that neighbor is willing or able to grant an easement for
that, I don’t know if they are going to ask for $10,000 to do that. Ms. Hebert asked is the sign on
that property? Mr. Neil stated the sign is just off from that apron. They probably turned that and
put the sign right back in right near the pavement, so it is probably in that easement. I don’t
know the costs and I don’t know what the improvements that would be requested are. I assume
it is just cutting it and turning it in more. Is that really going to help? How far back do we have
to go? Mr. Fairman stated the problem is this turn that you show here isn’t defined on the road.
The turn you show is just not there on the road. Mr. Pratt responded apparently it was. Mr.
Fairman stated it is not there. Ms. Hebert stated I think it is dusted and covered with dirt and you
probably don’t see the pavement as clear today, but we have asked for this intersection to be
reviewed as part of the site plan and we don’t have any suggestions or surveys or ideas on how,
or designs on how. it could be improved, but we are looking for some improvements and would
love to see a plan or have something from the applicant that suggests some improvements. There
may be some less expensive improvements or tweaks that could be made to make the
intersection safer. Mr. McMahan asked Mr. Foote, have you taken a look at whether or not the
change could be done without infringement on that private property or infringement be required?
Mr. Foote replied I definitely think an easement. Acting Chairman Newberry stated I think what
has happened is, if you see that dirt area there, the dirt has just tracked out over the blacktop and
now everybody just cuts the corner. They don’t follow the actual pavement because it has pretty
much been lost under dirt that tracks in from further up the road. A short-term thing may be just
to build that corner up so people can’t cut it, that they have to turn and stay on the pavement.
Ms. Hebert stated or some fencing. Mr. Foote stated I don’t know quite how this works but if
they are open to a contribution for intersection improvements, the 20 percent of whatever we
think it could be to move them along, is there a way that we could escrow or whatnot until we
work out the particulars and get other contributions from other people. Is that something that is
possible or ever considered or done? Town Manager Sawyer replied I don’t know that we have
done it on a private road. We have certainly done things like that on public roads. I am not sure
how you would do it. Mr. Pratt asked what if we go out and clean it up, shovel the dirt off,
clearly define that edge and add a little bit of striping? Town Manager Sawyer asked did that
plan call for a double yellow and stop bar and all of that? Ms. Hebert replied no. Mr. Pratt
stated they just had an edge of pavement but this is just a grading plan so it wouldn’t show that.
If we do a double yellow, do a stop bar, clean up that edge and make that more defined, maybe it
will get people to start using it where it is. Ms. Hebert stated and maybe some fog lines. Acting
Chairman Newberry stated it looks like there is a little buildup on the right side. It has probably
just been run over to the point where it doesn’t exist anymore. Ms. McGinley stated if you can
define the entrance road, and I don’t think it is needed all the way down, but if you could define
that entrance and exit in such a way that it is clear, it is really when you exit. Councilor
Bandazian stated it could be defined with reflectors. Acting Chairman Newberry stated a couple
of deflector posts might deter people from cutting it. Mr. Pratt stated we could do a couple of
those reflector posts a couple of feet off the edge of pavement right where the plow lines should
follow, fog lines, double yellow, and that hopefully will make the enforcement work. Acting
Chairman Newberry stated to the extent of what is shown there is actually out there, that at least
partially answers the concern, I think. I think the issue is that over time people have just kept
cutting that on the right edge. Mr. Pratt stated so they are just driving straight where they used to
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drive. Acting Chairman Newberry stated that is pretty much the way it felt when we drove out
there the other day to me.
Ms. McGinley asked Mr. Foote, if that were more defined and you add a median at the beginning
say where this gray area is, the length of the gray area, so you actually have two defined lanes,
you have to go around. If you are coming from the north and heading south until you get here,
you actually have to turn into where it says the 100.99 as opposed to cutting across the entrance
and then hitting the road. Mr. Foote replied I don’t think a bus could navigate that or a fire truck.
Mr. Neil stated so I think lineage, cleaning it up and putting lines is certainly within reason. I do
want to emphasize again though that and I believe I copied Planning on this; my last response
from Staff Sergeant Herbert with the 338th Army Corps of Engineers was that they were
definitely interested in this as a training project for their group. There is an application process
to go through to be accepted as a training project and I think the fact that there are three nonprofits involved appeals to the Army Corps of Engineers to complete this, so like Mr. Pratt said,
certainly that would hopefully be addressed by reengineering of the road. We certainly
recognize that there are couple of curves in that road that we would love to have straightened out,
so that is our hope moving forward to work with the Army Corps of Engineers and I certainly
would keep the Town apprised of any situation that comes out of that and part of the application
process. But I think striping, we certainly can’t do a berm because of the width of the emergency
vehicles, but striping and some of the suggestions that have been made with respect to reflective
markings, I think would certainly be doable for us. Ms. McGinley asked Mr. Foote, could you
do a median at a point beyond the gray area on the drawing that is posted that has the median
strip and then it will have to disappear because of the issue of access? At least it will define the
lanes and if you do the painting on the rest of that where the gray area is, at least for exiting
people it will carry where the lanes are. Mr. Foote replied maybe Mr. Pratt can come up with
something on that. Mr. Pratt stated I didn’t understand the question. Town Manager Sawyer
stated I am not sure a median on Camp Road other than right at the intersection is needed at all,
but it is really trying to force people to be more on a right turn and the center median doesn’t
really help that. Ms. Hebert asked could you do a wooden guardrail or a section of a wooden
guardrail to help? Mr. Pratt replied we could probably do a short section of a guardrail there to
define instead of the reflector posts. Maybe just 20 or 30 feet of it just kind of this area back far
enough to just point everyone in the right direction. Ms. Hebert stated that might be more
durable.
Mr. McMahan asked to your knowledge, has anyone ever approached the owner of the property
for rights of an easement? Mr. Pratt replied not to our knowledge. Mr. McMahan asked is that
something you would want to do in case the Corps decides to take on this project and it could
make it a little bit easier for them? I don’t know if the Corps does that kind of work but it might
be something to think about because I think the end game is whether or not we can make this
thing up to standards.
Acting Chairman Newberry stated I think we have heard a couple of ideas. Maybe we change
Condition #6 to read more like ‘Work with Public Works and the Planning Department to come
up with a plan to encourage the correct traffic flow in that intersection the way it currently stands
without redesigning it.’ Maybe not that wordy but something like that. Ms. McGinley
responded I think that is a better route to follow rather than having this particular landowner
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solve a problem that is not really created by this use. Acting Chairman Newberry stated no it
isn’t. The volume of traffic comes from other users on the road. Ms. McGinley stated when we
did the site walk there were cars but those were soccer cars and there were a lot of them. Mr.
Pincince stated but if there was a cost associated with these minimal improvements, the MOU
clearly defines the percentages. Mr. Pratt responded it defines percentages but everyone is only
agreeing to do the grading and the calcium chloride. There is no agreement in there that they
have to pay for other work. I am thinking about the striping more, a double yellow line with a
white stop bar on the exit lane. Mr. Neil was saying that a lot of the problem is people that are
heading south on Back River Road just turn quick into. By having that white stop bar and the
double yellow, it hopefully will get some people to take that turn a little wider. Ms. McGinley
asked and the stop bar is not a problem for safety? Town Manager Sawyer responded it is just a
white painted line on the ground. Mr. Pratt stated it is just 18 inches thick and it is just clearly
defines that there are two lanes instead of just people thinking that it is just a 1-lane road. That
with a short section of guardrail will help keep that edge of pavement defined with some fog
lines. I think those are improvements that they are willing to do. What they are not willing to do
is saw cut this up and spend $50,000 or $100,000 to totally repave something. If it was
functional years ago, that makes a lot of sense that the whole corner is just silted in and people
have been driving over it so it is all compacted now. I think by doing these improvements that
will significantly help. Acting Chairman Newberry stated you go to the soccer folks and tell
them they owe you. Mr. Pratt responded we can try.
