
Lancaster  Planning  Board

Location:  Lancaster  Town  Hall

Wednesday,  March  11,  2026

Chair  Andrew  Nadeau  opened  the  meeting  at  1830H  and  led  the  Pledge  of  Allegiance.

Initial  Business:  Roll call

Regular  Members:

Present:  Chair  Andrew  Nadeau,  Vice  Chair  Maggie  Jones,  Vickie  Gibbs

Absent:  Greg  Westcott,  Kathy  Jean  Lavoie

Alternate  Members:

Present:  Matt  Treamer

Absent:  Selectmen"s  Alternate  Shane  Beattie

Others  Attending:  Representative  for  Applicants  Steven  Heyliger,  Resident  Jarrod  Vestal,  LUC Robin  L.

Irving,  Clerk  Kailey  Kennagh

QUORUM

Chair  Nadeau  moved  Matt  Treamer  to a regular  voting  member  to make  a quorum.

Minutes:

Jones  moved  to APPROVE  AS WRITTEN  the  February  Ilth  2026  minutes.  Gibbs  seconded  the  motion.  All

Board  members  voted  to APPROVE  AS WRITTEN  the  February  Ilth  2026  minutes,  none  opposed.  Motion

passed.

Appointments:  None

Chair  Nadeau  requested  an update  regarding  the  PakSolutions'  documentation.  LUC Irving  had spoken

with  lake  Cooper  who  said  that  Burr  Phillips  is still  working  on the  drainage  plan  and  Steve  Heyliger  is

working  on the  amended  plan.  The  Land  Use Department  had  not  received  any  updated  documentation

to date.

MINOR  SUBDMSION

Case #878 -  Summa, Lori and Awwiller,  David N. -  Applicant(s)/Owner(s)  request  a minor  subdivision

to divide one approximately  33.41 +/- acre lot, Lancaster  Tax Map RO7, Lot 002, more particularly

described  as 93 Rowell Road, into 2 lots. Said minor  subdivision  will result  in one lot totaling  7.27 +/-
acres fronting  the terminus  of Rowell  Road  having  a 41.25"  right-of-way,  and  a second  lot  totaling  26.14

+/- acres having no frontage  but accessed by a twenty-five  (25)-foot-wide  access easement  across the
first  lot. Land Zoned Agricultural.  [Tax  Map  RO7-Lot  002  (33.41  acres), 93 Rowell  Road].

The  Board  reviewed  the  application  for  completeness.

Nadeau  noted  he wanted  to  clarify  that  a percolation  test  is not  needed  for  over  5 acres.  Irving  said  she

would  amend  that  wording  in the  checklist.  The  Board  also  wanted  to  verify  that  there  were  no existing

deed  restrictions,  and  Irving  stated  that  there  are  a bunch  of  rights  and  utilities  easements  but  no

restrictions.  Nadeau  reiterated  the  deed  does  include  current  easements.
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Gibbs  motioned  to ACCEPT  APPLICATION  AS COMPLETE  for  Minor  Subdivision,  Treamer  seconded  the

motion.  No discussion.  All Board  members  voted  to ACCEPT  THE APPLICATION  AS COMPLETE  for  Minor

Subdivision,  none  opposed.  Motion  passed.

Nadeau  asked  Mr.  Heyliger  to speak  as the  representative  on behalf  of  the  applicants.  Heyliger  provided

full  size  maps  for  the  Board.  Heyliger  stated  Lori  and David  (applicants)  are  proposing  to remove  7.27

acres  out  of  the  total  parcel.  The land  was  subdivided  in 2014  by Horizons.  Cabot  Hill LLC is currently

renting  the  house  from  the  applicants  and they  want  to purchase  it. Cabot  Hill approached  Awwiller

about  it, and  they  also  want  to purchase  R7 Lot 14  which  would  go along  with  conveyance.  Irving  asked

if  they  will  want  to merge.  Heyliger  stated  he is not  sure,  and  they  haven"t  told  them  yet  about  that.  The

issue  was  everyone's  water  comes  from  a well  on the  hill,  and  between  plans  he can approximate  where

it comes  down  the  hill.  Nadeau  mentioned  that  abutter  O'Donnell  has a cistern  in the  rear  of  the  house

that  overflows  into  the  pond.  The  applicants  put  in a waiver  regarding  frontage  on the  road  for  the  lot,

and it's  pretty  cut  and  dry.  He does  not  know  what  the  intent  for  use by Cabot  Hill properties  is. The

applicants  want  to maintain  the  flag  lot  as a woodlot  and have  control  of  the  water  supply  and  what

surrounds  it. Nadeau  wanted  clarification  on this  lot  not  having  proper  frontage.  Irving  answered  under

the  site  plan  regulations,  3.06,  the  back  lot  definition,  that  if the  mother  lot  has 50' of  frontage,  then  the

back  lot  is considered  conforming.  Jones  stated  that  this  does  not  conform  even  if they  merge  lots  to  try

to get  frontage.  Heyliger  answered  that  this  was  correct  but  looking  at all the  plans,  nobody  determined

where  to road  ended  public  and started  as private.  Irving  reiterated  what  they  are attached  to is a

driveway,  and that  the  road  ends  in front  of  the  house.  Nadeau  asked  about  the  town  plowing  to the

turnaround  at the  bottom  of  the  hill.  Heyliger  stated  Lori's  parents  (previously  resided  in the  house)  the

town  used  to plow  up the  driveway.  Irving  had a comment  from  the  highway  department  that  the

section  called  a driveway  is very  steep  and  would  not  have  been  built  to road  standards.  Nadeau

confirmed  the  parent  lot  does  not  have  road  frontage.  Heyliger  asked  how  this  got  subdivided  in 2014.

