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The proposal is to remove the existing cottage and construct a new cottage, including a minor
expansion of 209 square feet of additional living space. The proposed chimney replaces an
existing chimney currently located within the 50-foot shoreland buffer. The new cottage will be
constructed within the same footprint as the existing structure, with the exception of the new
chimney and the additional 209 square feet of living space as well as a covered entry and
bulkhead. This additional living space will be located in the woodland buffer. The new
construction will result in a modest increase in impervious surfaces within the 50-foot waterfront
buffer and the woodland buffer. The Applicant is seeking variances from:

Article XVI, Section C. (2)

Article XVI, Section F. (2)b.

Article XX, Section B. (2) a.,(3),(5)b.2.

Article XIII, Section D.(8), F.(1)

A NH Department of Environmental Services (NHDES) Shoreland permit will also be required
for this project, but has not yet been sought. An application will be filed following a successful
outcome of the local permitting process

A certified Boundary was recently completed confirming the property lines of the property; a
copy of the Boundary Plan is submitted with this application. A Letter of Map Amendment
(LOMA) was approved by FEMA for this property. The existing cottage is located outside of this
floodplain designation. The proposed cottage will also be located outside of the floodplain
designation, and all living space and mechanical equipment will be located at elevations above
the flood plain elevation. The site is located entirely within the 250-foot Shoreland District.
Portions of this property are located within the floodplain, the property also contains Town-
designated wetlands, and a portion of the property is within the 100-foot stream buffer zone.
Although a portion of the site is encumbered by the wetland and steam buffers, all existing and
proposed structures are located outside of these buffers.

There will be no expansion of use. The existing structure is a 2-bedroom house has a pier
foundation. The proposed cottage will also be a 2-bedroom house, but will have 4-foot concrete
frost walls around the perimeter, with a crawl space. The existing garage and gravel driveway
will remain as-is. There is also an existing septic system servicing the cottage. The existing
septic tank and leachfield are located in the woodland buffer. This project will replace the
existing septic tank/pump chamber in its current location, but the leachfield will remain as-is. As
the existing septic system is over 20 years old, a new septic system has been designed as required
by NHDES and the Town of New London given that the dwelling footprint is proposed to be
expanded. The new leachfield does not need to be installed until such time that the current field
is determined to be in failure.

In order to demolish the existing structures and construct the proposed structure, there will be
some disturbance within the 50-foot waterfront buffer. One tree is proposed for removal within

M NEW HAMPSHIRE * VERMONT = MAINE

28 Gates Street, Suite 100 * Historic Downtown White River Junction * White River Jct., VT 05001
Phone: (802) 698-0370 * Fax: 7702) 895-4949
clduv@cldengineers.com * www.cldengineers.com




January 13, 2017
Project Description
CLD Reference Number 16-0320

the 50-foot waterfront buffer. In addition, the new (replacement) chimney is proposed within the
50-foot waterfront buffer (but within the limits of temporary disturbance area impacted by
foundation construction). Otherwise, there will be minimal disturbance within the 50-foot
waterfront buffer. The footing and foundation excavation work will be accomplished from inside
the existing structure footprint. No excavation machinery is proposed to be operating within the
50-foot waterfront buffer other than from inside the existing and proposed structure. Disturbance
beyond the proposed foundation is proposed to be temporary and limited to approximately 5 feet.
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APPLICATION FOR A VARIANCE

To: Zoning Board of Adjustment, Town of New London

Name of owner/applicant: David & Risa Radeke
Mailing Address: 5192 Little Brook Ct, Sarasota State: FL Zip 34238

Home Telephone: 941-924-7976  Work Telephone: N/A Cell: 305-458-4654

Email address: djradeke@gmail.com

Owner of property: Same

(if same as applicant, write “same™)

Location of property 583 Forest Acres Road, New London, NH

Tax Map Number: 19 Lot Number; 021 Zone: Residential 2
XVI G 2% EF. (21
. . . .. . XX ; B-b (3)(3)
A variance is requested from the provisions of Article: _XIII Section: D. (8). F. (1)of

the Zoning Ordinance to permit Reconstruction and limited expansion of existing

non- confirming structure.