Mr. McMahan stated Mr. Foote, to go back to a possible long-term solution, is there is any legal
reason if these folks could approach a paving company that works well for Bedford and get them
to do a pro bono so there would be something that would stop that. Mr. Foote replied if we want
to improve the safety of the intersection, the road needs to be cut back significantly, have the
entrance come significantly south of where it does today. Could that happen as far as the paving
portion of it? One of the larger contractors we currently do business with has done that similar
thing several times in Bedford over the last 15 years that I have been here. Will they agree to do
it in this case, I am not sure, but I think all of these little measures we are talking about they may
have some impact, but I think we all know there is no real measurable improvement that is going
to occur as a result of anything we are talking about tonight. So I would rather see us fix the
problem instead of kicking the can as we have done in the past. And I agree, they shouldn’t be
held for everything, and I am not sure what the benefit is. There could be Town participation but
we could certainly work with a contractor on this as we have done in other places. Town
Manager Sawyer stated there is somewhat of a possibility of that. Back River Road is going to
be torn up over the next six months for the water line construction that needs to occur for the
water contamination issues, so there will be contractors on Back River Road rebuilding it. So
they could ask the questions, they could approach the contractor, but the big thing to do though
would be requiring the easement and coming up with a design for moving this we are talking
probably 150 feet, 200 feet, further south on the road, not just cutting the corner a little bit more.
Ms. McGinley stated 100 feet or 200 feet takes a lot of land if that is owned by a private owner.
Town Manager Sawyer responded exactly. It is a significant request that I believe Police, Fire,
Public Works, Planning are all making. Mr. Foote stated where the powerline easement is I am
not sure acquiring an easement would be that difficult. Town Manager Sawyer stated there are
no new houses to be built on that property; it is all encumbered land. Mr. Connors stated I don’t
think we would be making this request if we were talking about just the day-camp use, but we
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are talking about a commercial use of the property significantly more traffic than it generates
today, so keep that in mind when we are looking at this. They are talking about using it five days
a week for different events, using it for weddings and other events that could sit 100 people. Mr.
Hawkins stated that is my consideration, my concern, that we are directionally in conflict here
where we adding to the volume of traffic in a step-wise fashion, and if other camps along that
private road want to make similar improvements, we have gotten no closer to the real solution to
the problem by moving the entrance and exit significantly south. If you were taking away from
the volume, subtracting from the volume in some way, shape, or form we wouldn’t be in conflict
with moving this in the wrong direction with bandaids instead of moving it in the right direction
with real fixes. That is my concern. I know it is a percentage, a small percentage compared to
the commercial use, but it is directionally incorrect to keep adding volume and not addressing the
problem. Ms. McGinley stated will the improvements that you are making to the camp, do you
expect that you will have additional volume? There are really two components. Mr. Neil replied
with respect to the day-camp use no. With respect to out of camp time usage, we currently do
that now; we hope to expand upon it. There is no guarantee in anything whether we can get one
night or five nights of use out of it, there is no guarantee that we could get one wedding or ten
weddings. These are just proposed uses for the two purposes I mentioned. One is to utilize the
site but more importantly it is to help keep the fees low for the kids who attend the camp, and
that is the only reason that we are suggesting additional use of the facility. Acting Chairman
Newberry stated Condition #5a as it is currently written, limits it to 40 events per year anyway.
Mr. Neil responded up to, yes. Mr. Pratt stated that excludes the intramural sports though.
Acting Chairman Newberry stated as it is written, yes. Mr. Pratt stated and I just want to stress
that they only have eight buses that show up for the camp kids, so there is maybe a couple of
vehicles from people that are dropping off their children, but 99 percent of the kids come on the
bus. So for the day-camp itself, there are eight buses. Eight of them show up in the morning,
five stay, so three leave and three come back in the afternoon and then eight leave. There may
be one or two more buses in the future if and when the attendance goes a little higher, and then,
again, the intramural sports there is probably 20 cars maybe that will show up for an intramural
sporting event. It is more of like corporate retreat that on Thursday nights there is a law firm that
comes in. Mr. Pincince stated that is 20 cars that weren’t there. Mr. Neil stated they are there
now one night a week, so there may be up to four more nights a week. Ms. McGinley asked but
they park onsite? Mr. Neil replied yes. Mr. Pratt stated again, 20 cars showing up over a period
of 15 or 20 minutes is a really, really small volume of traffic. It is not a soccer tournament or
hundreds of cars showing up, coming and going throughout the day. They are going to come
after work, after kind of the peak is almost over, and then they are leaving well after the peak, so
it is a drop in the bucket. The Town regs require one car for every three seats, so even if we have
125 people, that is 42 cars that show up for a wedding, and people show up at a wedding spread
out over 45 minutes to an hour. It is less than a car a minute that shows up; it is a really small
percentage.
Ms. McGinley stated I have a question about the potential expansion by the soccer fields. Has
there been any talk about that, and do they have more daily traffic during the day or is it mostly
all later afternoon and evening? Mr. Fairman responded their tournaments are all week, with all
day Saturday and all day Sunday. Ms. Hebert stated I think the tournaments are the biggest
traffic generators and you wouldn’t be having tournaments on site. Mr. Pratt responded no.
There is a small softball field and a small soccer field. It is not set up to have tournaments or
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anything like that. You can’t have a soccer game and a baseball/softball game. You can only
have one or the other because the fields overlap. Mr. Foote asked could that field be used as part
of one of the GPS tournaments? Mr. Pratt replied I doubt it. It is not regulation. Mr. Neil stated
it is not regulation; had discussed with them but not, it doesn’t meet their size requirements, even
for a practice field. Mr. Pratt stated the softball is designed for teen softball.
Acting Chairman Newberry stated I agree with Mr. Hawkins’ point and concern, but I don’t
really think that it makes sense to ask this applicant to fix a problem which they only have a
relatively small percentage of contributing to. I do think that maybe the staff would want to
make any further applicants on Camp Road aware that at some point the Board is going to say
that you guys have get together, you guys who are on Camp Road, have got to get together and
fix what is really everybody’s problem. Mr. Pincince stated Mr. Foote said that Police has a
problem with it, the Fire Department has a problem with it, is there a responsibility for the Town
to sit down with all four parties and say how are you going to fix it. Ms. McGinley stated is
there an obligation on their part to do anything is my concern. Mr. Fairman stated I will go
further; it is a responsibility on the Town to come up with preliminary design for what should
happen and then work out with the parties involved how to pay for it. Ms. Hebert responded it is
a Class VI road, so that implies that the Town takes no maintenance responsibilities. Mr.
Pincince stated but they are presenting a public hazard by their use on a Class VI road. Ms.
McGinley stated they are contributing towards a potential hazard. Having gone by the fields that
we approved, they are very big; most of the cars that were on Camp Road were for the soccer
fields, there were a lot of cars. Especially the late afternoon traffic, which includes other people
going up and down Back River Road, is not going to be the camp. What time does your camp
end? Mr. Neil replied the buses are leaving there at 3:45 p.m. Ms. McGinley stated and then the
commencement begins at what time in the morning? Mr. Neil replied we are arriving there
between 8:30 a.m. and 8:45 a.m. Ms. McGinley asked do you know in the summer what volume
there is on the soccer fields? Do they use them more often? Mr. Neil replied they use them very
little during the day. It depends; sometimes there may be a team out there practicing, but
generally they are there when we leaving, none of their traffic is starting to arrive. I think their
traffic arrives certainly after 4:00 p.m. because they are not arriving at 3:45 p.m. Ms. McGinley
stated there was traffic when we drove in for the site walk. Mr. Neil stated that was at 5:30 p.m.
Mr. McMahan stated the quandary I see is are we prepared to turn this down because of an
unsafe intersection and we are not, but no matter what we say, if we say, the next time you come
back by golly we are going to do something about it is probably not going to occur. So it is a
question to me on who is holding the chicken and who is kissing it. Who is going to be
responsible for correcting this and it may have to be a long-term solution, and it is probably
incumbent upon the people but have the camps that are there, plus some combinations of what
we talked about before, investigating an easement could be done, all four of you are non-profits,
and the person that owns that might be willing to discuss it with you and what we also previously
talked about are you willing to approach a company for some pro bono work especially at the
time when this road is going to be ripped up. But if we don’t put a marker somewhere on the
ground, we are going to be having this conversation where most of us may not do anything other
than pushing up cabbage. Mr. Hawkins stated Mr. McMahan, I agree, and I go back to your
comment, Ms. Hebert, about Class VI roads having no Town maintenance responsibilities but its
really not the road that we are talking about, it is the intersection of that road with another with a
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Town road, and if Camp Road led to nowhere and came from nowhere, then that Class VI
philosophy holds true. But because we are worried about the intersection point between the two,
I do think we at least need to if not be proactive, we need to be thoughtful in how we are
eventually going to get to the right answer, which is a meaningful contribution from all the
parties involved to work the problem, and I don’t know if that means as each one, anyone, comes
to us with a proposal, that they have to opt in to the eventual solution. But something needs to
happen so that we are not in exactly the same place the next time someone brings a point of
improvement along Camp Road to us that we are no further along than we are today. That is my
concern is that tomorrow’s conversation is going to sound a lot like today’s conversation if we
don’t put something in place. Mr. Fairman asked can we put in as a condition that Camp Foster
agrees to pay their fair share of the eventual realignment of the intersection Camp Road and
Back River Road? That at least moves it on and we have tied them up into eventually paying for
that realignment. It doesn't get us any place other than tying them into it, and then if we get
another one of the camps comes in and wants something, we can get them to sign up to it. Ms.
