GENDA
LEBANON CITY COUNCIL
MAY 20, 2020
9. NEW BUSINESS:
9.B – DISCUSSION: EXEMPTION OF METER SIZE FEE FOR
SINGLE FAMILY RESIDENTIAL STRUCTURES
REQUIRING FIRE SUPPRESSION SYSTEMS
BACKGROUND
The City Council approved a new water rate structure on May 15, 2019, which included a base
charge by water meter size for all water customers. The Council was provided with five options
prepared by the City’s consultant Raftelis to amend the water rate structure. The Council
developed a hybrid option from those proposed.
Previously adopted Code provisions required that newly constructed single-family homes be
equipped with a fire suppression system (commonly referred to as a sprinkler system). This
provision was later repealed by the Council and is no longer a requirement. Several singlefamily homes were constructed during the time that fire suppression systems were required and
are therefore serviced with water meters larger than single family homes without fire
suppression systems.
The Council has received complaints from at least two property owners of single-family homes
with fire suppression systems. The concern is the higher water bills attributable to the larger
water meter sizes. The purpose of tonight’s discussion is to discuss possible actions to address
these concerns.
ACTION
No action required at this time as item is for informational purposes only.
Included in this Section:
1. May 8, 2020 Memo from Jay Cairelli, Assistant Director of Public Works, re: Residential Fire
Sprinkler Impacts
2. May 11, 2020 email from Chris Christopoulos, Fire Chief, re: Response on Fire Sprinklers
3. May 15, 2019 Excerpt of City Council Meeting Minutes
4. Construction Plans for Westboro Woods, January 11, 2006, Revised May 5, 2006
5. Fiscal Impact Statement, Westboro Woods, Received March 14, 2005
Information Available but not included in this section:
1.
2.
3.
4.
5.
6.

May 15, 2019 City Council Agenda Packet, Item #7.A
May 1, 2019 City Council Agenda Packet, Item #9.B
January 16, 2019 City Council Agenda Packet, Item #8.B
October 17, 2018 City Council Agenda Packet, Item #8.A
September 19, 2018 City Council Agenda Packet, Item #8.C
August 15, 2018 City Council Agenda Packet, Item #9.A
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CITY OF LEBANON
DEPARTMENT OF PUBLIC WORKS
193 Dartmouth College Highway
Lebanon, NH 03766

MEMO
Date:

May 8, 2020

To:

Shaun Mulholland, City Manager

From:

Jay Cairelli, Assistant Director of Public Works

CC:

Jim Donison, PE, Director of Public Works

Re:

Residential Fire Sprinkler Impacts

We have done a search of our records and have found the following information with regards to
Assistant Mayor Below’s inquiries:


How many one and two- family homes do we have in Lebanon that are
sprinklered? Do we know this number?
We have information about which accounts are being billed for having sprinkler systems.
This information would have been input at the time the account was set up. Any
discrepancies in these numbers and the actual numbers would be because the person
providing the information for the account set up was incorrect.
One Family: These are labeled as “residential” in our system - 12 accounts
Two Family: We do not have this number because the system groups two family with
multi family. There are 98 Sprinklered accounts labeled under “multifamily”
in our system.
Non- Residential: The name is deceiving these are mostly larger condo/apartments.
There are 97 Sprinkled accounts under this classification



Do we know what size service/meter they have because they are sprinklered vs. what
they would need if not?

Dept. of Public Works – Phone 448-3112 / Fax 448-2671; City Engineer - Phone 448-0674 / Fax 448-2671; Utility Operations Water - Phone 448-2514 / Fax 448-0693
City Council
Utilities Operations Sewer – Phone 298-5986 / Fax 298-6492; Solid Waste Management - Phone 298-6486; Administrative Services – Lebanon
Phone 448-3112
/ Fax 448-2671
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We do not. The proper way to size a water meter is to count the number and type of
water using features in a building or home. These features are then multiplied by a
“Equivalent Fixture Unit” conversion factor. Then the meter is determined by the total
number of Equivalent Fixture Units. So, to know the size of the meter that each account
could have we would have to go through this exercise for each one.


Do they typically have sprinklers that are behind the residential meter?
Typically, yes. Most residential sprinkler systems branch off the internal plumbing of the
house before the meter.



Or can the service for the sprinkler system be separated from the metered service so
they aren’t charged sewer charges (or we could change the code)?
Sprinklers will only cause water use to be registered when activated to put out a fire and
they branch off the house service after the water meter. The public hearing that is
scheduled for May 20th to allow the City Manager to grant sewer abatements will allow
for the usage from a sprinkler system to be discounted from sewer bills.



Do we have any such non-metered one- or two-family sprinkler service connections?
Yes, most are non-metered



With regard to Ms. Truman’s residence, is she required by code or otherwise (such
as site plan condition) to have a sprinkler system? Could she simply choose to
disconnect it and then downsize her service and meter size?
I have attached an e-mail from the Assistant Fire Chief to help clarify this (below in
italics). I cannot answer this question definitively.

In addition to these questions, the Director and I have evaluated the financial impact of allowing
fixed meter charges to be lessened for residential accounts where the meter size is driven by the
fire sprinkler requirements:
Water Financial Impact of Reducing Fixed Meter Charge
Meter size

Number of
Accounts

5/8
50
3/4
44
1
6
Total Impact per Quarter:

Fixed
Meter
Charge
$16.96
$54.21
$80.61

Total $

$848.00
$2,385.24
$483.66
$2,020.90

Dept. of Public Works – Phone 448-3112 / Fax 448-2671; City Engineer - Phone 448-0674 / Fax 448-2671; Utility Operations Water - Phone 448-2514 / Fax 448-0693
City Council
Utilities Operations Sewer – Phone 298-5986 / Fax 298-6492; Solid Waste Management - Phone 298-6486; Administrative Services – Lebanon
Phone 448-3112
/ Fax 448-2671
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Sewer Financial Impact of Reducing Fixed Meter Charge
Meter size

Fixed
Meter
Charge

5/8
$25.76
3/4
$82.34
1
$122.44
Total Impact per Quarter:

Number
of
Accounts

Total $

50
44
6

$1,288.00
$3,622.96
$734.64
$3,069.60

EMAIL:
Jay,
Per our discussion on 5/5/2020 related to the meter sizes for sprinkler system the fire
departments stance is as follows.






Any Changing of the size of the meter for the sprinkler system would require a sprinkler
company to determine the adequate flow calculation for the particular property. This
information would have to be shared with the fire department before any changes could
potentially be approved.
Based on Yours and Jim’s findings that there are only 6 properties that have 1-inch meters
and the determination to drop the rates to the 5/8 rate the fire department has no issues
with this.
The Elm Street property that is going from a single family to a 4-unit apartment building
the sprinkler is required based on the State Fire Code.
The Property off Seminary Hill and Peabody street the sprinklers systems could have been
required by the Planning board as a condition. These two properties may have been built
prior to the Sprinkler Ordinance that the City once had but has been discontinued.