Facts supporting this request:
1. The variance will not be contrary to the public interest:

See Attached

2. The spirit of the ordinance is observed:
See Attached

-

3. Substantial justice is done:
See Attached

4. The values of surrounding properties are not diminished; and:
See Attached

5. Literal enforcement of the provisions of the ordinance would result in an unnecessary
hardship.



A.  For purposes of this subparagraph, “unnecessary hardship™ means that,
owing to special conditions of the property that distinguish it from other
properties in the area:

(1) No fair and substantial relationship exists between the general public
purposes of the ordinance provision and the specific application of
that provision to the property:

See Attached

and

(2) The proposed use is a reasonable one:
See Attached

B. If the criteria in subparagraph (A) are not established, an unnecessary
hardship will be deemed to exist if. and only if. owing to special
conditions of the property that distinguish it from other properties in the
area. the property cannot be reasonably used in strict conformance with
the ordinance, and a variance is therefore necessary to enable a reasonable
use of it.

See Attached
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Owner/applicant(s) Signature:
PP g

2

NOTE: This application is not acceptable unless all required statements have been made.
Additional information may be supplied on a separate sheet if the space provided is
inadequate.

For questions or assistance in completing these forms, please contact:
Lucy St. John, Zoning Administrator

603-526-4821, ext. 16

Email: zoning@nl-nh.com

Or

Amy Rankins, Assessing Coordinator
603-526-4821, ext. 20
Email: landuse@nl-nh.com
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Addendum to Application for Variance
583 Forest Acres Road

Tax Map 119 Lot 21
Zone R2 & Shoreland Overlay Districts

The variance will not be contrary to the public interest:

The existing non-conforming structure, originally constructed in 1940 will be replaced and
slightly expanded. It will continue to be a single family 2-bedroom dwelling of similar size,
or smaller than, other residential buildings on properties along Forest Acres Road, within the
shoreland overlay district.

The expansion of the structure will comply with the current zoning side and front (road)
setbacks. The living space footprint will expand on the non-waterfront side by a total of 209
square feet. A new chimney is proposed within the 50 foot waterfrontbuffer. Total site
impacts for the proposed cottage are reduced by utilizing the existing footprint area for the
proposed structure. The proposed foundation frost wall construction with a crawl space will
aid in minimizing excavation disturbances to the overall site vs. a full basement foundation.

There is also an existing septic system servicing the cottage. The existing septic tank and
leachfield are located in the woodland buffer. This project will replace the existing septic
tank/pump chamber appears to be infiltrating groundwater, and as such will be replaced in its
current location. This will have no permanent effect on the existing ground surface
characteristics. The leachfield will remain as-is. The height of the proposed structure is a
maximum of 27 feet above the ground surface. This proposed maximum height allows for
more efficient use of the proposed living space while limiting horizontal expansion. Many of
the other structures along Messer Pond and in the area of the site are of similar height as the
proposed structure for this property.The spirit of the ordinance is observed:

The proposed chimney will replace an existing chimney located within the waterfront buffer,
the proposed chimney will be approximately 26” by 267, similar in size to the existing
chimney, and will also be within the 50-foot waterfront buffer.

In reference to Article 16, Section F2b, disturbance to the natural ground cover will be
limited to approximately 5 feet outside the existing footprint in order to safely construct the
concrete footings and foundation walls for the parent structures. The disturbed areas will be
backfilled in as soon as possible after the foundation footings and walls have cured, returning
the area to its natural condition. Erosion control measures will be employed during all earth
disturbing work until the work areas are stabilized.

The proposed building expansion of 209 feet, plus appurtenances, is entirely within the
woodland buffer, away from the waterfront. Stormwater management measures, including
infiltration techniques, have been incorporated into the site design. The proposed building
construction and expansion is considered small by today’s standards. Given these facts, the
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3.

proposal is consistent with the spirit of the ordinances. In addition, the improvements to the
existing septic tank/pump chamber is considered a betterment, and is consistent with the
spirit of the ordinance.

Substantial Justice is done:

The existing cottage is over 75 years old. Some form of work needs to be done to it; replacing it
with modern materials and methods will reduce the need for more frequent maintenance or
disturbance within the waterfront buffer zone. Any work on the cottage to upgrade to current
building codes plus building improvements to replace what currently exists will likely result in a
cost greater than 50% of the current appraised value.

4.

The values of surrounding properties are not diminished:

Many properties in the area are within the 50 feet waterfront buffer. A new structure will
enhance the values of surrounding properties. Upgrading and making improvements to this
property, which increases its value also has an indirect affect in raising the value of
surrounding properties. Much of the site excavation work for the proposed improvements
will be performed from working within the existing footprint of the proposed structure to
minimize impacts to the overall site. The increased structure height does not degrade the
views from any abutting lots and the proposed expansion is not reducing the separation
distance between neighboring structures.

Literal enforcement of the provisions of the ordinance would result in an unnecessary
hardship:

a. For purposes of this paragraph, “unnecessary hardship” means that, owinge to

special conditions of the property that distinguish it from other properties in the area.