Hebert replied I would want to review that with the Town’s attorney. I am concerned about
exacting an improvement that is so unknown. We don’t know the cost; there are so many
unknowns. Mr. Hawkins responded I don’t disagree, I do however thing there was some validity
to the notion of we want something more concrete, something more defined, let’s think about
what that might look like even though it is Class VI road and it is not our responsibility. If we
want to address the problem, let’s think about what the intersection might look like according to
Mr. Foote’s recommendation of moving it southerly. How far do we move it, what does it look
like, and get our arms around what it is going to cost and then it is less nebulous, then it is less
build-defined. Ms. Hebert responded you could ask this group to do the interim improvements
we discussed and provide the Town with a design that could be reviewed and approved and then
we look for ways to pay for that improvement, then they are completing some segment of that
work that is well defined. It is the unknown, how much do we exact, how much is going to cost.
All of those elements would need to be known, and we have identified a safety problem, which
we consider to be like a front door improvement and it is hard to say you only have to do this
much of it. Town Manager Sawyer stated I think it is probably the opposite of what Mr.
McMahan said. If you have a safety concern with this, you are obligated to deny this site plan
until the improvements are being shown. It is the opposite of what we have been saying. The
statutes for Class VI roads take the Town out of it essentially. It does require the Town Council
to approve it after comment from this Board, but if this Board approves that site plan, I think the
Council would be obligated to approve the issuance of building permits. That is really all the
Council is doing in the next step. The statute is saying towns stay out of Class VI road business;
let somebody else deal with it. This Board is dealing with safety of a site plan. Ms. Hebert
stated you need to think of the road as their driveway, so it is their safety issue getting into their
driveway basically. Mr. Fairman stated I will argue with you a little bit, but this site plan isn’t
the one causing the problem. Town Manager Sawyer responded then don’t hold it against this
applicant. Ms. McGinley stated I agree with that. Mr. Fairman stated it isn’t this site plan, it is
the other ones that we may not have done our job on, but the fact is I think if you are going to say
that this site plan be rejected because of the safety issue. Town Manager Sawyer asked are there
other options? Can the four owners come together and propose to improve it to a Town standard
and make it a Class V Road that the Town is responsible for, then you are talking real money,
and lots of money, to improve it to a Town standard, but right now the statute says give us a
notice that waives all of our liability, takes us out of the question, and leaves all of the liability
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with them. Ms. Hebert responded that is the Town’s responsibility but the Board’s responsibility
is very much to analyze the safety improvement and the safety issue. Ms. McGinley stated if
what you are doing is saying to this applicant that because we did not require a heavy user to do
anything to that entrance, solve the problem that exists. Town Manager Sawyer responded we
did, it is this plan. Ms. Hebert stated we did. Ms. McGinley responded but this plan is not
anything but a plan. It is a piece of paper. Ms. Hebert stated this plan was constructed by GPS,
so that pavement that you see, I actually think they poured the pavement too wide but we don’t
have an existing conditions survey, and it doesn’t fix the alignment issue as Mr. Foote noted.
Mr. Neil stated could I ask a question of Town Manager Sawyer or perhaps Mr. Foote. Are there
statistics available with respect to the number of accidents that have occurred at this intersection?
Town Manager Sawyer replied I am sure there are through the Police Department. Acting
Chairman Newberry stated that’s an interesting question because I was just going to say that
looking from the Board’s perspective at the geometry of the situation there, it looks hazardous
but we don’t know how it actually functions. Mr. Neil responded and that is my point is that is it
a perceived risk or an actual risk because I have 40 years of experience out there and I am not
aware of a single one our vehicles that has ever been involved in an accident at that intersection.
Not to say that it doesn’t happen, I just would be curious to find out whether it is a perceived risk
or an actual risk. Mr. Pratt stated yes, what actually is the concern from the Police Department
and the Fire Department. Is it the fact that cars just go straight through here, is it cars turning in
and not taking it wide enough, I guess we need to know those specific issues. Mr. Neil stated the
stop sign is right at the edge of the paved apron, so I know cars go to the right of the stop sign.
People pull up to the stop sign and exit out. Acting Chairman Newberry asked they leave the
stop sign to their left as they exit? Mr. Neil replied the stop sign is to their right as they exit.
When they are exiting, they are pulling up to the stop sign and taking a hard right. Acting
Chairman Newberry stated that would indicate that they are not cutting the corner. Mr. Neil
responded right; the only issue I have ever encountered is that cars coming this way along Back
River Road cut this too sharp. If there was that double yellow line and the stop line, it would
make people hesitate crossing a white stop line because it is not defined. They just cut it too
sharp. So if you pull right up to the stop sign, potentially you could get clipped, but, again, is it
perceived or actual. I am not sure. One of the concerns we have had about improving the
condition of this Class VI road right along is that the better that road becomes, the faster cars are
going to travel on that road and I have 410 kids out there a day and 15 miles-per-hour as posted,
and it must be our posting because I don’t think the Town can put a speed limit on, cars will be
going 35 – 40 miles-per-hour down that road if it is improved too much. So that is one of the
benefits of having the road in an unapproved condition, I think.
Acting Chairman Newberry stated let me just take things out of our usual order. On this issue of
the intersection, is there anyone in the audience who either lives in the neighborhood or has
experience with this intersection.
Aaron Noga, 151 Back River Road, stated if that corner was cut any sharper on the image shown,
then the lights would be coming right into my living room. We bought our grandfather’s house
before the soccer fields were there and I can speak from experience that traffic has increased
tremendously and I am not stereotyping but I think the age group of the drivers also increases the
chance of accidents. Unfortunately I don’t think it is patrolled often enough as far as being
observed. I can definitely say I have heard accidents outside the window, so it is definitely a
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risk. I was not aware that on a Class VI road you could not post a speed limit. Ms. McGinley
responded the Town doesn't post a speed limit. Ms. Hebert stated the Town doesn’t contribute to
the maintenance of the road.
Mr. Noga stated I was going to say an outside issue that I don’t see has been discussed is the
traffic regulation outside of the entrance and outside of the road as far as possibly a speed
change. I know that the Woodbury School has a flashing yellow light when school is in session
just so that oncoming traffic will observe the speed change just to increase the risk of a high
speed incident rather than a low speed incident. Mr. Fairman stated you are talking about speed
on Back River Road now. Mr. Noga replied that’s correct. There is no other location on Back
River Road that has anywhere near the volume of people coming or out of a driveway as this
road has been discussed as, so it is obviously an increased factor for oncoming cars going north
and south on Back River Road. Like I said, there is a surrounding factor of just speed safety or
traffic safety around that high traffic area and I feel like the safety is the number one concern and
maybe there are even some outside factors to be looked at as safety is the number one concern.
People can’t see cars coming, they feel they need to get to 60 miles-per-hour as fast as they can
but if people were more aware that there is a constant stream of traffic coming in and out of
there, the general public might just be more aware and observe and slow down when doing
through his area rather than just flying by. Like I said, I live right across from the entrance, so
this is an important issue for me. We also discussed moving the entrance 100 or 200 feet down
the road and then it is cutting right past my neighbor’s front window too, so it is a tricky situation
for sure. Just to bring that up as an additional comment. Thank you.
Dan Morgan, 158 Back River Road, stated just to provide some insight into that actual
intersection. Every morning I walk my dog down to the corner and I take a right and if you take
that corner too hard in a car, you are going to take down the sign. I have actually never seen
anyone cut that corner but I have been almost hit probably two or three dozen times. I run north
on that road; there are some big potholes preventing people from cutting it too far, so I just
wanted to provide some insight to that actual intersection. Most people didn’t know that it was
paved there.
Ms. McGinley stated I live north of here and I am a runner but I don’t run on Back River Road
because there isn’t any shoulder for a runner. The narrowness of Back River Road I would think
would slow traffic but it doesn’t sound like from people who are speaking that traffic slows at
all.