Let me know if you need anything further.
Jeffrey S. Libbey
Assistant Fire Chief
Lebanon Fire Department
603-448-8810 (Work)
603-667-3505 (Cell)
603-448-8811 (Fax)

Dept. of Public Works – Phone 448-3112 / Fax 448-2671; City Engineer - Phone 448-0674 / Fax 448-2671; Utility Operations Water - Phone 448-2514 / Fax 448-0693
City Council
Utilities Operations Sewer – Phone 298-5986 / Fax 298-6492; Solid Waste Management - Phone 298-6486; Administrative Services – Lebanon
Phone 448-3112
/ Fax 448-2671
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From:
To:
Subject:
Date:
Attachments:

Christopoulos, Chris
Mulholland, Shaun; Cairelli, Jay
Response on Fire Sprinklers
Monday, May 11, 2020 10:12:39 AM
Fiscal.Impact.Study_Westboro.Woods-Mar2005.pdf
102_004 Westboro Woods 2006_201412041140.pdf

Shaun – here is my response to Council Below’s questions:

Do we know if the accounts identified in the system as sprinklered are only those with sprinkler
connections behind the meter, or are they mostly in front of the meter, but maybe with some
behind the meter and we don’t know actually know how many are in which category? Based on my
review of the plans specifically for Westboro Woods, the design drawing shows the fire sprinkler
connection after the water meter. Generally, unless a sprinkler had a separate water service the
practice of having the sprinkler connection after the meter would not be unusual to prevent a
system that was required from being disabled.
Do we know if the Planning Board ever required sprinkler systems in residential systems that weren’t
required by code or ordinance? There have been a few subdivisions that offered to protect buildings
with a fire sprinkler system in lieu of other fire code reductions (I.e. narrower roads, denser spacing,
greater distance between fire hydrants). Examples – The Falls, Prospect Hills and Rock Ridge. Rock
Ridge has since gone back to the planning board to rescind this requirement for new detached single
family buildings.
Do we know the exact dates the sprinkler ordinance was in effect and what it said? The residential
sprinkler ordinance was adopted on November 2, 2005 and rescinded on August 5, 2015.
If Ms. Truman’s system was installed in 2010 (date in tax record on-line) it sounds like it would have
been during the time the ordinance was in effect based on Councilors Sykes’ recollections at the
Council meeting. Assuming such, since the ordinance was repealed does that mean she could simply
disconnect the system and then downsize her meter to what would otherwise be required? (I
realize this is NOT a desired outcome but Ms. Truman seems to be under the impression that her
only option is to pay the higher rate, when she might legally disconnect the system or instead
reconnect it ahead of the meter rather than behind it and keep it operational while downsizing to a
5/8” meter). (According the tax card the duplex home is only 3 bedrooms with one full bathroom.)
The site plan for this development included protecting all buildings with a fire sprinkler system. This
was accepted by the planning board and further referenced in the impact statement (see attached).
It is likely that even though we had a valid sprinkler ordinance that this development was required to
have fire sprinklers as a result of their approved site plan and not the ordinance. It is important to
note that we cannot find any record stating that fire sprinklers were required by either the planning
board or the fire department. The sprinkler design does require a 1” water service to meet the fire
flow requirements in the sprinkler design. As this development included fire sprinklers in their
approval, I would defer the question of disabling them to the planning board. This will certainly open
other developments (I.e. The Falls or Rock Ridge) for requesting the same. This is concerning in that
The Falls and the early homes built at Rock Ridge are built on narrower roads and with greater
Lebanon City Council
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density. As for 1 of 2-family homes that were built and required to have fire sprinklers under the
provisions of our ordinance, while I strongly disagree with disabling the systems, I have no authority
to enforce the requirement that they be maintained under the current code. The Falls and some of
Rock Ridge would fall under the authority of the planning board for enforcement under the
following: “Revised Statutes Annotated, 676:17, Administrative & Enforcement Procedures, Fines
and Penalties, states in part:
              “I. Any person who violates any of the provisions of this title, or local ordinance, code, or
regulation adopted under this title, or any provision or       specification of any application, plat, or
plan approved by, or any requirement or condition of a permit or decision issued by any local
administrator or land use board acting under the authority of this title shall be guilty of a
misdemeanor if a natural person, or guilty of a felony if any other person and shall be subject to a
civil penalty of $275 for the first offense, and $550 for subsequent offenses for each day that such
violation is found to continue after the conviction date or after the date on which the violator
receives written notice from the municipality that the violator is in violation, whichever is earlier.
Each day that a violation conditions shall be a separate offense.”

In regards to: “Councilor Sykes stated that when he was on the FD there was a provision in our
code that exempted the larger meter sizes from the additional cost if they were used for
residential sprinkler systems.” We have researched the City codes back to 2005 and cannot
find any reference to this provision.

Please let me know if you require additional information or have any questions.

Chris Christopoulos, Jr., MA, CFO
Fire Chief
Lebanon Fire Department
12 South Park Street
Lebanon, NH 04766
Office: (603) 448-8810
Fax: (603) 589-4978
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WESTBORO WOODS
Seminary Hill Road, Lebanon, NH
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March, 2005
Hadfield Associates, Meriden, NH
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Westhoro Woods Fiscal Impact Statement, March, 2005

Project Summary
Westboro Woods (Twin State Sand and Gravel) is a 38 unit, open space/cluster,
multi-family, high-density, residential development on Seminary Hill Road in West
Lebanon, New Hampshire. These compact units include a combination of one (1) twobedroom and four (4) three-bedroom detached single family units, six (6) attached twobedroom units, and 26 attached three-bedroom units. The attached units are all duplexes.
These compact units range from just over one thousand (1,003) square feet for the twobedroom, detached single-family unit to a maximum of 1,736 square feet for the three
bedroom detached single-family unit. The duplex units range in size from 1,248 for the
two-bedroom duplex units to either 1,280 or 1,736 for the three-bedroom units. Twelve of
the 26 three-bedroom, attached units have garages. There is one existing unit that will be
saved.1 The project provides a mix of housing types and sizes, intended to attract a
variety of homeowners, from young families to retired persons. There are no restrictions.
At the present time no phasing is anticipated. Construction is expected to begin in
the Summer of 2005. Units will range in price between $190,000 for the smallest of the
units (two-bedroom duplex) and $250,000 for the detached three-bedroom units. Total
value of the project is estimated to be $7,960,000 (at 100% valuation).
The January, 2005, Cost of Community Services Study (COCS) conducted by
Economic and Policy Resources (EPR), identified eight (8) land-use categories and
calculated ratios for revenues versus expenditures in terms of municipal costs. Not
surprisingly, the study identified high-density, residential as one of the uses where
municipal costs exceed revenues by a ratio of 1: 1.02.
The reality of the Upper Valley housing market is that affordable family housing
is almost non-existent and we would generally anticipate that demand for these units will
be very high. However, the majority of these units are relatively small for a family and
the land surrounding them will be held in an "association style" entity. This form of
ownership is generally not appealing to low-moderate income families with school-age
children. For example, the 28 units at Reed Court on Mount Support Road are
comparable is size, design and cost of the proposed attached units. There are no
additional school-age children living in those units. 2 Occupants are primarily young
professionals and empty-nesters which was the intended population. Still, four of the
units at Westboro Woods are detached three-bedroom homes and will appeal to families
and the majority of the duplexes are three-bedroom. In addition, the lower end of
Seminary Hill Road is already a family neighborhood.
By necessity, affordable housing demands in the Upper Valley must be met by
high-density developments. In terms of fiscal impacts, affordable projects of this nature
tend to either break-even, or cost the community more than they bring in terms of
revenues (a deficit). Given the variety of unit styles, the housing shortage in the Upper
This fiscal impact analysis is based on 37 units as one (1) unit is an existing single-family unit.
There were three high-school age children on the Reed Court lot prior to the development. That
family moved into one of the units.
2 Note:

1
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Westboro Woods Fiscal Impact Statement, March, 2005

Valley and the fact that these units will appeal to a broad constituency, we ran two
different scenarios looking at different levels of school-age child generation. The likely
outcome is somewhere between these high and moderate impact scenarios. We do
caution however that it is also likely that in the event that families with school-age
children move to this property, it is probable that a significant number will be families
who are already living in Lebanon and the children will already be in the Lebanon School
system.
This fiscal impact analysis concludes that the municipal expenditures needed to
service Westboro Woods will likely exceed the property tax revenue generated by the
project. Based on the "high" scenario this study projects a deficit of tax revenues to the
community of $55,312 resulting in a revenue-expenditures ratio of 1:1.28. The moderate
scenario actually projects a small surplus of $9,344, resulting in a revenue-expenditures
ratio of 1:0.95 (essentially a wash). As mentioned above, we feel the likely scenario to be
somewhere in between. It is also important to point out that the positive or negative fiscal
impact of a project can hinge on the addition of one school-age child, as in this case.
This fiscal analysis was conducted using the most recent data available (2004) in
terms of the City and School Budgets and the State Aid to Education formula and is
based on the lull build-out of 37 units.3 We have once again used the model developed
by Applied Economic Resources to calculate the impacts. To our knowledge this is the
only methodology that takes into account changes in the state-aid-education grant as a
result of a project and also accounts for the cumulative impact of growth. We are
indebted to applied Economic Resources for providing this tool.4 The state-aid-toeducation formula is once again under review. According to the Lebanon School District
(business office) and the figures generated by the New Hampshire Department of
Education, the state-aid grant for next year is expected to be significantly reduced which,
combined with the projected cost per pupil for 2005, will result in additional costs.

3 There

are two existing units on the three properties, one of which will be demolished the other will be
retained.
4 We understand that the ultimate outcome of the COCS study will be a model that we can use to calculate
fiscal impacts.

2
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Westboro Woods Fiscal Impact Statement, March, 2005

The following issues related to environment and aesthetics are addressed in more detail in
accompanying submissions. In particular we refer to the letter from Pathways Consulting,
Civil Engineers, dated March 14,2005.
Environmental Impact
The project is a PRD located on 11.72 acres in the residential (R3) Zone on a
parcel of land facing Seminary Hill Road and backing onto the Twin State Sand and
Gravel property. There are two existing single family homes on the lot and surrounding
properties are a combination of single-family and multi-family homes on small lots to the
north, south and east. The building design is intended to provide some contrast to the
neighboring one-story single-family houses while avoiding the large multifamily
apartment buildings found in other parts of the neighborhood. Consequently, the project
will not create an undue adverse visual impact on abutting properties. The proposed lot
coverage is only 6.8% with impervious surfaces covering less than twenty percent
(19.6%) of the property. The remainder of the property will be managed as an
open/common space.
Drainage
Drainage patterns for the proposed site are similar to the existing drainage
patterns. Storm water runoff for the land area within the Westboro Woods complex will
increase from the existing peak runoff rates, and this will be addressed by the
incorporation of detention and treatment facilities. Detention of the increased runoff will
occur in a detention basin located at the west end of the site. Storm water will also be
collected and treated in grass swales or vegetated filter strips prior to discharging off-site.
Drainage calculations are provided in a separate document.
Parking
Parking for the proposed project was developed to meet the requirements of
Section 607.1 of the City of Lebanon Zoning Ordinance. The minimum off-street
parking requirement for dwelling units is 2 spaces per unit, yielding a total of 76 parking
spaces required for 38 units. The Plan provides for 87 parking spaces. The units with
garages will have one parking space within the garage and one space in the driveway,
between the garage and the sidewalk. Units without garages will each have 2 on-street
parking spaces, and in most cases, they will be located directly in front of the unit. An
additional 11 on-street parking spaces, including 3 handicapped spaces, are provided
throughout the subdivision, to provide guest parking for the residences, the playground,
and to access the mail kiosk. Most of the parking is shielded by the units facing Seminary
Hill Road.

3
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Westboro Woods Fiscal Impact Statement, March, 2005

Traffic
The project will increase traffic on Seminary Hill Road. A summary of the
impacts to roads, streets, and pedestrian and vehicular traffic is included in the traffic
analysis, provided in a separate Traffic Study.

Screening
At the time of submission we have not reviewed a copy of the landscaping plan.

Sensitive Areas
The project site is within the wetlands conservation district. The project will
impact a small area of existing wetlands that are a result of a culvert crossing under an
existing driveway.

Wildlife Habitat
A review of the state database does not reveal the presence of any rare or
endangered wildlife.

Air Quality/Noise
Noise and dust will be controlled during construction using Best Management
Practices. There will be a period of heavy construction during which associated noise can
be expected. Construction and use of heavy equipment will be limited to the hours of 7
AM to
/ <5^

Erosion
A sediment and erosion control plan will be developed in accordance with the
State of New Hampshire Best Management Practices will be used to control erosion and
sedimentation during construction and prevent erosion after construction is complete.

Level One Site Assessment
A level one site assessment has been completed by Pathways Consulting. No
existing or potential hazards were identified.

4
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Westboro Woods Fiscal Impact Statement, March, 2005

Utilties
Water
The project will have no adverse impact on the utility systems for the provision of
water service, fire protection, sewer service, and storm drainage. There is sufficient
capacity in the City's water system to accommodate the proposed development water
demands. The water system will be improved by providing a looped system between the
water lines in Hathorn Avenue and Seminary Hill. There is hydraulic capacity available
at the City of Lebanon wastewater treatment facility to accept the discharge. Site
drainage will be collected, treated and detained within the property prior to discharging
from the property.
Sewer
The sewer system will be privately-owned. Pathways Consulting is working with
City staff to identify the best course and direction for pumping effluent off the property.
The City has asked for a file review of existing record data, videotape of the pipe
segments for which there is no record information and segments that are known or
suspected of having problems and a count of the catch basins that connect to each of the
sewer system options. In general the City would prefer that the project connect to the
Glen Road interceptor with a gravity sewer line.
There is capacity at the water and the wastewater treatment plant to service the
demands of and flows from the subdivision.