Naduea  answered  he (Horizons)  did not  change  the  situation  that  existed  by creating  a parcel  (a different

boundary  was  being  modified  so these  parcels  remained  intact,  so the  nonconformity  was  preexisting).

Gibbs reiterated these are two separate lots and one of them doesn't have frontage. They still don't have
anything  if they  combined  any lots.  Unless  they  call part  of  the  bottom  of  the  driveway  a road  in order

for  them  to have  required  frontage.  Treamer  mentioned  that  means  the  town  has to plow.  Jones  asked

who  actually  owns  that  strip  of  land.  Irving  stated  they  can call  it private,  but  Cabot  Hill  would  need  a

liability  waiver  and insurability  certification.  Where  they  are commercial  it's  hard  to insure,  waiving

ability  of EMS and fire  to get  there.  Gibbs  stated  on all the  tax  maps  it shows  the  road  up to that  specific

point.  Irving  added  the  highway  pulls  into  a driveway  and  back  into  another  to turn  around  to for

plowing.  Gibbs  ask how  the  waiver  is written.  Are  they  requesting  a waiver  for  frontage  requirements?

Irving  instructed  the  Board  to look  at 3.06.  Even with  a waiver  they  cannot  do 3 lots  deep  with  no road

frontage.  Nadeau  stated  they  cannot  waive  a zoning  requirement,  it needs  to go to the  ZBA. Irving

confirmed  that  with  conflict  oflaws,  she is thinking  it should  go to zoning  as they  are quasi-judicial.  But  it

is part  of  the  site  plan  regulations  which  the  Planning  Board  can waive.  She recommends  the  case  go to

Zoning  to be prudent.  Nadeau  wanted  to review  the  zoning  definition  of  backlots.  Gibbs  stated  it would

need  at least  the  secondary  lot  to have  some  frontage.  Does  it really  have  any  frontage  if adding  a back

lot  off  of  a driveway.  They  really  need  to know  where  the  driveway  ends.  Heyliger  state  he found  no

layouts,  and  that  the  only  thing  they  have  is some  sort  of  evidence  on where  the  town  used  to plow  to

that spot on the road/driveway. Jones stated the driveway is paved. Treamer asked where does the town
plow  up to.  Irving  answered  to the  pavement  of  the  driveway.  Nadeau  confirmed  they  need  to
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determine  where  the  town  road  ends,  and  suspects  that  the  intent  is to end  at the  property  line  to plow

but  that  it's  too  steep.  They  probably  plow  to the  edge  of  pond  and  then  turn  around.  Gibbs  asked  if  this

section  is unplowable  by the  town  if they  created  a turnaround  for  the  town  truck,  before  the  pavement

starts,  to use. Nadeau  answered  not  at that  location,  it's  too  steep.  There  is also  a nice  lawn  they

wouldn't  want  to put  a turnaround  into.  Gibbs  asked  if the  Board  could  allow  this  subdivision  and  call it a

non-buildable  lot.  Heyliger  stated  that  the  applicants  want  to keep  it agricultural  land  and  not  build.

Gibbs  asked  if there  could  be a conservation  easement  to not  be built  upon.  Irving  confirmed  that  it is

under  stewardship  anyway.  Gibbs  stated  they  could  do that  and  protect  shed  water  for  the

neighborhood.  Nadeau  added  the  Board  could  do a conditional  approval  that  if a building  permit  is filed,

then  they  must  build  a road.  Treamer  asked  it that  solves  the  problem.  Irving  stated  they  would  have  to

waive  the  requirement.  Gibbs  asked  how  long  the  driveway  is driveway.  Irving  answered  not  longer  than

750'  after  the  adoption  of  the  zoning  ordinance  at Town  Meeting.  Even if  they  wanted  to  build  out  there,

they  wouldn't  meet  that  requirement.  Gibbs  added  it depends  on  where  they  start  the  driveway.  Gibbs

stated  she didn't  think  the  board  could  approve  this  case  tonight.  Treamer  agreed,  it would  need  to go to

zoning.  Irving  clarified  that  if they  do it conditionally  to build  a road  that  is up to road  standards,  then  its

implicitly  waiving  the  frontage  requirement.  If formally  waiving  the  requirement,  it should  go to  zoning.