1. No fair and substantial relationship exists between the general public purposes
of the ordinance provision and the specific application of that provision to the

property;

It is the intent of the ordinance that property owners should be allowed to
continue their non-conforming structure on the property.

This property is burdened by the town’s designated wetland and stream buffers,
the shoreland district buffers, unaltered areas, as well as the floodplain. There is
no reasonable alternative cottage location meeting all of these shoreland and
buffer requirements. Of particular concern would be the impact to the unaltered
areas, the wetland buffer, and added temporary earthwork impacts that would be
created by attempting to relocate the primary structure. Siting an alternative
cottage location is further complicated by the presence of an existing garage,
existing waterfront deck and outdoor steps (to remain as-is) and an existing septic
system configuration. It is important to note that the existing cottage does not
meet the 50-foot shoreland setback, but is grandfathered in its present location.
The replacement septic tank/pump chamber is proposed to be constructed in the
same footprint as the existing septic tank/pump chamber. This is the least
impacting location given the existing on-site infrastructure including septic
piping, force main, and applicable buffers. CLD, in representing the owners of
this property, feels the proposed site plan as presented better addresses the spirit
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of the zoning ordinance in regards to all buffers, setbacks and unaltered areas as
defined in the ordinance as compared to the existing cottage and associated
appurtenances. Specific measures have been taken in designing the new cottage
placement and proposed site plan to mitigate impacts.

it. The proposed use is a reasonable one;

The property will continue to be a single-family residential use, constructed
within the existing footprint with the exception of a relocated chimney and 209
square feet of living space. The structure will be upgraded with modern
construction materials that are compliant with current construction and safety
codes. The proposed primarily structure will remain within the grandfathered
existing footprint, and will be no closer to the Reference line than the present
dwelling. Impacts to the wetland buffer have been minimized with the proposed
site plan to prevent impacts to water quality. Infiltration of site runoff has been
designed to reduce runoff volumes. The proposed site plan maintains separation
between wetland areas and potential stormwater runoff and other elements that
can generate water quality impacts. In so doing the general public purpose of the
ordinance specific to the waterfront and wetland buffers is maintained.

iii. If the Criteria in sub paragraph A are not established, an unnecessary
hardship will be deemed to exist if,_and onlv if, owing to special conditions of
the property that distinguish it from other properties in the area, the property
cannot be reasonably used in strict conformance with the ordinance, and a
variance is therefore necessary to enable a reasonable use of it.

The height of the proposed structure is proposed to be between 26 and 27 feet
above the ground surface. The proposed height allows for reasonable and more
efficient use of the living space, and limits footprint expansion. In addition, the
proposed height is driven by the fact that this property is within the 100-year
flood plain. As such, the proposed first floor and crawl space elevations are
proposed to be above the 100-year flood elevation. Keeping the living space and
the crawl space, which is proposed to contain mechanical equipment, above the
flood plain elevation necessitates the variance request for height. It should be
noted that many other structures along Messer Pond and in the area of the site are
of similar height as the proposed structures for this property.

The specific conditions of this property do not allow for a reasonable use of the
property for a lakefront home without relief from the 50-foot waterfront buffer
and the wetland buffer. Relocating the proposed cottage to a location outside of
the 50-foot waterfront buffer would result in permanent and temporary impacts
that the zoning ordinance has attempted to protect against. Some of these impacts
would include the need for additional tree cutting, impacts to existing unaltered
areas, additional temporary impacts to remove existing deck and outdoor steps,
and additional impacts to the designated wetland buffer. The cottage orientation
would not be to the pond and then the site does not have characteristics of a
lakefront property. The existing cottage placement and septic system are a
grandfathered condition that should be allowed to continue.
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We, David & Risa Radeke, Owners of Tax Map 119 Lot 21, aka 583 Forest Acres Road, in New
London, NH give authorization to CLD Consulting Engineers, Inc. of 28 Gates St., White River
Jet., VL. to represent us at hearing(s) with the Town of New London Zoning Board of Adjustment

regarding Zoning Board Approval(s) for the above referenced property.
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DAVID & ANNE WUSTROW
116 VALLECITOS WAY
LOS GATOS, CA. 85032

NAL IN POLE#

CAPPED REBAR FOUN[
FLUSH WITH INSCRIPTION
READING "C.E. PLATT" AT

BASE OF LEANING 1 3/4"

IRON PIPE UP 1.2

, ELEv=11 10.3'
TILITY POLE

PLAN REFERENCES:

TBM

PSNHE0A-14 #201500017953.