Anna Morgan, 158 Back River Road, stated I would like to address the safety issues at that
intersection as well as with the increased traffic flow if this gets approved there is going to be
increased issues in my backyard. We can’t walk the dog around the backyard because there is so
much dust or even walk down that road because the dust is going to decrease visibility. I wanted
to address that as well as there is a lot of litter down that road even with the traffic that we have
right now. There are a lot of beer cans, a lot of clear water bottles with tobacco spit in them and
it is just disgusting. With the increased traffic flow it is going to make this place look like a
dump.
Annette Parker, 164 Back River Road, stated everything that they have said is true. You want to
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know how often the soccer fields get used, they get used every day and during the summer they
have soccer teams out there too. So the traffic is constantly from 7:00 a.m. to 10:00 p.m. and
believe me somebody is back there every minute of those days, it doesn't matter when. The Boys
and Girls Club, I love what you are trying to do, but you are kidding yourselves. I think if you
build it they will come and you will be overwhelmed with people wanting to use your facility.
The other thing is you can do whatever you want to that intersection as far as painting it,
covering it up or whatever, the maintenance that they do back there only encourages people to
drive faster because there are not as many potholes, and if you try to fix that intersection, believe
me it will be covered over with dirt or spinning tires will be taking out those stripes before the
paint even dries. It is really awful that people will not watch no parking signs, they won’t
observe speed limits if you put it back there, I can tell you from experience that people drive like
mad people to get out of there and to get their kids to those games on time. I really have no
interest in seeing them have to bear the burden of fixing this road, but something has to be done.
It is awful. Like they said, the dust that comes off from that road is awful. I thank you for your
time; I hope you can find a way that all of you can work together to get a good solution for there.
Once the soccer fields went in, and I hate to pinpoint them, but it is the majority of the traffic out
there. If they are going to provide the majority of the traffic, maybe they should provide the
majority of fixing this.
Dean Williams, Bixby Farm Lane, stated we bought our home back in November. I haven’t
moved in yet, but we have had since November to witness the GPS soccer group and I think we
are all here tonight talking about a problem that doesn’t have anything to do with the Boys and
Girls Club. It is kind of sad that they are the ones that are sitting up here having to go through all
of this. Having gone through kids and soccer and lacrosse and football, there is a lot of
credibility to what was said a minute ago is that everybody is in a rush. Every one of those
parents are in a rush and it is not the ones that are bringing their kids to the Boys and Girls Club.
Our son went there when he was a child, he ended up being a counselor there, and it is a good
organization. I have served on many charitable boards around this area; I understand what it is
like when you are trying to do a capital campaign. You are trying to do something good for the
community, you are trying to help our youth grow up and be good people, be responsible
citizens. I just we take a look at this for what it is. Our granddaughter was actually offered the
opportunity to play for GPS, she is eight years old, and they were going to waive the $2,500 fee
because she was that good. This is a for-profit organization that is creating the problem. I think
it is a good organization, we actually love the kids out there, the lights don’t bother us,
everything that the Boys and Girls Club has been talking about when we understood that it ended
at 10:00 p.m. we were fine with it. All and all I really think you have to look at where the
problem is. It is not with these people here tonight. Thank you.
Mr. Pratt stated I would just like to add agreeing with a lot of the abutters concerns and what we
talked about is a lot of the traffic is caused by others. I have the notice of decision here from the
GPS soccer site plan and I will read Condition #6. ‘The applicant shall enter into an agreement
with the Town regarding the improvements and to the maintenance of Camp Road, the
agreement shall outline any roadway improvements and ongoing maintenance responsibilities
that may be required to provide access for emergency vehicles. The agreement shall be approved
by the Fire Chief, the Director of Public Works, and the Planning Director.’ That is the soccer’s
site plan.
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Acting Chairman Newberry stated my question would be does that give us any leverage to open
a conversation with the soccer group. Ms. Hebert replied it does. There is an agreement on file
that was established with Jim Stanford when he was DPW Director and I believe Rick Sawyer
was Planning Director and it was brought to the Town Council as a part of their request for
permits on Class VI roads, and it requires them to grade the road and to provide an engineering
assessment, I don’t have a copy of it with me right now. Is this the agreement that is posted on
the screen? Mr. Pratt replied I believe so. It says agreement and release on road improvements.
Ms. Hebert stated and I have followed up with GPS and they are maintaining the road in
accordance with the agreement. The Town can ask for additional improvements if they feel like
the road is not passable from a life safety standpoint. Acting Chairman Newberry stated I don’t
know that we need to solve it tonight but it sounds like that is something that would bear a little
further investigation. Ms. McGinley stated I just don’t see that the Planning Board should
require this applicant to solve a problem that is not of their creation nor will add significantly to
it. Mr. Fairman stated I agree with that. We did our job and required that GPS improve it to the
satisfaction of the Police Chief and Fire Chief and they approved it. Now they are saying it isn’t
any good but they approved what they did. I guess I don’t know how we can at this point hold
up this application and require them to do anything more. Ms. Hebert stated we are not trying to
hold it up; it is just trying to explain the safety issue. Acting Chairman Newberry stated I agree
with both Ms. McGinley and Mr. Fairman; my only point with this is that this may be something
should be looked at a little closer as to whether a conversation can be started with GPS to engage
them in addressing the intersection issues but not try to solve it tonight. Ms. Hebert stated
hindsight is 20/20. I don’t think anyone envisioned the volume of traffic at the GPS fields that
occurs on a weekly basis. Acting Chairman Newberry responded and I think it may have looked
adequate at the time, but at this time it may no longer look adequate and needs to be revisited.
Mr. Fairman stated I suspect the traffic is a lot heavier than projected at the time we looked at
GPS. Ms. McGinley stated or anticipated and it does to me seem that this applicant shouldn’t
bear the brunt of a use that is unrelated to their use. I know that they are on the road and they use
the same road with the same entrance, but the cause of the traffic is not one created by them.
The applicant has explained that most of the campers come by bus and leave by bus and the other
types of use, the baseball field by one offsite user, and the possibility of use for wedding venues,
would not have the same volume of traffic that is caused by the big user, and I don’t think it is
right to ask this one applicant to solve a problem that they don’t cause now and we can’t really
predict contribute to. Mr. Foote stated so Ms. McGinley, their own internal agreement shows
them being responsible for 20 percent of the maintenance of the road, and I asked and I am not
sure how to frame it, but is there a mechanism where we can require them to contribute 20
percent or come up with a defined contribution now and give us three years to come up with a fix
that will make the area whole. I don’t want to hold this up. This is a great project, but if
someone comes out of there after this things gets in full operation and gets T-boned and injured,
I am not going to liking where I sit if I don’t try and make this better. Ms. McGinley stated if the
private agreement shows that they have agreed that they are bearing 20 percent of the
maintenance of the road, then I don’t think we could require any more than that towards
improvement of the intersection. Mr. McMahan asked but does this agreement include
improving the intersection? Mr. Pratt replied no; the agreement is just for the regrading of the
road three times a year. They agreed to a higher percentage just to get it done because it is a
relatively small cost. It is $10,000 a year split with 20 percent being their responsibility. That
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could change if it is a $200,000 cost. Mr. Neil stated 20 percent of a million dollar fix is a lot of
money, but we certainly would be willing to contribute a fair share or reasonable share. It was
suggested by Ms. Hebert that early on in this process that we have, you will have to tell me the
right name of it, but an engineered traffic study done on the road and the shares be determined by
that, but we looked into it and it was going to cost us several thousand dollars to have that traffic
study done by an engineering firm so we just proposed this. We were willing to accept 20
percent of a yearly maintenance plan, which is I think under $10,000, so just because we wanted
to move this process along. I don’t know if a traffic study can be done to determine that the
share moving forward or even if the Town has the ability to require that perhaps with the existing
agreement with GPS. I am not sure if you have some leverage.
Ms. McGinley asked so do we have any leverage over the soccer field owner if they need further
approval? Mr. Fairman replied I don’t know, but I would think only if they can demonstrate
traffic is a lot heavier than they presented to us. Ms. Hebert replied we would not have any
standing at this point, especially because we accepted the improvements to the intersection. Mr.
Pincince asked when the project was approved, there was not trip generation study done or
projected for the use of the facility? Ms. Hebert asked for the GPS facility? Mr. Pincince replied
yes. Ms. Hebert replied I am a little skeptical because they came to us and said we are just going
to play soccer, we have been playing soccer there all along because there were fields that existed
before they became owned and operated by GPS. They were ballfields that were owned by the
Bedford Soccer League, and they said they were just going to turn them into these AstroTurf
fields and the artificial turf would extend the play season. They put lights so they could play
later into the fall and start earlier in the spring, but I don’t think anyone envisioned the traffic
that is being generated by the tournaments and the use. I know I didn’t when they came to the
Planning Board initially. It is really a tremendous amount of traffic.
