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TOWN OF PLYMOUTH 

PLANNING BOARD 

WORK SESSION MINUTES 
September 6, 2018 

 

 
 

   

 

CALL TO ORDER:          Rebecca Hanson called the meeting to order at 6:30 p.m. Roll call of members 

was completed.  

MEMBERS PRESENT:       Rebecca Hanson (Chairman), Chris Buckley (Vice Chair / Conservation 

Commission Representative, Bridget Powers (Non-Recording Secretary), Bill Bolton (Selectmen’s 

Representative), Bonnie Sears, Jack Scarborough, Maryann Barnsley  

MEMBERS ABSENT: Steve Whitman (Alternate)   

OTHERS PRESENT: Brian Murphy, Land Use & Planning Director  

 

REVIEW OF MINUTES:  
1. August 2, 2018 Minutes:  

Chris Buckley made a motion to accept the minutes with edits; seconded by Bonnie Sears.  All in favor. 

2. August 16, 2018 Minutes: 

Bonnie Sears made a motion to accept the minutes with edits; seconded by Maryann Barnsley. All in 

favor. 

 

ADMINISTRATIVE MATTERS:  

• Master Plan update:  

1. Rebecca Hanson stated that there will be another Public Hearing for the Master Plan on Thursday, 

September 13, 2018 at 6:30 PM. This is the beginning, back bone or blue print of how we’ll structure 

our work for the next 8-10 years. This is what our community wants to see in the future of this town. 

2. Many Planning Board meetings have taken place, documenting community input points. The first was a 

visioning session in 2015. 

3. North Country Council solicited input from our community. 

4. The Chair read the “Vision Statement”. This sets the stage for the rest of the Master Plan. 

Public Input Points: 

1. Town & University / Relationship and Partnership 

2. Infrastructure, utilities and transportation 

3. Economic development 

4. Natural, historical and cultural resources 

 

Rebecca Hanson stressed the fact that the public was invited to provide input and stated that the Master Plan 

2008 was used as a reference. In 2016 a survey was created and distributed to registered voters and property 

owners. 
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The Master Plan is: 

1. A roadmap to the future, the structure of the Planning Board, of the things we’re responsible for. 

2. Collection of plans, maps, studies and reports which let us know what is going on here, right now. Helps 

us figure out where good and not so good places for development are. 

3. It is flexible, designed to serve over the next ten years. 

4. Far reaching and deals with all aspects of our community. 

5. Of particular importance is the implementation chapter which contains many tasks and steps that we can 

do to implement what was set forth in the Master Plan. 

The Master Plan is not: 

1. A legally binding document. 

2. A zoning ordinance and it is not meant to adjust our zoning ordinance. To do that we’d have to bring it 

to Town Meeting and bring it to a vote. 

3. A zoning map, it is much more flexible. 

 

Public Hearing  Opens 6:40 PM  

1) David Kent expressed his personal thoughts. Previous Master Plans expressed a desire to maintain a 

“small town atmosphere”. He hopes this appears in the next part of what we people are going to design. 

One of the primary things that draw people to Plymouth is the fact that we do maintain a small town 

atmosphere. The Master Plan serves as the bedrock for the Zoning Ordinance. The bedrock may have to 

shift a little. Mr. Kent went on to explain that within the past few months two proposals went before the 

Zoning Board, asking for things that are not allowed in our Zoning Ordinance.  

a.  One property was in close proximity to the University. Much more dense uses of this property 

are not allowed in the Zoning Ordinance under its current configuration. Perhaps there should be 

a mechanism to allow more dense use adjacent to the University. An overlay in the Zoning 

Ordinance was suggested but you would have to speak to that in the Master Plan to make it 

legitimate, to have it as part of the Zoning Ordinance. He encourages us to consider something 

like that.  

b. Another property was a high rise. In that close proximity to the University, it would have been 

harmonious with what is there, in his view.  

c. The owner of a single family home with little land wanted to use it in a more dense way than is 

allowed in the Zoning Ordinance and wanted to create more units than are allowed. Mr. Kent felt 

that frankly it wasn’t a bad idea considering the location, but you can’t approve something that 

isn’t allowed. He encourages all to consider things within that district, close to the University. 

Chris Buckley commented that the Planning Board is going to meet with the Zoning Board to discuss 

those types of situations. 

2) Mike Weaver asked if the Board would work on the definition of “agriculture”. He lives in West 

Plymouth, on 3A. That area is a huge mix of everything.  He heard rumors that the National Guard 

Armory may be going in. He feels the definition needs clarity. 

a) Bill Bolton confirmed that area is a catch all. 

b) Chris Buckley stated that they will revisit some of the definitions. 

c) Brian Murphy stated the National Guard is a government entity. They are exempt from our zoning 

and could place themselves anywhere, including down town. 

d) Rebecca Hanson stated the map needs to be made clearer west of 3A. 

3) Joyce Weston thinks the Master Plan is a great document. She believes the Town has a tax revenue 

problem. She suggested that a high end retirement community could be built, within walking distance to 

down town. 

4) Rebecca Hanson mentioned the Select Board is working on creating an Economic Development 

Commission Committee. They are looking for volunteers. 
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5) Neil McIver stated that he is a member of the Conservation Commission, They are working to develop 

access to natural areas in the uplands of Plymouth; Plymouth mountain, Cummings Hill Rd, Texas Hill 

Rd and New and Old Hebron Roads. This area connects through streams to the Baker River which is 

connected to land on the other side  of the  river where the Quincy Bog complex and Loon Lake 

wetlands complex, airport wetlands complex and White Mountain National forest which extends for 

many miles. A lot of wildlife out there. The intensity of traffic flow on Tenney Mountain Hwy is 

causing a very high kill rate of these animals trying to get across to the other side. He would like to see 

the Planning Board have some focus on stressing the importance of wildlife crossings. In his opinion 

Tenney Mountain Highway would need to be redesigned. It is overloaded. It was designed in the 1950s 

and many safety factors are inadequate. There are hundreds of accidents due to the design of the road, or 

lack of it. This is a major truck route from Montreal and Burlington to Portland and Boston. This is an 

issue he is concerned with. 