KTCO/14

JAX _MAP 119 LOT 20
DAVID & ANNE WUSTROW — — —
116 VALLECITOS WAY
LOS GATOS, CA 95032 \ 1. PLAN TITLED "SECTION | PLAN OF LOTS IN FOREST ACRES, NEW LONDON,
MERRIMACK CO., N.H. BELONGING TO FOREST W. KIMBALL + GEORGIA W.

KIMBALL" PREPARED BY H.E. JOHNSON, C.E. DATED DEC. 15, 2016. RECORDED
IN MERRIMACK COUNTY REGISTRY OF DEEDS AS PLAN #1467.

2. PLAN TITLED "PLAN OF STANDARD PROPERTY SURVEY AND PLAN OF EXISTING
CONDITIONS — JUNE 29, 2015. TAX MAP 119 LOT 3 — 575 FOREST ACRES
1 4" IRON PIPE ROAD, DAVID J. AND ANNE J. WUSTROW" PREPARED BY PENNYROYAL HILL LAND
FOUND UP 1.3" SURVEYING & FORESTRY LLC DATED AUGUST 5, 2015. REVISED OCTOBER 9,
2015. RECORDED IN MERRIMACK COUNTY REGISTRY OF DEEDS AS PLAN

3. PLAN TITLED "PLAN OF BOAT LAINCH AREA FOR GERALD & ELIZABETH P.
ROGOFF.” PREPARED BY BRISTOL, SWEET & ASSOC., INC. DATED NOVEMBER 11,
2005. RECORDED IN MERRIMACK COUNTY REGISTRY OF DEEDS AS PLAN #17810.
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Property Location: 583 FOREST ACRES ROAD MAP ID: 119/ 021/ 000/ / Bldg Name: State Use: 1012
Vision ID: 2249 Account # Bldg #: lofl Sec#: 1 of 1 Card 1 of 1 Print Date: 01/19/2017 10:45
CURRENT OWNER TOPO. UTILITIES STRT./ROAD LOCATION CURRENT ASSESSMENT
[RADEKE DAVID & RISA 1 [Level 5 [Well B [Unpaved (7 Waterfront Description Code Appraised Value | Assessed Value
i : ESIDNTL 1012 36,100 36,100 2119
5192 LITTLE BROOK COURT W o ML RES LAND 1012 176,700 176700 NEW LONDON. NH
ESIDNTL 1012 3,200 3,200 ’
PARASCEA, T1. 34237 SUPPLEMENTAL DATA
itional Dwners: Other ID: 00119 00020 00000  [Septic Infor WORK #: 39846 BDRMS:
ZONE MP Y
UTILITY WF 100
Ward CONSERVA1 IN HMMOZ
Prec.
[ROADFF
\GIS ID: 119-021-000 ASSOC PID# Total 216,000 216,000
RECORD OF OWNERSHIP BK-VOL/PAGE | SALE DATE |q/u |v/i |SALE PRICE [V.C. PREVIOUS ASSESSMENTS (HISTORY),
RADEKE DAVID & RISA 3530/1002 09/16/2016( U | I 213,000 |1G | Yr. |Code Assessed Value Yr. | Code Assessed Value Yr. | Code Assessed Value
BOSTON UNIVERSITY TRUSTEES 3479/ 615 05/28/2015( U | I 1V po16 [1012 36,100p016 (1012 36,100 2015|1012 36,100
[ROGOFF ELIZABETH REVOCABLE TRUST 3304/1208 03/26/2012| U | I 1U po16 (1012 176,700 2016 | 1012 176,700 2015|1012 176,700
ROGOFF GERALD & ELIZABETH 0 2016 1012 3,200 2016|1012 3,200 2015|1012 3,200
Total: 216,000 Total: 216,000 Total: 216,000
EXEMPTIONS OTHER ASSESSMENTS This signature acknowledges a visit by a Data Collector or Assessor
Year Type Description Amount Code Description Number Amount Comm. Int.
0 0
0 ) APPRAISED VALUE SUMMARY
Total: 0 0| Appraised Bidg. Value (Card) 35,500
ASSESSING NEIGHBORHOOD Appraised XF (B) Value (Bldg) 600
NBHD/SUB NBHD Nane Street Index Name Tracing Batch Appraised OB (L) Value (Bldg) 3,200
i Appraised Land Value (Bldg) 176,700
NOTES Special Land Value 0
CRAWL GREY IA WITH THIS LOT, 1.30 ACRES ADDED )
ORIGINALLY SAME AS #6 BK- 3235 PG 690 Tl Appratsed Porcel Vialue. 0ty
FOREST ACRES RD $/13- ADJ DECK MSMNTS, FLOORING TO Valuation Method: 2
KIT/LIV RM COMBO PARQUET- W/F WEEDY , LILLYPADS. SHALLOW .
Adjustment: 0
11/05=NC 6/15-F/8 $299,000 W/ LOT ACCROSS ST.
B/11- MERGED ABUTTING LOT 119-22 Net Total Appraised Parcel Value 216,000
BUILDING PERMIT RECORD VISIT/ CHANGE HISTORY
Permit ID Issue Date Type \Description Amount Insp. Date % Comp. Date Comp. _(Comments Date Type 18 ID [ Cd Purpose/Result
5/28/2015 AR | AC ADMIN DATA ENTRY
8/01/2013 KM |CB [CALL BACK
6/06/2013 RE M |[MEASURE
3/24/2011 KM | AC ADMIN DATA ENTRY
8/31/2010 KM | FR [IN FIELD REVIEW
LAND LINE VALUATION SECTION
B | Use Use Unit 1 Acre (& ST. S Adj
# |Code Description Zone |D | Front |Depth Units Price Factor |5 4| Dise |Factor |ldx | 44 Notes- Adj Special Pricing Fact | 4dj. Unit Price | Land Value
1 (1012 POND R2 116 43,560 | SF 1.99|1.0000 | 4 1.0000 0.65| 12 | 3.00 10 WEEDY, -25 SEASONAL 1.00 3.88 169,000
1 |1012 [POND R2 0.68|AC 5,000.00|1.0000 0 | 1.0000| 0.75| 12 | 3.00 [SEPTIC SYSTEM 1.00 11,250.00 7,700
Total Card Land Guzm“_ 1.68 Tﬁﬁ _ Parcel Total Land Area: 1.68 AC Total Land Value: 176,700