Acting Chairman Newberry stated so we have established that it appears that the soccer league
generates a fair amount of the total volume there. There is some concern about the geometry of
the intersection of Camp Road and Back River Road, but it is not clear that the Board is
comfortable with the idea of holding the applicant responsible for addressing any change in the
intersection. I think we have discussed that there are some things that the applicant could do and
I think indicated would be willing to do that may help to mitigate some of the concerns around
that intersection but I think that is as far as we have gotten, and I think the question comes down
to whether the Board is comfortable with approving the application with those constraints related
to the intersection or whether the Board wants to go further with it. By that I mean further with
requiring this applicant to do something about that intersection in order to gain approval. Mr.
Pincince stated you also have finished the order of conditions and any objections that they may
have. Acting Chairman Newberry stated let me leave that as a summary at least for the moment
on Condition #6 and we have at least one more that we need to discuss.
Mr. Neil stated the only other one is Condition #14. ‘The applicant shall revise the lighting plan
to eliminate any stadium style flood lighting at the 60 foot height.’ We have already discussed
this. We had an abutters meeting early on in the process when we presented to our abutters what
are plans were and discussed lighting with them. There was no objection from any of the
abutters at that time, and we do understand that the only, I think, abutter that might have a
concern would be the house across from Sandy Pond but there is a natural buffer of trees, as was
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borne out in the site walk through that would block any light, which is going to be pointed
towards the field as it is. The lighting is going to allow us to have softball activities basically to
make it worthwhile for somebody come in and play softball there. The lights will be shut down
at 10:00 p.m.; they will be on a timer to shut off at 10:00 p.m. per the other restrictions here, so
that is not going to be a concern. We are fully aware of noise and light concerns, so we are
asking that that condition be removed. Acting Chairman Newberry stated speaking for myself,
given the location, I don’t have any real objection to the proposed lighting at 60 feet. I can
understand why that is in here as a condition, but I don’t have a lot invested in saying that it has
to stay. I think given the location and the surrounding forestation and the fact that you assert that
you have talked with abutters who do not indicate that they object to you having lights in there, I
would support taking Condition #14 out. Ms. McGinley stated I have one comment on that.
Maybe we could say that they would revise the lighting plan to eliminate stadium floodlighting if
the lighting changes or is that just an automatic return to the Planning Board. If they want to
change those lights so they are above 60 feet? Mr. Pratt responded we would have to come back
because that is a waiver. Ms. McGinley stated they were below the canopy line of the trees next
to them, the lights were below that.
Ms. McGinley stated I have one small thing that I encountered when I was there is that old stone
walkway. Are you going to put up a handrail? Mr. Neil replied those steps are going to be
improved. Ms. McGinley stated with a handrail I think it would be fine, but they are really old
stone. Acting Chairman Newberry stated for those who weren’t there, it is a stairway basically
built out of cobblestones. While we are on that subject; your access to the lower level is really
going to be primarily through a graded road on the far side of the property. Mr. Neil replied for
handicap access, yes. Mr. Pratt stated no, that is not handicap accessible. Handicap accessibility
to get down a 30 foot slope is near impossible. If the need arose to make accommodations, you
could drive someone down there. You could bring someone in a vehicle down there, but it is a
30 foot embankment. Acting Chairman Newberry stated it doesn’t run out very far either. Mr.
Pratt stated maybe it is not 30 but it is pretty close. It is 26 feet. You would have to zig zag back
and forth and back and forth; it is just not feasible to make that fully handicap accessible. Acting
Chairman Newberry asked so the plan is that anyone who required it could be brought down
there in a vehicle? Mr. Pratt replied yes, so we have an alternate accommodation.
Councilor Bandazian stated I have two questions on lighting. One is what is the amount of
money that is being spent on the stadium lighting and the other is if you could turn to Sheet C7
and explain to me what we are looking at when we see various rays terminating on the field.
Does that mean that there is going to be no spillover beyond the athletic fields because that is
kind of what it looks like? If it is explained in the legend, it is too small for me to read it. Mr.
Pratt responded the little numbers are the foot candles. Town Manager Sawyer stated we can’t
read those on our plan. Mr. Pratt stated these were prepared by a lighting specialist. Ms. Hebert
stated the foot candles are comparable to the brightness of the light that you have at the GPS
fields. Councilor Bandazian stated and I am more concerned with the spillover beyond the edge
of the fields. Mr. Pratt stated if you see where I am zooming in, there is 5 foot candles and that
is where you are approaching getting down to a lot lower. In the fields there is a 47, 64, 58.
Your regular parking lot where you have the lights every so often, you end up with like a 9 and
then it will go down to like a 3 and then back up and then it will peter out. These are dropping
off fast. You can see it is going from 38 to 13, to 5. Councilor Bandazian asked can you scroll
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down to the other edge. Mr. Pratt stated sure; just beyond here those will peter out to zero and
then the existing wooded buffer there will prevent it as well. Councilor Bandazian asked how
about on the pond down here? Mr. Pratt responded you can see it is 45ish at the edge of the
field, going down to 23, with the same kind of drop-off it is dropping off like half. I expect that
to be down to zero by the time you get to the shore. Ms. McGinley stated it is a pretty big dropoff. Mr. Pratt stated and then the wooded buffer there will prevent any spillage as well. We are
nowhere near the property lines on any of this. Councilor Bandazian asked how much is being
spent on the stadium lighting? Mr. Pratt replied about $100,000 - $125,000 is what we think for
the field lights around the soccer and softball fields.
Mr. Foote asked are you raising the elevation of that field? Mr. Pratt replied a little bit. Mr.
Foote stated it is in a bowl so if you are raising it up a little bit, you are still being generous
keeping it below the treeline. Mr. Pratt responded at the highest it is coming up about a foot or
foot and a half. In the very center right at like the pitching mound, it is coming up about a foot
and a half and then we have a 1 percent pitch going away from it from this side, so that kind of
high point follows the center of the field and then it comes down at a 1 percent. So in here we
are at existing grade, up here we at existing grade and actually cutting a little bit on that side and
that is just to maintain positive drainage. Mr. Foote stated I guess it is good that it is in a bowl so
you are not really raising that up so the lights would be above the canopy. Mr. Pratt stated right,
the lights are probably at the existing grade give or take to where they are now, which I mean the
base of them.
Mr. Pratt stated the other one that we wanted to talk a little bit about is Condition #10. We
already did get that Memo of Understanding signed by the four property owners. The request is
to add additional calcium chloride and they are amenable to it. We will try, I can’t 100 percent
guarantee that the other four owners will all sign it again, but we are going to try. Mr. Neil
stated the original MOU was grading there three times, calcium chloride one time but we have
assumed the responsibility initially of the calcium chloride for the other two applications, so we
are going to rework the MOU. But if for some reason we cannot get the abutters to sign, I can’t
imagine a reason why they wouldn’t because it is not a great deal of money per application, we
would assume that responsibility for the other two applications. Mr. Pratt stated I just don’t want
the site plan Condition #10 holding up signature of the site plan and then one of the abutters
holding us hostage. I am not saying they would, I am just saying that whenever there is
something like that that depends on somebody else, I am skeptical to agree to that because then
they have all of the power. Acting Chairman Newberry asked does staff have a recommendation
on how we might reword that? Ms. McGinley stated it is very broad. It seems like it will cover
more than what we have talked about at this meeting, not so much the treatments as the road
improvement. Ms. Hebert stated you could say if the applicant is unsuccessful in amending the
MOU, they take on the responsibility of the two additional calcium chloride applications. Town
Manager Sawyer asked the Memorandum of Understanding or other agreement? Ms. Hebert
responded yes. Mr. Pratt stated yes; that seems reasonable. Acting Chairman Newberry stated
and I think we did hear from some of the abutters that dust is a problem.
Mr. Pratt stated and Condition #13 with the solar. I assume that is if and when it comes to
fruition. They are probably not doing the solar immediately. This is maybe something they will
do in the future. Again, I don’t want this to hold up the signature of the plans for them to say we
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need your solar plans. Mr. Connors responded just if you decide to go with solar. Mr. Pratt
stated I don’t know if we just want to add ‘if solar?’ Mr. Connors responded sure.
Mr. Pincince stated we did have an applicant who had to go before the Federal Aviation
Administration. Would this property fall under that as well? Acting Chairman Newberry asked
for the light towers? Mr. Pincince replied for the reflection of the solar panels. Ms. Hebert
stated that was the Harbor Group. They are very close to the airport. Acting Chairman
Newberry stated I think they are almost right on the glide path.