Treamer  asked  if Cabot  Hill would  be agreeable  to building  the  road.  Irving  stated  likely  not.  Jones

clarified  that  it is only  if it was  developed.  The  Board  could  approve  this  with  a condition  that  if it's  ever

developed,  the  road  has to be built  by Summa  and  Awwiller,  as they  are  the  ones  that  need  access.  It has

nothing  tO da  With  CabOt  Hill.  Irving  Stated  it WOuld  probably  giVe  them  a 50'  SubdiVided  Strip  far  formal

access.  Treamer  asked  about  the  other  abutter,  and  if he would  have  to safeguard  his rights  on the  water.

Jones  answered  it's  deeded.  Nadeau  clarified  that  O"Donnell  was  noticed  as an abutter  so if he had

concerns  then  he should  be at the  hearing.  Jones  stated  that  if approved  that  way,  no one  is here  to

speak  on their  behalf.  They  may  not  want  to buy  if  there  could  be a road  going  through  it. Irving

Suggested  they  COuld still  have  a separate  waiver,  it could  go to Zoning,  Or they  COuld incorporate  intO

condition  of  approval.  Jones  stated  if they  approve  the  subdivision,  it has  to be done  in 3 years  or  they

could  opt  to not  do it and  the  approval  lapses.  Gibbs  clarified  to do it at all,  they  have  to consider  part  of

the  driveway  a private  road  to  get  the  mother  lot  to have  the  required  frontage.  Jones  mentioned  the

portion  of  road  is a driveway  but  not  on anyone's  property.  How  can that  be turned  into  a road  if no one

owns  it? Nadeau  and Heyliger  discussed  who  did previous  surveys.  Heylilger  stated  that  the  pavement

starts  way  back  and  the  mailboxes  are  there  also.  From  there  On is unknown.  Nadeau  stated  if White

(previous  owner  of  lots)  sold  the  lots  he still  owns  the  road,  and  nothing  is deeded.  Gibbs  stated  she is

not  comfortable  accepting  with  waiver.  Heyliger  mentioned  the  road  is considered  a public  road  if the

town  maintains,  plows  and  grades  it for  20 years,  the  Town  Highway  Department  should  be asked  about.

It.

Gibbs  motioned  to DENY  THE WAIVER  for  frontage,  Jones  seconded  the  motion.  No discussion.  All Board

members  voted  to DENY  THE WAIVER  for  frontage,  none  opposed.  Motion  passed.

Nadeau  answered  it's  the  zoning  compliance  that  is an issue.  Gibbs  stated  the  applicants  can

work  on it themselves  from  there  to create  frontage.  Heyliger  commented  that  Cabot  Hill  has

frontage  below,  but  it doesn't  come  to  the  mailboxes  area.  Irving  clarified  two  things  need  to be

done:  determine  the  extent  of  the  town  road,  and  see if there  is any  prescriptive  rights  from

plowing  and grading.

Irving  recapped  that  the  Planning  Board  has 65 days  to make  a determination.  Otherwise,  they

deny  it. But if  it is denied,  the  Board  could  say it was  denial  without  prejudice  so that  it can be
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reheard.  This  is missing  information  as opposed  to wrong  information.  The  Board  continued  the

hearing  and requested  more  information;  the  public  hearing  will  continue  at the  April  meeting  on

4/8.

Other  Business:  None

Mereer  of Lots: Irving informed  the Board about  the Foss Place strip. She was under  the impression  that
it got  subdivided.  She was  told  by assessor  that  it was  an automatic  merger  because  it was  not  buildable.

That  means  there  is no chain  of  custody.  Nadeau  stated  he doesn't  like  that  either  because  it looks  like

involuntary  merger  down  the  road.  Gibbs  stated  it was  for  the  greater  good  all the  neighbors  if it's  done

the  proper  way.  Irving  will  follow  up with  this.

Land  Use Permits:  None

Training  Topic(s)/Material(s):  None

Recent  Zonin@ Decision(s):  None

Announcement(s)/Correspondence(s):  None

Other  Business  as may  legally  brought  before  said  meeting:

Gibbs  motioned  to RECOMMEND  APPOINTMENT  TO SELECTMEN  of  Jarrod  Vestal  as an Alternate

Member,  Jones  seconded  the  motion.  No discussion.  All members  voted  to RECOMMEND

APPOINTMENT  TO SELECTMEN  of  Jarrod  Vestal  as an Alternate  Member,  none  opposed.  Motion

Passed.

Matt  Treamer  should  be moved  up from  an Alternate  to a Regular  Member,  but  there  are not  enough

people  to make  a quorum  to move  him  up at this  meeting.

Gibbs  moved  to  ADJOURN  the  meeting  at 1923H.  Jones  seconded  the  motion.  All members  voted  to

ADJOURN  at 1923H,  no objections.  Motion  Passed.

Respectfully  submitted,

Kailey  Kennagh,  Clerk

Approved  by the  Planning  Board:  L"  '//"Z'Q"
Robin L. Irving, Land Use Coordin$r the Lancaster Planning Board

Approval Date: ql'53'l;)A21i
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