Solid Waste
A solid waste handling company currently services the Seminary Hill
neighborhood for the collection of solid waste and recyclable materials, it is anticipated
that same company would likely service Westboro Woods for weekly curbside pick up of
solid waste and recycling. Each unit would be issued an individual cart that holds 3 to 4
trash bags. Each unit would be responsible for placing its cart and recycling bin(s)
curbside each week.
Police Department
We contacted Deputy Chief M. James Alexander of the Lebanon Police
Department and obtained statistical data of police calls to the Seminary Hill
neighborhood. The Seminary Hill neighborhood is defined as the 18 streets along and
including Seminary Hill, from Elm Street westward to Carlton Drive. In 2004, the Police
Department responded to 368 calls to the neighborhood. This number does not include
motor vehicle stops on Seminary Hill, as these calls are not related to the residential
neighborhood. Calls to Seminary Hill residences were considered to be
disproportionately high due to the two apartment complexes on Seminary Hill, so these
calls were netted out of the call volume as well. The average number of calls within the

5
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Seminary Hill neighborhood was 11 calls per street in 2004. Deputy Chief Alexander
considered Cottage Circle to be the most representative street to the proposed
subdivision, as it has about 30 residences on it, and it experienced 18 calls in 2004.
Based on this data, the Police Department anticipates that the Westboro Woods
subdivision will generate an average of 18 calls per year. The existing infrastructure has
the capacity to service this project.

Fire Department
We contacted Duane Egner, Fire Inspector for the City of Lebanon for an analysis
as to how many calls that the proposed project would generate on an annual basis. Based
on population, number of housing units and projected assessed value of the property, Mr.
Egner anticipates that the proposed development will generate approximately 13.6 calls
for service annually. The project is serviceable within the existing capacity of the
Department.
All units will have sprinkler systems.
The expected demographics would comprise primarily families, young
professionals and possibly some empty - nest professionals. We do not anticipate any
special needs. In the event that the project was to become home to a large number of
senior citizens (persons over 55) there is the potential for an increase in the number of
ambulance calls. At this time we do not anticipate that situation.

School Impact
The greatest fiscal impact of any residential development is the impact on the
school facilities and budget. On average, two-thirds to three-quarters of the fiscal impact
associated with new development is attributable to increases in the school budget. The
purpose of this section is to estimate the number of school-age children that the Westboro
Woods project could generate and to estimate the impact of these students both on the
existing school facilities and the school budget. In determining the expected number of
school-age children that a development might generate, we consider many factors
including size, type and cost of housing, number of bedrooms and proximity to families
with other children. In addition, we look at the proposed location in relation to job
centers, schools, and the current availability and cost of similar housing in the area.
There are a number of methodologies and data sources used for calculating the
multipliers for school-age children with wide ranging results.
•

The U.S. Census is generally considered authoritative but that data is already six
(6) years old. The 2000 Decennial Census reveals that the average occupied
housing unit (household) in NH generated 0.42 public school enrollees. The
median # of school-age children per occupied unit in Grafton County as whole

6
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was also 0.42. Further analysis of the census data reveals that the state's single
family households generated an average of .51 public school enrollees per unit. 5
•

For the Prospect Hills Impact Study, Applied Economic Resources (AER)
compared multipliers generated by the American Housing Survey by size, status
(attached/detached), # of bedrooms, with data from the 2000 US Census and the
actual enrollment data in the Lebanon School District. AER found that in every
category, the AHS multipliers were significantly higher than actual enrollment.
AER amended the multipliers to provide Lebanon specific calculations.

•

The non-published Census data, Public Use Microdata Sample or PUMS is
another source cited by AER in the above referenced NHFFA article. This data,
based on a 5% sampling of NH households is statistically significant at the state
wide level but not at the community level. These data divide the number of
bedrooms by the total enrollment in NH public schools by the total # of occupied
units. The result is a multiplier of 0.61 for a 3-bedroom unit. Hadfield Associates
queried the same data for 2-bedroom units which resulted in 0.16 multiplier.6

One of the best predictors of enrollment is to look at similar types of housing in
the host community and surrounding towns and at prior impact studies. While there are
over 500 housing units in the permitting stage in the Upper Valley (mostly in Lebanon),
there are few recent projects that are completed and occupied which are comparable to
the proposed project. The Consultant contacted area schools administrators and
transportation directors, City and Town Planners, and area developers to ask how many
school-age children were emanating from various projects. The majority of these
developments are not generating a significant number of school-age children. We also
looked at projected school-age generation in a couple of projects that are either permitted
but not constructed, Laramie Farms (Enfield), or are currently under construction, Baynes
Road (Meriden).
The only recent fiscal impact studies for projects in Lebanon include Reed Court,
Wyman Landing (Hadfield Associates), Prospect Hills, and Sleeper Village (AER). Of
these projects, the only one constructed so far is the 24 unit Reed Court. This project is
the most similar to the proposed project and has not generated any additional school-age
children to date. Another recent project, due to begin construction Spring of 2005, is
Laramie Farm Estates in Enfield. That project includes 68, two (2) and three (3) bedroom
units and the impact study7 projects that it will generate between 6 and 20 school-age
children.
5 Source: Russ Thiebault, Applied Economic Resources, New Residential Development and School
Enrollment: Just the facts, New Hampshire Housing Headlines, NHHFA, Spring 2004.

In their own study, AER matched the addresses of new single family homes with school enrollment in
communities including Bedford, Nashua and Concord, NH as well as Franklin, Mass., and Scarborough,
Maine, all fast growing communities. The resulting data showed that new single-family homes generate
between .65 and.85 students per unit in those communities. These data must be adjusted to reflect the more
rural nature of Enfield and the Upper Valley and the income differences.
1 Gerald Coogan (2002)
6

7
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Table 1: School Age Children in Comparable Developments
#0f
Units

Anderson Hill Road, Enfield
Reed Court, Lebanon
Martin Brook, Lebanon
Hemlock Ridge, Hartford
Sterling Springs-Hartford
Falls at Rivers Edge - West Lebanon
Projects under construction-anticipated school
impact*
Laramie Farms *
Baynes Road - Meriden*8
Total Units

Multiplier

13
24
22
48
44
40

Attending
Public
School
5
0
2
3
1
5

68
13
268

20
11
45

0.29
0.85
0.17

0.38
0.00
0.11
0.06
0.02
0.13

There is a direct relationship between the cost of housing and school-age children
generation. Generally, the more expensive the units, the lower the number of school-age
children but this needs to be tempered with local factors such as the labor market area,
average incomes, target populations and the currently housing availability in the area and,
on the square footage of the units. Based on the assessed values of the units in each
development listed above, only Reed Court, Martin Brook and Laramie Farms would be
considered comparable to the proposed Westboro Woods.
After weighing the numerous possible scenarios we have elected to offer a
moderate and high range. We chose not to offer a low range which would be based on the
review of existing and proposed projects. The moderate range is based on the average
number of students per occupied housing unit in the City of Lebanon, the high range is
based on the AER multipliers generated from a review of Census data, American
Housing Survey (AHS) data and Lebanon actual enrollments in 2000. With a marketing
strategy directed towards affordable housing for low-moderate income households and
the cost of the units, we believe that the most likely scenario is between moderate and
the high range.
Table 2: Projected
School Enrollment
Source
AER Multipliers
Lebanon Average

Multiplier

Scenario

0.61 and 0.21*
0.34

High
Moderate

Projected School
Enrollment
21
13

* 3 bedroom = 0.61, 2 bedroom = 0.21
location of this project between Kimball Union Academy and the Plainfleld Elementary School is
prime for higher income families and is expected to generate a significant number of students.