Mr. Pratt stated and then Condition #16 kind of mirrors Condition #6. They are similar
comments. If #6 goes away, then #16 has to get reworded as well. Acting Chairman Newberry
stated so Conditions #6 and #16 are interrelated. Ms. Hebert stated yes.
Acting Chairman Newberry stated before we try to get a motion, does anyone want to take a cut
at a draft for Condition #6/#16. Mr. Fairman responded I think they should be deleted. After all
of the discussions we have had, it seems to me that #6 and #16 should be deleted. I don’t see
that we are going to require that they do any improvement. Acting Chairman Newberry asked
well do we want to make a condition what we discussed in terms of the applicant doing some
relatively minor work there at the intersection? Do we want to make that condition or that they
have indicated willingness to do it? What is the consensus of the Board? Town Manager
Sawyer stated I can tell you what I wrote down but I also want to say I don’t believe we have
taken public testimony on the completion of the plan.
Acting Chairman Newberry asked for comments or questions from the audience on the overall
application.
Diane Fitzpatrick, Manchester Boys and Girls Club CEO, stated I want to thank all of you for
being here. I want assure you that we are not getting into the event planning business. I have
been sitting here for the last half hour hearing about the soccer fields and what has happened in
the community and we are serving kids in need greatly. Our number one purpose at the Boys
and Girls Club is to serve kids and we will continue to do that. But in this time of dealing with a
non-profit you have to come up with sustainable income. We have been working with our
corporate partners who have adopted us and generously support us in utilizing our properties.
We had an alumni reunion at Camp Foster and we had campers from the 1940’s come back to
the camp. It is pretty amazing that this piece of property is still in Bedford, still carries the same
mission over 110 years. We will continue to do that, but I want to just put forth to all of you, to
the Board and to the Town, we are not getting into event planning, we are trying to maximize
this asset, we have done it at Union Street as well and we will continue to do that. I thank you
for your time.
Mr. Noga stated I just appreciate that everybody in the community cares about this. I don’t
know if anybody from the GPS fields is here representing them or anything, but I am also in
favor and I don’t mean to speak for everybody else, but I don’t think it should be an issue with
this plan.
Mr. Fairman stated for those people on Back River Road; don’t be afraid to call the Police
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Department and ask them to do something about the speeding. I live on Liberty Hill Road that is
parallel to Back River Road and we have exactly the same problem. Right now my road is so
bumpy that people slow down a little bit. But at any rate, don’t hesitate to call the Chief of
Police or the Police Department. The chief wants to know when there is a problem some place.
Mr. Pratt asked would one of the speed signs maybe help if speed is an issue. To temporarily put
one up there. Mr. Fairman responded he might do that if you ask. All the main roads in this
town have a major speeding problem. Mr. Neil stated I don’t think speed is going to be an issue
on Back River Road for the next three months because of the construction.
Acting Chairman Newberry stated Town Manager Sawyer; you said you had a draft to address
the intersection issue raised in Conditions #6 and #16. Town Manager Sawyer replied it was
really just based on our early discussions but this is what I wrote down: ‘The applicant shall
provide a plan for the enforcement of proper traffic flow based on the existing design at the
intersection of Camp Road and Back River Road to be reviewed and approved by the Planning
and Public Works Directors.’ That is really based on our early conversations about the stop bar,
the double yellow, the delineators, but whatever would be approved by both the Planning
Director and Public Works Director would approve, but that would be based on the existing
design, not a new design. Mr. Pincince started I guess the only problem I have is the word
enforcement. How can we make them be responsible for enforcement? Town Manager Sawyer
responded not enforcement, but proper enforcement of traffic flow. Acting Chairman Newberry
stated that would address things like some of the improvements that we have discussed but we
are leaving it to the applicant, Public Works and the Planning Director to work out the details of
it. Is that a fair characterization? Town Manager Sawyer stated I am open to wording. I would
much rather see a full new intersection but just based on what the Board’s discussion was, that is
what I wrote down. Mr. Pratt stated and that would be limited to non-pavement changes. It
would just be striping, stop bars, reflectors, and potentially some guardrail. Mr. Pincince stated
we are asking them to do improvements to the intersection of Camp Road and Back River Road.
Town Manager Sawyer responded very limited, but yes. Mr. Pincince stated that is it though.
Councilor Bandazian stated traffic flow improvements as opposed to alignment improvements.
Mr. Pincince stated I just have an issue with the word enforcement. I can’t see that they would
be responsible for that. Councilor Bandazian stated compliance is a good word to use. Mr.
Hawkins stated traffic flow compliance. Acting Chairman Newberry stated to encourage
compliance. Ms. McGinley stated I do think that some of your suggestions such as the striping
and the continual striping where the exit is could keep people in the correct lane.
Mr. McMahan stated it is an interesting sense of wording and that is that the improvements, not
the solution, is to the satisfaction of the Planning and Public Works Directors. From what I
heard earlier, is that even going to be possible, but let me try to expand a little bit further. Again,
from the time that I started talking previously I don’t think anybody on this Board is thinking
about denying them what they want to do because of the intersection. Now I am merely
concerned on whether or not the Planning Board would even have the authority to direct the four
different people to come up with something. So if the Planning Department doesn’t have that
authority, how do we address on a larger sense for public safety the concerns of the Highway
Traffic Commission, the Police Department, the Fire Department, and the Public Works
Department for an intersection that we have heard from us, our own experience, and the people

Town Of Bedford
Planning Board Minutes – July 16, 2018

50

in the audience? How do we address that issue? I don’t know if it is Planning Board’s function,
and if it is not, if my supposition is correct, who in the Town government could address this for a
long-term solution in accordance to the standards for an intersection? That may not be able to be
answered here, but, again, it would be nice just for us and probably the audience is there an endgame to be able to get within safety standards or are we just going to talk? Ms. McGinley stated
I have a question on the road work that is being done for the PFOA impact. Will any of that
include hard improvements like this intersection? You are going to come down the road, so will
that impact where there is going to be water, will that be in a place that will come close to this
that the improvements can be made at that time? Town Manager Sawyer replied the water line
goes right past Camp Road, but they are not changing the alignment of the road vertically or
horizontally in any way. They are cutting a trench, putting a pipe in, making connections to
homes and repaving it. Mr. Fairman stated I assume the camps were tested for PFOA’s and
didn’t fail? Mr. Pratt responded that is correct. Our well tested clean. We are not getting water
down Camp Road. Mr. McMahan stated Mr. Foote, I did not mean to speak for you.
Acting Chairman Newberry stated my take would be that the Board could make what we have
discussed the condition of approval because it has the potential to at least improve and not make
worse an existing condition. Mr. McMahan responded I understand that, but still it doesn’t meet
what we want eventually to have. Acting Chairman Newberry stated no, it does not address
fixing the real geometry, the real problem out there, but I think we have also talked about it for
most of the evening and I think we have looked at it about every possible way and not come up
with a viable way of addressing getting the geometry out there redesigned. Mr. McMahan
responded I concur. Just what is the road ahead and who establishes it? Councilor Bandazian
replied part of it involves getting an easement from a private party and I am not sure the Town
would have eminent domain rights to improve an intersection for a Class VI road. Town
Manager Sawyer stated not that I have seen go through the court system. The Town could
voluntarily try through the Town Council budget for creating a section of Class V road if you
wanted, not the whole road, but that is a major undertaking for four users that the Town Council
would probably put at the end of many other things that they would like to do. The four parties
could get together and try to improve the road to a Town standard and get an easement. There
are options to do it. This Board tonight can’t bind the other three parties. We have one plan, you
either find it acceptable or you don’t. Acting Chairman Newberry stated one other thought that
occurs to me is that the Board may want to ask staff to bring the issue up with the Highway
Safety Commission to take a look at the situation out there and see if there is any signage that
they would want to consider putting out there to help control the situation. Ms. McGinley stated
actually the use of that resource would be helpful to the applicant. Ms. Hebert stated you could
also bring the speeding issue at that location along Back River Road. Acting Chairman
Newberry stated if it is agreeable to the Board, we could ask staff to bring that up with the
appropriate review. I don’t hear any nays. Councilor Bandazian stated no but there is some
futility to the exercise. Acting Chairman Newberry stated they at least could look at it and see if
there is something within their purview that might be appropriate and applicable out there. Ms.