Chris Buckley stated this is covered in the Master Plan under highway policies. 

6) Frank Miller stated the Master Plan reflects a lot of work. He believes that we should focus on a simple 

form of getting in the concept of a Master Plan into “shovel ready projects”. People need assistance 

understanding the process of taking a concept to the context, to the process. How to get the permit ready, 

finance ready, shovel ready plan started. To get to the point where we can be acted on and see the results 

of what the citizens have said they would like to see happen .For instance, in the Agricultural zone, there 

are 135 industries associated with the agricultural sector. Some properties could be considered highway 

commercial or industrial. Perhaps they could be reviewed to see if it’s a type of zone that actually is 

agricultural business. 

7) David Kent stated that previous Master Plans also contained language for the preservation of 

neighborhoods. He hopes this continues. There’s encroachment on neighborhoods by people buying 

homes and putting students in those homes. That’s a growing problem. Higher density close to the 

University may draw things back. 2 effects: 1. Create more affordable housing with properties that are 

abandoned in what were the neighborhoods that have been taken over by students. 2. Build schools & 

infrastructure and if we run out of young people in the community we have those resources that are 

underutilized. We need to find ways of encouraging families to live in communities and the way to do 

that is with more affordable houses for younger people. One way is to draw things closer to the 

University and allow those neighborhoods to prosper again, with young children and the like. 

8) Joyce Weston commented that she agrees with David Kent totally. We need to retain our youth in the 

Town. She brought up the topic of “Dark skies”, page 53 in the Master Plan. She wanted to know where 

Wal-Mart fits in and why can Wal-Mart blast the sky all night. 

Brian Murphy explained that there was much conversation about down-cast lighting and photometrics. It 

met the criteria for reflection off the asphalt. Because the site is elevated, that is where the bloom comes 

from. The University field house lights spread more light out there than the commercial development in 

town. We haven’t adopted the dark skies ordinance though we always refer to it and ask that it be followed 

as economically possible. Joyce Weston gave the suggestion of sensors and David Kent pointed out that the 

Town approved it based on not creating a large bloom in the sky. 

 

Rebecca Hanson stated that the implementation section of the Master Plan mentions “dark sky”, as one of 

our policies, tasks and strategies. Nothing can be done about Wal-Mart at this point. All we can do is take 

that as a lesson learned. How we look at new development and redevelopment will be different in the future. 

 

David Kent suggested going back and looking at the initial approval to see if they are in violation. 

 

Rebecca said that was something that could happen. As far as where we are here, and where we are with the 

Master Plan, a lot of it is lessons learned in the past and how can we shape what we want to see in the 

future. 
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Bill Bolton stated we could defer to code enforcement for that. 

9) Viking Hedberg wondered, from Mr. Kent’s perspective, what close to the University is considered. 

Where he lives on Emerson St. could be considered close. 

Rebecca Hanson stated that the Master Plan has taken feedback from the community and is trying to deal with 

competing priorities. Putting students close to the University so that their impact will be less to most of us, but 

also trying to preserve those neighborhoods is challenging. The Master Plan is trying to navigate the balance 

between both protecting the residential areas close to the University but also trying to make sure there is student 

housing and putting development where it is most appropriate.  

Mr. Hedberg said it is a beautiful document and thanked everyone for all the effort. 

Chris Buckley explained that any change in zoning density would come before the Town. People that would be 

affected negatively would have the opportunity to voice their concerns. Rebecca added that as citizens you can 

suggest ordinances yourself as well as by petition. 

10) Jen Morris thanked the Board for all the work done on this document. She thinks it’s great trying to keep 

the community youthful and respecting all ages in this community and providing for people of all ages. 

The amount of traffic has become an obstacle to our community and down town area. She pointed out 

that we have a beautiful common and space by the courthouse that doesn’t get utilized to its full 

potential. She hopes the Town will implement regulations and ordinances so we can grow our 

community. We need to respect the natural resources we have. The plan overall is fantastic! 

Rebecca Hanson commented that implementation strategy is to start a cultural resources commission. Rebecca 

announced that this public meeting is continued to September 13, 2018 at 6:30 PM. Paper copies will be made 

available to the public. 

 

NEW BUSINESS: None 

 

UNFINISHED BUSINESS:  

1. Jack Scarborough stated that September 14, 2018 at 11:00 AM there will be ground breaking @ Boulder 

Point for the new veterans housing facility by Harbour Homes. There will be 25 single and 5 family 

units. 

2. Chris Buckley asked about edits to the Master Plan. They will be given to Rebecca for insertion. 

3. The Chair needed to awkwardly shout to the remaining audience to step outside. 

 

OTHER BUSINESS: 

• Chris Buckley stressed that for the next public hearing, September 13, 2018, we need to get word to all 

different commissions and committees to attend this hearing in order to get their input. 

• Rebecca Hanson said we have it covered. She also announced that the Energy Commission is officially 

disbanded. 

 

PUBLIC COMMENTS AT THE CHAIRMAN’S DISCRETION: None  

 

ADJOURNMENT: 

Jack Scarborough made a motion; seconded by Maryann Barnsley to adjourn. All in favor.  Meeting adjourned 

at 7:24 PM. 

 

 

Respectfully submitted, 

Dawn Roach 