8 The

8
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School enrollment and capacity
Given the location of the project, elementary school-age children residing at
Westboro Woods would most likely attend the following schools: Mount Lebanon
School, the Lebanon Junior School (grades 6-8), and the Lebanon High School. We
contacted Jim Vezina Business Manager for SAU#32 to discuss school capacity and
enrollment. We reviewed the School Enrollment Study prepared by the Merrimack
Education Center for HKT Architects (August, 2003) and we looked at enrollment and
per-student costs going back to 1997.
In terms of current schools enrollment, the breakdown is as follows: elementary - 45%,
middle (junior high) -17%, and high - 38%. Applying these same percentages to schoolage generation in the Westboro Woods project would present the following numbers of
students:
• Elementary 6 to 9 students
• Middle (junior high) 2 to 4 students
• High 5 to 8 students
According to Mr. Vezina, despite the fact that enrollment overall is dropping and
that this trend is expected to continue, and while there is adequate capacity at the
elementary and high schools, there is still concern about the middle school (junior high).
Although there is adequate capacity at the present time, there are also many projects
under review which, if all were constructed, could seriously pressure the existing middle
school. The estimated cost of a new junior-high school facility to service 350 students
could be as high as $15 million. While no decision has been made to either construct a
new school or renovate the old one, we did look at the potential cost and calculated that
the annual debt service generated by the 2 to 4 middle school students emanating from
this project would range between $4,140 and $8,280 per year.
While there are a few small "bubbles" of students moving through the system, in
general, enrollment in the public schools is flat and is expected to continue on a
downward turn as evidenced by the data in Table 3 (below). The Lebanon School District
has seen a decrease of just over 9% in enrollment since peaking in 1998-1999.

9
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Table 3: Lebanon School District Enrollment
History and Capacity
Lebanon School District Enrollment 1997-2005

School

Sacred Heart Public

School
School Street School
Mount Lebanon
School
Hanover Street

School
Seminary Hill
Lebanon Junior High

Lebanon High
Lebanon School
District

Enrollment
199819971999
1998
Grades

19992000

20002001

20012002

20022003

20042005

20032004

K-2
K-2

119
132

86
121

104
112

89
104

98
111

92
107

96
102

78
104

K-3

271

273

269

279

308

300

284

258

3-6
4-6
7-8
9-12

317
196
63
753

336
180
343
781

334
189
326
784

328
194
328
746

300
188
321
764

299
169
334
738

270
183
336
726

247
172
326
748

K- 12

1851

2120

2118

2068

2090

2039

1997

1933

Grafton

Grafton
County
Percent

Source: NH Department of Education, Lebanon School District

Table 4: Population change in Selected Upper Valley Communities
1990 - 2000
Age
Groups
increase
<5
5-9
10-14
15-19
20-24
25-34
35-44
45-54
55-59
60-64
65-74
75-84
85+

Hanover
Number

Hanover
Percent

1638
17.8%
18
5.7%
30.1%
108
181
51.9%
173
10.2%
6.2%
146
-14.4%
-137
52
5.5%
56.4%
417
30.4%
91
12.0%
33
101
21.4%
97.8%
315
140 110.2%
Source: 1990 and2000 U.S. Census

Lebanon
Number

Lebanon
Percent

Enfield
Number

Enfield
Percent

Canaan
Number

Canaan
Percent

County
Number

385
-90
-38
65
111
-235
-426
76
732
74
-93
63
84
62

3.2%
-10.3%
-4.6%
9.2%
16.9%
-24.4%
-17.4%
3.9%
66.0%
14.3%
-18.3%
7.7%
15.0%
28.7%

639
-21
-1
32
23
-75
-145
142
391
106
70
48
49
20

16.1%
-6.8%
-0.3%
13.6%
10.1%
-24.4%
-16.8%
20.6%
100.3%
71.1%
53.0%
20.4%
40.8%
66.7%

274
-55
-35
20
43
-3
-116
69
192
65
27
55
4
8

9.0%
-21.3%
-12.7%
7.7%
21.6%
-2.3%
-22.3%
12.2%
55.8%
53.7%
23.1%
38.7%
4.4%
34.8%

6814
-713
-214
915
756
-823
-2143
824
4996
1253
276
501
793
393

10

9.1%
-14.5%
-4.2%
19.8%
11.8%
-10.3%
-18.1%
7.1%
70.2%
41.1%
9.0%
9.6%
25.6%
39.7%
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The high enrollments of the 1990s which reflect the last wave of the children of the
baby-boomer generation are now past. A review of 1990 and 2000 Census data for selected
Upper Valley communities (Table 4 above) confirms that this trend is not just related to the
Lebanon School District.9
Calculating Fiscal Impact on the School Budget
There are a couple of ways of calculating the impact on the school budget. One
way is simply to take the average cost per student actually funded by property taxes and
multiply by the number of children. The problem with this methodology is that it fails to
take into account the impact of the project on the state aid education formula. The ratio of
the projected value of the project (the increase in the assessment) vs the potential number
of school-age children affects the state-aid grant either positively or negatively. In the
event that the value of the project is high, yet the project only generates a few school-age
children as anticipated, it is possible to see a reduction in the state aid grant to the
community. Conversely, if the project is of moderate value and generates a higher
number of school age children, as is expected with this project, under the current funding
system, we would see an increase in the state aid grant. We ran these same scenarios
using the methodology developed by of Applied Economic Research10. For the purposes
of this report, we are using the FY04 adequate education calculations which are
consistent between the state and the City budgets.
Using this average-cost methodology, even with the anticipated increase in the
state aid grant, the property taxes generated do not cover the cost of education in the
event that the project generates the 21 students estimated under the "high" scenario.
Table 5: Projected School Impacts
Scenario 1
High
$140,793

Revenues
Total Local Property Tax revenues

Scenario 2
Moderate
$140,793

Expenses
Students generated
22
11
Total Spending on School functions per student
$9,762
$9,762
Total Property Tax Funded School Expense
$214,764
$107,382
Net Increase (Decrease) in State Education Grant
$49,597
$16,633
Total Education Cost
$165,167
$90,749
($24,374)
$50,044
Total tax revenues after education costs
Sources: NH Department of Education, Lebanon Finance Office, Lebanon School District.

9

Sources: NH Department ofEducation, SAU# 62, US Census, 1990 and 2000.