McGinley stated it would need to be along the lines of the improvement that the applicant is
willing to do. Town Manager Sawyer stated I think the Chairman is speaking about the entirety
of Back River Road in this area, not the intersection. Acting Chairman Newberry stated both.
Town Manager Sawyer stated again, this application and this site plan is before this Board
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tonight and you either find the improvements acceptable based on the standards we have or you
don’t. Ms. Hebert stated you could table the application and we could have VHB and Robin
Bousa our traffic engineer to go out and take a look at the intersection and provide an assessment
and some recommendations. We could ask the applicant to provide more of an assessment or
define some of those improvements, but I am also comfortable with that being directed to staff as
the proposed condition implies. You can have your traffic engineer go out and take a look at it
and provide an assessment for you to review with some recommendations for improvements.
Mr. Pincince asked aside from this application? Ms. Hebert replied no. Ms. McGinley stated I
think what you are describing is to table this for a recommendation to more refine what Town
Manager Sawyer has proposed. Ms. Hebert stated to better define what exactly should happen at
that intersection. I am not sure it has been studied to that level of detail. Ms. McGinley stated
but I have a problem asking this applicant to cure the problem that is created by the big user on
this road. Mr. McMahan stated I do too. What would be the impact to you if we tabled this?
Mr. Neil replied it would be significant. We are on track to start construction. The goal is to
start construction at the end of this summer’s camp season and to be done prior to next summer,
not to lose a camp season for the kids. So tabling it would have a significant impact. The only
thing that is affecting the increased traffic usage would be the use of it in non-camp hours, so if
the camp itself could be approved and the additional use be tabled until that traffic study is done,
that wouldn’t delay the project but would allow you the time to study the traffic issue and quite
frankly to determine whether it is a perceived safety issue or an actual safety issue and then the
approval for these other uses would be subject to that being done. Ms. McGinley stated I think
that is a good suggestion if the applicant is amenable to that because it allows them to get their
professionals to tell them what needs to be done in their view and then gives the Town a chance
to look at it too. Mr. Pratt stated again though, they are just a drop in the bucket on the problem.
Again, doing a traffic study, survey, all of that is going to cost some money, it is going to take
some time and what if the answer comes back with what everyone is thinking is that it should be
relocated 150 feet and then that is a $200,000 problem. Who is going to pay for it? Mr. Foote
stated so if it is a $200,000 problem and 20 percent of a million is a lot more than $200,000.
Would you be willing to contribute 20 percent of a $200,000 problem and that is your defined
contribution and it gives the Town time to move forward and come up with a solution that is
desirable? Mr. Pratt stated I threw $200,000 out there. I am just saying if we are rebuilding 400
feet of road or 300 feet of road.
Ms. Fitzpatrick stated we have been talking now for a long time about this intersection. I agree
with you; it is a problem, I want the kids to be safe. We have this Memorandum of
Understanding. The last four years we have worked with our abutters, we are trying to improve
this property so children are safe, so the community is safe. I am sorry about the soccer fields, I
am sorry it was misrepresented, but that has nothing to do with this organization. When we look
at this design and asking us to forecast what our budget is going to be, every July 1st I start with a
zero budget. We have to raise $2.7 million a year. Generous supporters of this club are from
Bedford, Manchester, Auburn and generation after generation. I understand all of what you are
saying about the safety, but going back to putting onerous onto the Boys and Girls Club and
asking us to forecast if we need to spend $200,000 on this, I can’t sit here honestly and say that,
or 10 percent or 20 percent of $200,000 when we have budget crisis all the time. If the market
goes down, these non-profits are going to be impacted, so I feel uncomfortable making a
commitment that yes we will be able to do that when I don’t know what our budget is going to
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look like. This camp, this renovation, if you were there for the walk-through, it is falling apart, it
is really to a point where we need to have it safe for our children so we are willing to make some
amendments here, but we can’t forecast to make that commitment without our board’s say. Mr.
Hawkins stated I know it is a very late hour but I just have a question in response to that. I
completely understand where you are coming from and I don’t think, like has been said many
times here, that anybody is foundationally opposed to what you are trying to do. Where I am
getting stuck a little bit right now is there seems to be an unwillingness to uncouple the camp
renovations and improvements for camp purposes alone. What you are saying is that we can’t
uncouple those things from the additional uses, the provision of additional uses in support of it,
or we can. Ms. Fitzpatrick responded what talking about in the interim just comment about us
with the additional funding. Mr. Hawkins stated right, but that is the follow on from uncoupling
the two endeavors. Ms. Fitzpatrick responded I would just feel comfortable going and speaking
to our board to make a decision like that. Not having these additional rentals and the decision
that Mr. Neil has proposed, I agree with that. We are going to do this construction, we are going
to build this camp, again, we started off this whole conversation saying we are doing this for
kids. The additional rentals are going to be additional income. So that being said, the biggest
thing right now is to get this camp built for our kids. Yes, this is an issue and we have made
some recommendations what we will do and we are committed to do that, and I want it to be
installed, I don’t want the Fire or Police to have this crisis, but you have to make a decision of
what we can do with this proposal. Mr. Neil stated and I think I misunderstood because if we
uncoupled them or tabled that portion of it, are you asking us to foot the bill for the traffic study
because it is not in our budget and I don’t even know how reasonable our unreasonable that is. I
thought you were going to the Highway Safety Commission to get suggestions from them. Mr.
Foote stated so intuitively, we know the intersection needs to be improved so traffic studies as
Mr. Pratt said may suggest that you are responsible for 12 percent of it and GPS is responsible 58
percent. And I think I agree with what Mr. Pratt said, I am not sure what the benefit of a traffic
study is going to do except for to proportion who is responsible for what. Ms. Hebert stated and
I wasn’t suggesting a full blown traffic study. It just doesn't sound like any one has taken a close
look at the intersection as it exists today and come up with what recommendations for what
interim improvements could be made to make it a little bit safer, those improvements that we
talked about in the beginning of the meeting, not the complete realignment. I am comfortable
working that out with you and with Mr. Pratt but if the Board would be more comfortable having
Mr. Foote, myself, our traffic engineer to go out and take a look and come up with a list of
recommendations and run them by you, that is another option. Mr. Pratt stated if they are minor
improvements, that is great, but it sounded like it was leaning towards you wanted a full plan to
design the future improvement, not that we were building it, but it sounded like that was where
this was headed and that involves to do it the right way, which includes a survey. Ms. Hebert
responded no, but it bothers me that the only pictures we have are the ones from when GPS did
the paving and no one has taken a close look at this intersection and what condition it is in today.
Acting Chairman Newberry stated so I think the condition as Town Manager Sawyer drafted it
would not preclude the Planning Department, the Public Works Department, the applicant from
just looking at that intersection and saying okay given what we have, what are the best things we
can do here to mitigate along the lines of what we discussed repeatedly already tonight. And I
think to my mind not ignoring the issue but acknowledging the fact that really there is no way we
can I think legitimately or fairly hold this applicant to more than that in regard to this
intersection.
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Ms. McGinley asked are we clear enough on the improvements to this intersection that you are
willing to make and should it be stated in our approval instead of they do it. Town Manager
Sawyer responded they could do it that way for sure. Acting Chairman Newberry stated I would
be more comfortable in leaving it to staff and Public Works to work than us trying to from here
specify where the striping is going to be, where any reflectors are going to be, what reflectors are
going to be, what if any guardrail is going to be, I think would make a lot more sense to let the
Planning Department and Public Works work with the applicant to do some level of mitigation
there period. Ms. McGinley responded I agree with you on that but says what it needs to say as
opposed to come up with a solution now of this problem. Mr. Fairman stated Town Manager
Sawyer said they are going to come up with a plan to do these improvements. I like it. Acting
Chairman Newberry stated the ultimate solution there right now we don’t see a way of
addressing that. There is a concern there; I think it might be interesting to know what the data
that Police Department may have on actual experience at that intersection is, but it isn’t going to
change anything, it isn’t going to give the Board anything to make any geometry changes out
there. Mr. Pratt stated and if people are just speeding and pulling out of there without stopping,
that is an enforcement issue. Maybe we have the Police Department put a speed sign, maybe we
have them ticket people, maybe have them hide around the corner and if somebody peels out,
they pull them over. If people start getting tickets there, maybe they will slow down. Acting
Chairman Newberry stated I think as Mr. Fairman said earlier, if you guys perceive that there are
enforcement issues out there, certainly bring it up with the Town Police Department. Ms.
