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32 unit High Density Housing Complex at Old Runnels Bridge Road 

Zoning Ordinance and Subdivision Regulation Concerns 

By Joseph Garruba 

A review of the updated site plan for the proposed housing development dated 6 May 2019 for 32 residential units 

on a new subdivision on Old Runnels Bridge road has revealed many areas of concern.  There are several areas of non-

compliance with the town of Hollis subdivision regulations and zoning ordinances.  Each item is enumerated below and 

recommendations follow in italics as they relate to each one.    

1. The density calculation on the 6 May site plan is incorrect. Per Our Zoning Ordinance Sec VII definitions, net tract 

area does not include surface waters.   

 

 

Per Hollis Zoning Ordinance Sec X,D,2,A the calculation of density requires the use of the net tract area. 

 

A proper density calculation would be the area in the R&A zone (8.072) – area of the northern pond (aprox. .5 acres) = 

7.572 acres of net tract area.   This works out to be a maximum density of 30.288 units  

The applicants claim that the pond is man-made has no bearing on the calculation of net tract area as can be seen from 

the citations provided.   

The planning board should request that the applicant calculate the project density as specified in the zoning 

ordinances cited, this may require removing a residential unit or two, but it is the board’s responsibility to see that 

the ordinance is being followed.  
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2. Per the Hollis Subdivision regulation, Open Space Requirement IV.6 B, this subdivision requires that the applicant 

set aside at least 2 acres of land for recreational use as a park or playground.   Since the applicant has proposed 32 

housing units, our regulation requires 1 acre of land for each 16 units.  This imposes a requirement that 2 acres be 

devoted to a buildable park or playground.  The submitted site plan shows a recreation area but it is not large enough 

to satisfy the requirement and its boundaries are not defined so it cannot be evaluated. 

 

  

The definition of a subdivision per our subdivision regulations includes the creation of a condominium which is land 

held in common and divided into parts among several owners.   The definition is attached below and is written to 

define condominium ownership as a subdivision. 

 

The definition of a subdivision per the Hollis Zoning Ordinance is quoted below for reference. 

 

Board Members should require the applicant submit plans that meet the requirements of town regulations.  

The town is chronically short on recreation areas and the intent of the ordinance is to ensure that the children 

that live in the proposed development have a safe convenient place to play.   It is projected that this development 

will house many school age children.  Why would the board allow the development to proceed with a 

substandard recreation area for these children?   

Recreation area is 

not clearly 

delineated and 

does not include 

the required area 
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3. Hollis subdivision regulation applies to the creation of both public and private roads which is stated in Sec IV.1  

 

Since the private roads proposed by the applicant must meet the standards of our regulation, they must include a 

turnaround at closed ends.  The regulation requires this in sec iv.7 B 

 

 

 

 

There are 2 dead end roads in the proposal, both of which require a turnaround.  The first is located at the 

western edge of the property near the newly proposed lot line and the second is at the northern end of the property 

where a gate is obstructing access to Old Runnels Bridge road. 

Board members should require the applicant to submit plans that are compliant with the town regulations.  

The intent of the town subdivision regulation is to ensure safe travel on the streets in the town.  It is necessary 

to get delivery and moving trucks as well as emergency vehicles into and out of the development.  Forcing those 

vehicles to reverse for long distances is a life safety hazard for the residents in that development since they 

would be at great risk of not being seen by the drivers of these vehicles.  I can see no reason that would justify 

the board’s approval of this non-compliant street layout.   
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4. Per Sec IV.7 of the town’s subdivision regulations, the Minimum Road Radii are to be dimensioned to the centerline 

of the road and to be no less than 125 feet.   The submitted plan shows several radii which are tighter than 125 feet 

and none of the curves are properly dimensioned to the centerline of the road. 
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The plans above show four radii which do not comply with the town’s regulations.  These curves are called out with 

red lines. 

 

 

Board members should require the applicant to submit plans that are compliant with the town regulations.  

The intent of the town subdivision regulation is to ensure safe travel on the streets in the town.  The minimum 

radii have been chosen to provide for safe operation of delivery and moving trucks as well as emergency vehicles.  

Tight radius turns are difficult for long wheelbase vehicles to navigate and are a life safety hazard since these 

vehicles will tend to cut over the inside corners on tight turns.  I can see no reason that would justify the board’s 

approval of the non-compliant roads proposed.   