10 Mr.

Thiebault's average-cost methodology was developed under a contract with the Bedford, NH
Planning Board and is widely accepted by NH communities. To our knowledge this is the only
methodology that accounts for the cumulative impact of development on a community and we are indebted
to Mr.Thiebault for developing it.

11
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We understand that the state aid to education formula is once again under review
and could change this year or next; consequently, these figures should be viewed as a
snapshot in time.

Municipal Impacts
This study uses a "total municipal" impact methodology. That is, we have
calculated the average municipal expenditure per household rather than only looking at
the fiscal impacts on individual departments. Of the total appropriation for municipal
functions, 67% is attributable to residential use. To reach this figure we took 67% of the
2004 municipal appropriation funded by property taxes and divided them by the number
of occupied households in the City. While it is true that this particular development may
not increase the need for staffing in various municipal departments, these units will be
taxed at the same rate as every other unit in the town and will therefore pay a portion of
all municipal costs. This project is not the only one being developed in the City of
Lebanon and, as such, this methodology best reflects the cumulative impacts of growth.
Table 6: Municipal Expenses
Municipal Expenses Per Unit
Total Municipal Appropriation 2004
Municipal Cost Per Unit
Units proposed
Total Municipal Expense

$6,316,155
$1,100
37
$40,700

Property Tax Funded Items @ 8.48
per 000 /.67 (residential)
Appropriation/ 5,743 occupied
housing units (households) as
estimated by NH OEP.

Source: Lebanon Finance Office, NH Office of Energy and
Planning

12
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Summary and Conclusions
:

Table 7 - Projected Revenues and Expenses for Westboro Woods
Revenues

Scenario 1

Current Assessment
Anticipated Assessment
Net Assessment
Equalization rate 73.9%

AER
$221,310
$7,960,000
$7,738,690

Scenario 2
Lebanon
Average
$221,310
$7,960,000
$7,738,690

$5,718,892

$5,718,892

Increase in Assessed Value
Local Tax Rate for Town Functions
Local Tax Rate for School Functions
State Education Tax Rate
Total Property Tax Rate (excluding County)

$5,497,582
$8.48
$13.56
$3.57
$25.61

$5,497,582 Anticipated less current assessment
$8.48
$13.56
$3.57
$25.61

Total Local Property Tax revenues
Net Increase (Decrease) in State Education Grant
Total Revenue Increase

$140,793
$49597
$189,541

$140,793
$16633
$163,494

Expenses
Potential number of students
Net enrollment change
Total tax funded per student*
Total Property Tax Funded School Expense

21
21
$9,762
$205,002

11
11
$9,762
$107,382

37

37

$6,316,155
$1,100
$40,700

$6,316,155
$1,100
$40,700

Total Municipal and School Expense

$245,702

$148,082

Estimated Net Annual Impact

-$55,312

$9,344

Municipal Expenses Per Unit
Units proposed
Total Municipal Appropriation 2004
Municipal Cost Per Unit**
Total Municipal Expense

13

source: Lebanon Assessing
37 units ranging between $190,000 and $250,000

per $000 of assessed value
per $000 of assessed value
per $000 of assessed value
per $000 of assessed value

from State Tax Impact Sheet

Local spending on school function/ # of students
Students times Cost per Student

from project narrative
Property Tax Funded Items @8.48/ 000 @.67
residential
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Conclusions
• Based on the findings which are summarized below in Table 7 (above) the project
will result in a cash flow of between $9,344 and -$55,312 annually after full
build-out and depending on the number of school-age children. We predict the
actuals will fall somewhere between the high and the moderate scenario.
• The additional anticipated annual municipal expense, not including education, is
$40,700.
• The anticipated tax revenue from the project at full-build out is $140,793 (using
2004 tax rates). The anticipated increase in the state-aid-to-education grant would
range from $16,633 to $49,597. The revenues from the project will continue to
increase in step with the town property tax rates.
•

We anticipate that the number of school-age children living in the proposed
development will be moderate to high (11-21).

•

Based on a review of current and past enrollment of the facilities in the Lebanon
School District, and in consultation with District staff, it appears that the schools
have adequate capacity to handle students from this project. However, despite
falling enrollments, there is still a concern regarding the capacity of the Lebanon
Junior High School especially in terms of the cumulative impact of the housing
projects currently going through the planning process. We estimate a debt service
of between $4,000 and $8,000 from this project in the event that a new facility is
constructed.

• Police, Fire and the Department of Public Works confirm that there is existing
capacity in terms of infrastructure to service this project.
• The project should have little or no adverse on environmental quality.

14

Lebanon City Council
May 20, 2020
Page 137

Westboro Woods Fiscal Impact Statement, March, 2005

APPENDIX
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Westboro Woods (Twin State Sand and Gravel)
Project Information Sheet
Name of Development
Westboro Woods
Development Location
Lebanon
Current Assessed Value
Lot 102-12
Lot 116-3 (Annexation)
Lot 102-4 (Annexation)

Acreage
Value
1.02
154,000
$
6.67
44,664
$
4.03
22,646
$
221,310
$
11.72

Unit Mix

Units

Size
(Square Feet)

Estimated
Price

Total
Market
Value

Detached Units
2 Bedroom (with garage)
3 Bedroom (Thorndike Model)

1
4

1003 $
1738 $

200,000 $
250,000 $

Attached Units - All Duplexes

$

2 bedroom (no garages)
3 bedroom (with garages)
3 bedroom (without garages)
3 bedrooms (with garages)

6
8
14
4

Total # of units
Less current assessment
Increase in Assessed Value

37

Equalized Valuation 73.9%

200,000
1,000,000

1248
1280
1280
1736

$
$
$
$

190,000
220,000
210,000
230,000

$
$

1,140,000
1,760,000

$
$

2,940,000
920,000

$

7,960,000

$

221,310

$

7,738,690

$

5,718,892
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Projected Revenues and Expenses for Westboro Woods
Revenues
Current Assessment
Anticipated Assessment
Net Asessment
Equalization rate 73.9%
Increase in Assessed Value
Local Tax Rate for Town Functions
Local Tax Rate for School Functions
State Education Tax Rate
Total Property Tax Rate (excluding County)
Total Local Property Tax revenues
Net Increase (Decrease) in State Education Grant
Total Revenue Increase

Scenario 1

Scenario 2

Lebanon Average
AER
$221,310 source:Enfield Assessor's office
$221,310
$7,960,000 37 units ranging between $190,000 and $250,000
$7,960,000
$7,738,690
$7,738,690
$5,718,892
$5,718,892
$5,497,582
$8.48

$13.56
$3.57
$25.61

$140,793
$49,597

$5,497,582 Anticpated less current assessment
$8,48 per $000 of assessed value
$13.56 per $000 of assessed value
$3.57 per $000 of assessed value
$25.61 per $000 of assessed value