McGinley asked Town Manager Sawyer, are you drafting a new condition? Town Manager
Sawyer replied I don’t know if we are done with the whole conversation, but I was revising that
based on comments that I was hearing and took out the word enforcement. I rewrote it a little bit
and I can read it if you want. Acting Chairman Newberry asked do we need to discuss it more or
would the Board like to hear Town Manager Sawyer’s draft. Town Manager Sawyer stated I just
changed it slightly as follows: ‘The applicant shall provide a plan for proper traffic flow based
on the existing design at the intersection of Camp Road and Back River Road, including, but not
limited to, striping, a painted stop bar, and delineators to be reviewed and approved by the
Planning and Public Works Directors.’ Mr. McMahan asked would temporary play any role in
that to show this is not the final solution? Town Manager Sawyer replied this isn’t talking
towards a new intersection 200 feet down the road, which is my ideal further down the road.
This is talking about based on the existing design, what I am writing, but I am writing this based
on what you are saying. It is not my preference that this is the right solution. Ms. McGinley
stated you are reflecting the Planning Board’s discussion. Town Manager Sawyer stated I am
trying to document what I am hearing. Councilor Bandazian stated let’s take a stab at a motion
so we can move the ball.
Town Manager Sawyer stated there are three waivers requested in the CLD/Fuss & O’Neill letter
dated May 30, 2018. There was a fourth suggested waiver in the VHB letter dated July 9, 2018
for Section 317.1.11 that the applicant shall provide site specific soils mapping in lieu of H.I.S.S.
mapping.
MOTION by Councilor Bandazian that the Planning Board grant the waivers from
the Bedford Land Development Control Regulations as follows, for the reason that
it complies with our criteria, as presented:
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1. Section 322.1.8, to waive the requirement to provide a landscaping plan and
to set aside five percent of the internal space of a parking lot for green
islands.
2. Section 322.2.2, to allow 62 parking spaces where 120 spaces are required.
3. Section 321.1.5, to allow a gravel driveway and parking area for seasonal use.
4. Section 317.1.11, the applicant shall provide site specific soils mapping in lieu
of H.I.S.S. mapping.
Mr. Fairman duly seconded the motion. Vote taken - all in favor. Motion carried.
MOTION by Councilor Bandazian that the Planning Board grant approval of the
site plan to redevelop the Camp Foster day-camp facilities at 36 Camp Road, Lot
34-19, in accordance with the engineering plans prepared by CLD/Fuss & O’Neill
last revised June 28, 2018, with the following conditions to be fulfilled within one
year and prior to plan signature, and the remaining conditions of approval to be
fulfilled as noted:
1. In the event that the Planning Board approves the waivers, the plan shall be
updated to list any waivers granted as approved.
2. The Director of Public Works and the Planning Director shall determine that the
applicant has addressed all remaining technical review comments to the Town’s
satisfaction.
3. The NHDES Alteration of Terrain Permit shall be obtained and the approval
number noted on the plan.
4. The Applicant shall submit any outstanding engineering review fees, if any, to the
Planning Department.
5. The use of the facility for private events shall be limited as follows:
a. The rental of the facility for private events, not including intramural sports
games, shall include no more than two events in one week, and a cumulative
total of no more than 40 events in one year.
b. The capacity of private events shall be limited to no more than 125 persons.
c. Private event rentals shall occur no earlier than 8 am and run no later than 10
pm and shall not be permitted during hours when the day-camp is operational.
d. Private events which include alcohol consumption shall include a police detail
and shall comply with all Town and state requirements associated with the
provision of alcohol.
e. The use of public announcement systems during private events shall be
prohibited.
The
applicant shall provide a plan for proper traffic flow based on the
6.

existing design at the intersection of Camp Road and Back River Road,
including, but not limited to, striping, a painted stop bar, and delineators to
be reviewed and approved by the Planning and Public Works Directors.
7. In accordance with RSA 674:41, all building permits for construction will need to be
approved by the Town Council.
8. A performance guarantee in an amount approved by the Town for onsite
maintenance of erosion and sedimentation controls shall be placed on file.
9. At all times, parking shall be fully contained onsite, and the driveway shall remain
unencumbered for the efficient flow of two-way traffic.
10. The Memorandum of Understanding, or other agreement, regarding the
maintenance of Camp Road shall be revised to include two additional calcium
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chloride treatments per year and a requirement that the road be improved or
regraded if instructed to by the Bedford Fire Chief if a life safety issue arises. The
agreement shall be formalized and submitted to the Planning Department to be
recorded.
Prior to commencement of work, a pre-construction meeting shall be held with the
Planning Department, Department of Public Works and the Building Department.
All references to signage shall be removed from the plans.
The applicant shall provide details for solar facilities if proposed.
Healthy mature vegetation surrounding the athletic fields and located on the
peripheries of the property and not impacted by the redevelopment shall be
maintained.
Prior to a certificate of occupancy being issued for the site, improvements to the
Camp Road/Back River Road intersection shall be completed in accordance with
the plan provided to fulfill Condition #6.
Prior to a certificate of occupancy being issued for the site, all site improvements
depicted on the plan shall be completed.
If the applicant reduces or eliminates its day-camp shuttle bus service, re-approval
of the waiver from Section 322.2.2 of the Land Development Control Regulations
shall be required.

Mr. Connors stated just as a suggestion for Condition #5b we could add ‘The capacity of private
events shall have no more than 125 persons and no more than 62 vehicles.’ That would cap the
vehicles. Ms. Hebert stated that is hard to enforce. Councilor Bandazian stated I guess I would
rather not add something that would be hard to enforce.
Mr. Fairman duly seconded the motion.
Town Manager Sawyer stated I would offer a friendly amendment to Condition #13 as follows:
‘The applicant shall provide details for solar facilities if proposed.’ Councilor Bandazian and
Mr. Fairman accepted the amendment to their motion.
Acting Chairman Newberry called for a vote on the amended motion. With Mr.
Foote voting in opposition, the amended motion carried.

5. Master Plan Update
Ms. Hebert stated I have a couple of updates on the Master Plan. You should have a memo that
was distributed tonight prior to the meeting. In the memo I have a recommendation for the
Master Plan subcommittee. We are recommending 15 individuals be appointed to this
committee. There are three Planning Board members, along with our two Town Council
Planning Board representatives on the committee. It is a diverse group and I think they are well
suited for the task. The think tank or subcommittee would meet about ten times over the next 18
months and they would help to guide the Master Plan project, but this think tank or
subcommittee is not the only way for people to participate in the Master Plan. There are going to
be several public meetings, public forums, there will be ways to be involved via-email, and
through online engagement and social media.
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Ms. Hebert continued we have met with our consultant and scheduled two of the biggest events
for the Master Plan and I wanted to get those dates on your calendar. The community kickoff,
which will be the first big public event for the Master Plan, will be on September 13th, a
Thursday evening, and the Plan-A-Palooza is a 4-day long design charrette with a series of
public presentations, public forums, round table discussions. We will have more details on that
to come but that has been scheduled to occur between November 1st and November 5th. I will
send an email out so you can get those dates on your calendars, but it was important to lock in
those dates with the consultants now.
Ms. Hebert stated tonight I would like to get a recommendation to appoint the Master Plan
Steering Committee. Acting Chairman Newberry asked this recommendation would go where?
Ms. Hebert replied just a motion to appoint the steering committee as proposed.
MOTION by Mr. Pincince that the Planning Board approve the Master Plan
Steering Committee as presented by the Planning Director in her memo to the
Planning Board dated July 16, 2018. Town Manager Sawyer duly seconded the
motion. Vote taken - all in favor. Motion carried.
Ms. Hebert stated we will hope to schedule the first Steering Committee meeting in August, and
then the big public kickoff will be on September 13th.
V.

Approval of Minutes of Previous Meetings:
MOTION by Councilor Bandazian to approve the minutes of the June 25, 2018
Planning Board meeting as written. Mr. McMahan duly seconded the motion. Vote
taken; motion carried, with Mr. Hawkins, Town Manager Sawyer, Mr. Foote, and
Mr. Pincince abstained.
MOTION by Town Manager Sawyer to approve the minutes of the July 11, 2018
Planning Board site walk at the Camp Foster site as written. Councilor Bandazian
duly seconded the motion. Vote taken; motion carried, with Mr. Hawkins, Mr.
McMahan, and Mr. Fairman abstained.

VI. Communications to the Board: None
VII. Reports of Committees: None
VIII. Adjournment:
MOTION by Mr. Hawkins to adjourn at 10:30 p.m. Mr. Fairman duly seconded
the motion. Vote taken – all in favor. Motion carried.

Respectfully submitted by
Valerie J. Emmons