Property Location: 583 FOREST ACRES ROAD MAP ID: 119/ 021/ 000/ / Bldg Name: State Use: 1012

Vision ID: 2249 Account # Bldg#: 10of1 Sec# 1 of 1 Card 1 of 1 Print Date: 01/19/2017 10:45
CONSTRUCTION DETAIL CONSTRUCTION DETAIL (CONTINUED)
Element Cd. 7 Ch. Description Element Cd. |Ch. Description
Style B6 ICamp
Model , 01 [Residential g
Design/Appeal 04 Average +
Stories 1 1 Story WDK
Occupancy 1 MIXED USE
[Exterior Wall 1~ 13 Pre-Fab Wood Code Description Percentage 2 2
[Exterior Wall 2 1012 [POND 100 13
[Roof Structure 03 Gable/Hip FEP 8 22
[Roof Cover 3 Asph/F Gls/Cmp 8 8
lInterior Wall 1 2 'Wall Brd/Wood 30
Interior Wall 2 7 K PINE/A WD COST/MARKET VALUATION
Interior Flr 1 13 Parquet Adj. Base Rate: 70.22
prteclor Hr2 Net Other Adj: wmo.mﬂ.
fHeat Fuel 3 s [Replace Cost 55,477
[Heat Type 2 Floor Furnace AYB 1940 BAS
IAC Type 1 None EYB 1978 CRL 20
[Total Bedrooms 02 2 Bedrooms Dep Code A
Total Bthrms 1 [Remodel Rating
[Total Half Baths [Year Remodeled
[Total Xtra Fixtrs Dep % B6 30
Total Rooms 4 4 Rooms ~ [Functional Obslnc D
Bath Style ﬂ_ 01d Style [External ﬂwm_sn D WDK 7
. (Cost Trend Factor 1
[Kitchen Style 1 Below Avg Condition 14
% Complete
Overall % Cond 64
|Apprais Val 35,500
Dep % Ovr D
Dep Ovr Comment
Misc Imp Ovr D
Misc Imp Ovr Comment
Cost to Cure Ovr ]
Cost to Cure Ovr Comment

OB-OUTBUILDING & YARD ITEMS(L) / XF-BUILDING EXTRA FEATURES(B)

Code Description Cominent L/B |Units |Unit Price | Yr |Gde | Dp Rt | Cnd |%Cnd |  Apr Value
WEU— SHED FRAME L B20 [20.00 2003 0 50 3,200
IHRTH HEARTH B N 1,000.00 [1978 1 100 [600

BUILDING SUB-AREA SUMMARY SECTION

Code Description Living Area | Gross Area | Eff. Area Unit Cost_|Undeprec. Value
BAS IFirst Floor 600 600 600 42,134
CRL [Crawl Space 0 600 0 0
FEP I[Enclosed Porch 0 240 168 11,798
WDK Deck 0 222 22 1,545

L Ttl. Gross Liv/Lease Area: 600 1,662 790 55477
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