$140,793
$16,633 from State Tax Impact Sheet

$190,390

$157,426

21
21
$9,762
$205,002

11
11

Expenses
Potential number of students
Net enrollment change
Total tax folded per student*
Total Property Tax Funded School Expense
Municipal Expenses Per Unit
Units proposed
Total Municipal Appropriation 2004
Municipal Cost Per Unit**
Total Municipal Expense

37

$6,316,155
$1,100
$40,700

$9,762 Spending on school function/ # of students
$107,382 Students times Cost per Student

37 from project narrative
$6,316,155 Property Tax Funded Items @8.48/ 000 @.67 residential

$1,100
$40,700

Total Municipal and School Expense

$245,702

$148,082

Estimated Net Annual Impact

-$55,312

$9,344
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State Tax Impact (Based on FY04)
Asssumes students attend public schools

AER Data*
.64 school age (3 bdr)
0.21school age (2bdr)
children per unit

Change in Cost of Adequate Education
Adequate Education Costs
Students in System
State Education Cost/Student
Student in Proposed Development
State-Determined Adequate Education Cost

Change in State Collections for Adequate Education
State Tax Rate
Increase in Assessed Value
State Taxes Collected

$6,371,844
1933
$3,296

$

Net Impact-Increase (Decrease) in Education Grant
Net Impact per Student

City of Lebanon
.30 school age
children per unit
Most likely
$6,371,844
1933
$3,296

21

11

$69,223

$36,260

$3.57
5,497,582 $

$3.57
5,497,582

$19,626

$19,626

$49,597
$5,510.78

$1,848.16

$16,633

Source: NH Department of Education, City of Lebanon, Finance Office.
* For the Prospect Hills Impact Study,
Applied Economic Resources (AER) compared multipliers
produced for the American Housing Survey by size and
status (attached/detached) and # of bedrooms, with the 2000
US Cenus data and the actual enrollment in the Lebanon
School District. What they found was that in every category,
the AHS multipliers were significantly higher than actual figures
for Lebanon. After reviewing the data we have chosen to use the
AER multipliers for the high end scenario.
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Municipal Data Inputs
Tax Rate for Municipal Functions
Local Education Rate

$8.48
$13.56

State Education Tax rate
Total Tax Rate without County

$3.57
$25.61

Assessed valuation (current property)
Equalization Rate
Total Equalized Valuation
Cost of Adequate Education
Amount Raised locally from State Education Tax
State Education Grant

county tax rate @1.38 per 000

73.9%
$0
$6,371,844
$3,796,846
$2,574,998
883
326
748
1,957

Elementary School Enrollment
Middle School Enrollment
High School Enrollment
Total Students

45.1%
16.7%
38.2%
100.0%

$9,427,097 Property Tax Funded Items @8.48 per (NET)
$6,316,155 $
1,100 |annual municipal cost per unit

Total Municipal Appropriation
Percent attributable to Residential at 67%
Total
State Cost of Adequate Education

$6,371,844

$15,073,055
Local Property Tax School Assessment
$3,796,846
State Education Property tax
$2,574,998
State Adequate Education Grant (cost)
Total School Spending State Education and Local
$21,444,899
Property Taxes
Per Pupil average from Property Taxes (less state aid grant)
Total Assessment (Land and Buildings)
Total Residential Assessment
NH OEP Estimated Population 2003
NH OEP Estimated Occupied Units (2003)
School-age children per unit (townwide)

$ 1,140,194,019
$
763,929,993
13,123
5,743 $
3.0

$3,296 per Student (x!933)
$7,798 local ed rate @$13.56 per 000
$1,964 state school tax @3.57 per 000

$1,332
$11,094
$9,762

67%
2.3 persons per household
1,100

Note: Based on 2004 data.
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LEBANON FIRE DEPARTMENT
12 South Park Street
Lebanon, NH 03766

*

Phone 603-448-8810
FAX 603-448-8811
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Impact Statement for.
Twin State Sand & Gravel Proposed Residential Dev slopmentpify pp tEPANOM
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CODES

Tc c-.rler for the Lebanon Fire Department to accurately assess the fiscal impact of this development
project, seme method of determining the expected levels of demands for service must be arrived at.
Accepted measurement standards for measuring levels of service include the following:

•<>

• iv; .

lire number and '.The of demands for service per year
relauve to population
per 1,000 people
relative to housing units
total units
relative to the assessed value
total dollar figure

Existing figures sarnie be applied in ratios to expected given figures to yield a projected number of
demands for service. Therefore:
Deracnds for Service (2003)

2,432 Calls •

Population (2003 Census)

Exisfinp
12,792

Expected
83

Ravi jf service per 1,000 people
protected per year

190

16

Demands for seivicc (2002)

2,119 per year

Existing
Housing units
5883
(2002, NH Employment Security Report)
Rate of service per unit per year
2.77
Assessed Value per call per year (2002)
Assessed Value (2002)
Rate of service per year per
assessed value

Expected
37
13

$642,023

Existing
• 1,360,446,715
2,119

Expected
7,770,000
12

"Smoke Detectors Save Lives"
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WEST IIBANON. NEW HAU PSHRE 03704

03766

116. LOT 3-100
JOSEPH A. LANDRY. II
ELIZABETH L. LANORY
14 HATHORN AVENUE
KST LEBANON. NEW HAMPSHIRE

»/

PROPOSED:
57 SPACES

LOT COVERAGE:

/¥

ku

ll

FT)

1

MAP 67, LOT 99
DAVID A. AND KIMB ERLY A FED0LF1
1 JONES AVENUE
HAMPSHRE
03784
WEST LEBANON, NEW
I
MAP 101 LOT 17
EVERETT H. WEBBER. Ill
SUSA WEBBER
3 HA
AVENRUE
NEW HAMPSHRE
WEST LEBANON, NEW

N/A

RECULATONS:

W

3*
5^

03784

REQUIRED:
75 SPACES

LOADING SPACES:

W

if

MAP 101 LOT 40
TIMOTHY R. AND I
5 CARLTON DRIVE
WEST LEBANON, N

PARKING:

002/40)

03784

MAP . 102 LOT 50
FRANK T. ANO BARBARA P.
115 SEMINARY HILL ROAD
WEST LEBANON. NE

MAP 102, LOT 49
DHEERAJ ANO SA1
S CARLTON DRIVE
WEST LEBANON. HEW HAMPSHRE

66. LOT 2S
LEBANON SCHOOL OtSTRICT
04 HANOVER STREET
LEBANON. NEW HAUPSMRE

03748

MAP 102. LOT S
COWARD ANO SHAR
IRON SABOL
IDS SEMINARY ML
IX ROAD
WEST LEBANON. NEW HAMPSHIRE
MAP 102. LOT 10
NANCY WRIOLEY
104 SEMINARY HU ROAD
WCST LEBANON, NEW HAN

MAP 102. LOT 11
THOMAS A BARNES
POST OFFICE BOX 5524
WEST LEBANON. NEW K)

