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ZBA

Town of Epsom

Zoning Board of Adjustment

1/31/18
In Attendance: Glenn Horner, Chairman; George Carlson, Vice Chairman; Ricky Belanger; Alan Quimby; Mike Hoisington; Gary Kitson, Alternate; Andrew Ramsdell, Alternate; Darlene Phelps, Recording Secretary 
Also in Attendance:  Jay Hickey, Peter Arvanitis, Betsy Bosiak; Jim Lanoue, Roberta Bourque; Dennis Lavertu; Debbie Sargent; Logan Gregoire; Layne Gregoire; Joe Wichert; Joe Connolly; Dave Fiorentino; John Klose
7:00 PM  Glenn called the meeting to order and introduced the members of the board.  The minutes of 12/6/17 were reviewed.   Mike made a motion to approve as amended. Gary seconded the motion. All in favor.

7:05 PM  Case 2018-01 (Gregoire – SE & Var.) - Layne Gregoire has applied for a special exception to Article II, Section C [Table of Uses], Part 5 [Motor Vehicle Sales] and Part 10 [Motor Vehicle Repairs] to permit the establishment of a business selling and repairing up to 350 recreation vehicles on two separate lots.  The applicant has also applied for a variance to Article II, Section E (Motorized vehicle sale facilities) to permit motorized vehicle sales within 1000 feet of another motorized vehicle sales facility on one of the lots (Epsom Tax Map U-6, Lot 14-5).  The properties are located on Dover Road within the Residential/Commercial Zoning District and are identified on Epsom Tax Map U-6, Lots 14-4 and 14-5.
Glenn reviewed the procedure for tonight’s meeting.  This case was properly posted in two public places as well as published in the Concord Monitor.  All abutters were notified by certified mail and all return receipts have been received back with the exception of Marian Huckins and Roberta Lynn Bourque.
Alan advised that his brother is an abutter to this property, but they have not discussed this case and he feels he can be impartial.  
Joe Wichert will be representing the applicant and presented the proposed plan.  He said the applicant currently owns an RV sales/repair business in VT and they are looking to expand.  This business will be located on two abutting lots on Route 4 - U-6 Lot 14-4 (currently Raymond Brothers) and 14-5 (currently Charpentier).

Raymond Brothers is currently a retired business and Charpentier’s has the wood carvings.

This property is located in the Residential/Commercial zone.  There is currently a Special Exception in place on the Raymond Brother’s property for vehicle sales (very small use – perhaps 15 vehicles).  They are within 1000’ of Jungle Jim’s & Kingston Kart’s. Both of those properties are permitted to sell vehicles by Special Exception. However the Charpentier lot is not approved for vehicle sales which is why this applicant also needs a special exception.  Joe said the applicant will need to have a dealer license; however they will only be selling RV’s/campers.

For financing reasons, they don’t want to merge the two properties at this time, but plan to do that at some point in the future.  

The proposed plan shows 177 spots for campers, but they intend to have up to 350 units at full build-out.  The units would not be situated exactly as shown on the plan because they are all different sizes, some are wheeled, and some are not. Some are driveable, some are tow-behinds. 
Because the RV sales season is so short, they just want to be established enough to have an existence in Epsom in 2018. They will not be fully functioning until 2019/2020.

They intend to have a propane filling station and a septic dumping station.

They provided a rendering of the changes they propose to the property and existing building.  Their plan will definitely improve the view of the property from the road…they will clean up the property on 14-5 and there will be significant improvements to the building and landscape on 14-4.  There is a permitted driveway cut already on 14-4 which was designed for large trucks entering & exiting – so there are no anticipated issues with the campers doing the same.
Joe explained that the hardship is to the Raymond Brothers & the Charpentier's, as the lots are currently not being used.
Joe noted that Jungle Jim’s Special Exception is for heavy equipment, so this will be a good variety of types of vehicle sales in the area.

Logan & Layne Gregoire were both sworn in.  Logan explained his parents started Vermont Country Campers in East Montpelier, VT 22 years ago.  Their 2nd largest customer base is in NH, so that is what has drawn them here.  Last year they sold 831 units – a large majority of them in NH.

Logan said their season is now and that is why they want to get started right away.  Layne said they create some really high paying jobs – some are 6 figure salaries.  Layne said they do primarily sales & repairs in VT, but they do have a rental license. They plan to do sales, parts & service in NH; perhaps rentals sometime in the future
They have 238 units in stock in VT, but in peak season, they will have 400 units in stock. 
Glenn inquired why the plan shows the majority of the use on 14-4. Joe replied there are some wetlands on 14-5, but said if down the road they discover that there is a large dry area on 14-5, they may investigate the use of that. Their request for 350 units includes all vehicles on the lot – for-sale units, units being repaired, customers and employees.  

Glenn asked about the septic system at Raymond Brothers – Joe thinks it was for 400-500 gallons a day, but it will need to be verified. The septic dumping station will not be tied into the leach field. It will go into a holding tank and will be removed at regular intervals. 
Gary asked what happens to units that are traded in that aren’t good value.  Layne responded that they wholesale them out. 