  

75 foot radius 
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5. Per sec IV.1  Sec F, the board has the authority to require the studies quoted below.  So far, the board has requested 

a traffic study as well as a Wildlife Habitat Inventory and Assessment.  For a development of this size it is imperative 

that the board request the additional studies below since there are likely to be considerable impacts to the 

environment, views and finances of the town. 

  

 

 

The board should request the additional studies as described above.  It is the planning board’s purpose to 

evaluate the effects of a proposed development and ultimately approve or disapprove the applications.   In a 

case such as this where 32 units are proposed the board needs to have all of the information available to make 

informed decisions on the application on behalf of the town’s residents.   I can see no reason not to request this 

information.   Why would the board wish to make decisions without all of the facts available?  We know that 

school enrollments are already projected to rise over the next 5 years.  Why would we as a town choose to 

proceed through the approval process without considering the fiscal impact of this development? 

Enrollment 

prediction 

slide from 

the Feb 5 

2019 Hollis 

School 

District 

Budget 

Committee 

Presentati

on 
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6. Even though Multifamily Housing has been exempted from the impervious surface requirements of the Aquifer 

Protection Overlay zone (I can’t understand why?), this project must still meet the less stringent requirements of 

the Residential Agricultural zone which allow no more than 25% impermeable surface.   The development is 

subject to General Section IX, F Impermeable surfaces as cited below. 

 

 

Presently it does not appear that the proposal is in compliance with this requirement.  The site plan drawing of 6 

May does not provide areas or calculations to support this. 

The board should request that the applicant provide evidence of a compliant design with a notation on the site 

plan.  Since it presently seems that the ratio of impervious surface is greater than 25% in the residential agricultural 

zone, the board should request that the applicant reduce the impervious area to bring the proposal into compliance, 

this may require removing a residential unit or two. 
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7. Per the Hollis Subdivision regulation the Design Requirements Sec IV.2 states that the new lot line creating lot 

number 10-33-2 shall be perpendicular to the street lines where they intersect and shall extend at least 100 feet 

before deviating from perpendicular.   The plan set submitted does not meet the angular requirement where the 

lot line intersects with South Depot Road and the segments of lot line are not dimensioned so it is unclear if it is in 

compliance with regards to the lot line lengths.  In addition there is no dimension on the angles of the lot line 

intersections with the road so it cannot be determined if these intersections are in compliance. 

 

 

 

 

  

Board members should require the applicant to submit plans that meet the requirements of town regulations, 

this will most likely result in a reduction of area for lot 10-33-2 with a corresponding reduction in allowable units.  

It is the purpose of the planning board to ensure that town regulations are being met.  The applicants desire to 

build and sell additional units does not justify deviations from the subdivision regulations.  

  

Red Square and arrow show a 

compliant 90 degree intersection 
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8. Since the development is in the APO, the applicant is bound by the requirements of section XI A 4 B of our zoning 

ordinance 

 

The language above indicates that the proposal must meet all requirements in the zoning ordinance without 

the benefit of waivers.  The implication of this language is that the planning board may not entertain any waiver 

requests for non-compliances in this proposal since it lies in the Aquifer Protection Zone. 

Secondarily, Per Workforce housing section of our ordinance XVIII,I,3  the planning board shall not approve 

waivers related to “environmental protection,…and life safety”.  This language implies that the applicant would need 

comply with all requirements of this of this nature.   The planning board is bound not to accept waiver requests that 

impact any of the concerns listed below. 

 

For both reasons listed above, construction in the APO and the Workforce housing requirements, this project 

is not eligible for the approval of any waivers should the applicant request them.  Specifically the open space 

requirements as described in section 3 of this letter serve to protect the environment as can be seen by the ordinance 

language requiring that they be left in their natural state.  In addition, the non-compliances cited relative to road 

design are life safety concerns.  Even if a waiver was possible, it would be hard to imagine why the board would grant 

one. 

 In conclusion, the proposed development at 52 Runnels Bridge Road is not compliant with our town’s 

subdivision regulations or zoning ordinance and as such the board should require the submission of a compliant 

proposal.   The spirit and intent of these regulations is to ensure that subdivisions are developed in a safe manner. The 

Town of Hollis Zoning Ordinance has the purpose as stated in its preamble of “preventing the overcrowding of land”.  

Considering this, the planning board members should vigorously enforce the subdivision regulations and zoning 

ordinances with the understanding that this project is not eligible for waivers. 