MAP 101. LOT 26
ROMAU) ANO
. UNO
_JNOA SW,
20 JOHNSON A\
.VENUE
NEST LEBANON, NEW HAMPSHRE

MAP 102. LOT 3
KEVIN T. ELCW
POST OFFICE BOX 374
ENFELD. NEW HAWPSHIRE

0

03784

([102/393

\ vV

m
\f

03764

03784

1

(510,500 SO

•75' IF PURD ABUT7S A RESIDENTIAL LOT <40.000 SO.FT

(j02/5a3

,\ \

V^jrt^«3-10'w"f

MAP 102. LOT 60
aTY OF LEBANON
51 NORTH PARK STREET
LEBANON. NEW HAMPSHIRE

11.72 ACRES

BUILDING SCTB ACKS:
PRON
SDEREAR.

k\

IM/t

MAP' 102. LOTS 59 i
NORTHEM RAILROAD
CORP.
IRONI HORSE PARK
MICHI STREET
NORTH EHLLERlOA, MASSACHUSETTS

AREA CF LOT:

HECHT:

0D2/37[)

\V>

Qta/iQ

102/1

@
MAPS 102 & 116. LOTS 62 * 2
TWIN STATE SANO
CRAVEL INC.
POST OFFICE 00* 5245
WEST LEBAN ON. NEW HiAMPSHtftE

PLANNED UNIT RESIDENTIAL DEVELOPMENT

PROPOSED
75,650

\
Qfl2/S03

.102/7

PROPOSED USE:

(_87/»9j

Qw/if>\

I
i
I

(R5

RE9DENTIAL

C^>

%

102 LOT 12
RESIDENTIAL THREE

ZONINC DISTRICT:

APPLICANT: TV/IN STATE SANO & GRAVEL. INC.
POST OFFICE BOX 5243
WEST LEBANON, NEW HAMPSIIRE

MAP 86. LOT 42
MICHAEL P. ROM.ANO
RACHEL PIPPIN
POST OFFICE BOX 5087
WEST LEBANON, NEW HAMPSHRE

I HEREBY CERTIFY TO THE BEST OF MY BELIEF ANO KNOWLEDGE THAT
A NEW HAMPSHIRE URBAN CLASS SURVEY WAS PERFORMED ON THE
PROPERTY SHOWN. BOUNDARY LINES ARE CONSISTENT WITH EXISTING
MONUMENTATION ANO THE REFERENCED DEEDS AND PLANS.

03764

03784

RECORD OWNER: HARRY E. JOHNSON, JR.
(MAP 102 LOT 12)

96 SEMINARY HILL ROAO
WEST LEBANON. NEW HAMPSHIRE

03784

SCALE: T- 100'

OVERALL SITE PLAN FOR

WESTBORO WOODS
REVISION
NO.

DATE

DESCRIPTION

MADE
BY

CHECKED
BY

APPROVED
BY

WU. ROM? - LEBANON. NEW HAMPSHIRE

PATHWAYS CONSULTING, LLC
3 SCHOOLHOUSE LANE. P.O. BOX 600
ETNA. NEW HAMPSHIRE
03750
(603) 6 43-3511

DESIGNED BY:
DRAWN BY: PA8
CHECKED BY- PAB
03/14/05
NO

10049
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SHEET

2 OF 12

Mar

p.2

14 05 09:18a

)

Averaging the expected number of calls per year for this development yields an expected increase
of 13.6 calls per year to the Lebanon Fire Department.
All ofthe above factors should be compared relative to certain demographic factors that may affect
call frequency. An accepted method of doing this is to use a predictor model of call frequency based
upon actual call histories of similar fixed use occupancies. At the present timecomplete information
is not available.
Additionally, sprinklerization will reduce the severity of the demand for service but not necessarily
the number of demands for service.
Respectfully Submitted,
Ehitrae E. Egiier
Firs Inspecto;:

CC: Ken Niemcnyk, City braver
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(!

Annual Capacity Charge for Middle School Students
Scenario 1
School Capital Costs
Estimated Cost of New Junior High School
Less" State share
# of students/cost per student
Total middle students
Annual Debt Service 4.254%, 20 years
Annual Debt Service

Scenario 2

$
35% $
$
350 $

15,000,000
5,250,000
9,750,000
27,857

$
$
$
350 $

15,000,000
5,250,000
9,750,000
27,857

4 $

111,429
0.074304
8,280

2 $

55,714
0.074304
4,140

$

$
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PATHWAYS CONSULTING, LLi
Planning • Civil & Environmental Engineering • Surveying • Construction Assistance
3 Schoolhouse Lane * Post Office Box 600
Etna, New Hampshire 03750
(603) 643-3511 'Fax: (603) 643-3533
March 14, 2005
KenNiemczyk, City Planner
City oNLebanon
51 NortfrPark Street
Lebanon, New Hampshire 03766
\

RE:

APPLICATION FOR LOT LINE ADJUSTMENT AND PRELIMINARY REVIEW OF
A MAJOR SUBDIVISION, WESTBORO WOODS PLANNED UNIT RESIDENTIAL
DEVELOPMENT, SEMINARY HILL ROAD, LEBANON, NEW HAMPSHIRE
(Project No. 10049)

Dear Ken:
Please find enclosed application materials for a Lot Line Adjustment and a Preliminary
Review of a Major Subdivision of the Westboro Woods Planned Unit Residential Development,
located on Seminary Hill Road, Application materials for the lot line adjustment include this
cover letter, an application, a fed schedule, a check from the applicant, a list of abutters, and 8
sets of plans. Application materials for the preliminary review of a major subdivision include
this cover letter; an application; a fed schedule; a check from the applicant; a list of abutters; a
copy of the proposed by-laws and declaration of covenants, conditions and restrictions for
Westboro Woods Home Owners Association, Inc.; and 8 sets of plans. Also included are
memorandums from Pathways Consulting regarding density, open space, and conceptual
drainage calculations. The applicant requests that the lot line adjustment and the proposed
subdivision be considered concurrently by the Planning Board, as the need for the lot line
adjustment is contingent upon the approval of the subdivision.
The proposed subdivision is a 38-unit planned unit residential subdivision, consisting of a
mix of single family, two-family and one-family attached dwelling units, clustered around a
looped roadway that is accessed from Seminary Hill Road. The project provides a mix of
housing types and sizes, intended to attract a variety of hpmeowners, from young families to
retired persons. The project replaces an existing, vacant, single-family dwelling with 37 new
dwelling units. The existing house and garage currently owned by Mr. Harry Johnson, located at
96 Seminary Hill Road, is the 38th unit in the PURD and will be retained as a single-family
dwelling. Amenities provided in the development include a large playground area, sidewalks
throughout the development, and a bus stop and shelter along Seminary Hill adjacent to
\
Westboro Woods.
\
\
\

The property is within the R3 zoning district and will accommodate a density of 39 units.
The attached memorandum dated March 14 provides the calculations justifying the proposed
density and open space in accordance with Section 501.2 of the City of Lebanon Zoning
\
Ordinance, Planned Unit Residential Subdivision.
We offer the following statement as to the suitability of all lots within the proposed
subdivision for building, pursuant to Section 12.1 of the Subdivision Regulations^
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