Andrew asked if they do service and Layne responded yes - service is a very important element.
Glenn asked if any members of the public would like to speak in favor of the application.  

Mike D’Amante was sworn in.  He stated he is partners with Gary DePalma, and Gary is in Florida and asked Mike to come tonight to speak in favor. They are direct abutters of the property.

Joe Connolly was sworn in and is a direct abutter –his house is located at the back of the property on the abutting lot to the west. He is in favor of the application, but asked about lighting. Joe Wichert said it will be downward lighting to minimize any spill-over on abutting properties. Joe W. also said they will need to go to the Planning Board, and will have more details about the kind of fixtures being used.  Joe C. asked about the propane filling station and dumping station – Layne responded that they will both be located directly behind the building, near the front of the property.  Joe C. asked where they will wash the campers and where the water will go. Joe W. said that is something they haven’t gotten to yet, but it will be addressed with the Planning Board.
Glenn asked if anyone is opposed.

Roberta Bourque is located directly across the street and has lived there for about 30 years.  She stated that she has been trying to sell her home for 3 years, and has had no luck because while everyone loves her home, they hate the location.  
Glenn asked if anyone has any comments.

Dennis Lavertu owns the property directly behind the two properties.  He just wants to be sure that any drainage doesn’t go onto his property.

Debbie Sargent was sworn in and said she lives on Route 4 East and wants to make sure that this new business will be considerate to its neighbors in terms of keeping the noise down.  Layne & Logan were adamant that they are good neighbors.  Glenn noted that she lives in a Residential/Light Commercial zone. This subject property is Residential/Commercial, and the town is working hard to create economic growth in this zone.
Glenn asked for board input.  Ricky, Gary & Alan think it looks great.  Glenn reviewed some considerations.  One question Glenn asked was how many employees and Morgan responded that during peak season, their VT location has 40 employees.  Mike said it has been questioned during Planning Board discussions why the ZBA is limiting employees, as it is counteractive to building business.  Glenn said it is limited because of septic loading. There was a brief discussion that this should be left to the property owner to deal with DES about if they outgrow their septic system.
It was discussed that the septic system on this property will be inspected and as long as it is not found to be in failure, the system will not need to be replaced at this time.  Jay said that in his opinion, this will be fine – he does not foresee a problem.
Gary made a motion to close the public hearing. Andrew seconded the motion. All in favor.
The Variance checklist was reviewed: 
Question A. All members answered yes.

Question B. All members answered yes.

Question C. All members answered yes.

Question D. All members answered yes.

Question E. All members answered yes.

Question F. 1. All members answered yes.

Question F. 2. All members voted no.

Special Exception:

Question 1. All members answered yes.

Question 2. All members answered yes.

Question 3. All members answered yes.

Question 4. All members answered yes.

Question 5. All members answered yes.

Question 6. All members answered yes.

Question 7. All members answered yes.

Question 8. All members answered yes.

Question 9. All members answered yes.

Alan made a motion to approve the variance & special exception application with the following 13 Conditions:

1. Recreation vehicle sales may be performed on Tax Map U6, Lot 14-5 provided the same recreational vehicle sales business enterprise exists on Tax Map U-6, Lot 14-4;
2. Hours of operation shall be limited to the hours of 7:00 AM and 7:00 PM;

3. The operation of the repair service shall be in accordance with the New Hampshire Department of Environmental Services (NHDES) Best Management Practice;

4. All major repair work (e.g. engine replacement) shall be performed inside of a building;

5. All fluids removed from serviced vehicles shall be stored in approved containers and disposed of through State approved licensed handlers;

6. All parts and supplies shall be stored inside of a building or inside of a container intended for such purpose; 

7. The applicant shall have the motor vehicle sales area designed such that existing wetlands are minimally impacted.  The maximum number of all vehicles on the lot, at any one time, shall be limited such that wetlands remain minimally impacted or up to a maximum of 350 vehicles whichever is less; 
8. All vehicles shall be parked on a paved or packed gravel surface;

9. All outdoor lighting shall be pointed in a downward direction;

10. Natural vegetation shall be preserved to the maximum extent practical during expanded development of the property;

11. The existing septic system shall be inspected by a licensed septic designer and verified not to be in failure.  If the existing septic system is determined to be in failure, a new septic system shall be designed, installed and approved through the NHDES.  Verification of a satisfactory septic system serving the new business shall be provided to the Zoning Compliance Officer prior to commencement of business operations.

12. There shall be no increase in run off from the properties beyond that which currently exists.
13. The applicant shall proceed to the Epsom Planning Board for Non-Residential Site Plan review.

George seconded the motion. All in favor.
8:49 PM Old/New Business

Glenn advised Spring Conference will be held Saturday, April 28.

We have a court case on Friday regarding the Kingston case at 10 AM at 163 No. Main Street, Concord.  All board members are encouraged to attend to show a strong presence.
The Planning Board is revising the ADU ordinance in town.

9:15 PM  Andrew made a motion to adjourn.  Alan seconded the motion. All in favor.

