8 NEW MILL STREET

NEW MILL STREET

8 NEW MILL STREET

LOOKING UP THE DRIVEWAY TO NEW MILL FROM LOCATION OF THE GARAGE/APARTMENT

LOOKING AT THE BACK OF THE HOUSES ON MILL STREET TO THE EAST

EVIDENCE OF THE GRADE CHANGE IN THE BACK YARD – LOOKING NORTH AT 6 NEW MILL A
FULL TWO-STORY HOUSE WITH LARGE REAR ADDITION AND ROOFWALK

HOUSE TO THE SOUTH AT 10 NEW MILL – ALSO SHOWING A DORMER AND ATYPICAL
SCREENED IN ELEVATED PORCH

VIEW IN BETWEEN 17 AND 19A MILL STREET – DROP IN GRADE IS VISIBLE WHERE
GARAGE/APARTMENT IS LOCATED AND THE ATYPICAL RAISED SCREENED IN PORCH ON 10
NEW MILL IS CLEARLY VISIBLE

THIS IS WHAT IT LOOKS LIKE WHEN THE TREE IS IN BLOOM

BETWEEN 15 AND 17 MILL STREET FROM THE LANDBANK PROPERTY

AREA AT LAND BANK WHERE PICTURE WAS TAKEN – 2 LOTS IN THE MIDDLE OF ALREADY
DEVELOPED AREA SURROUNDED BY DWELLINGS. THE NHA OWNED ELEANOR HAM PONY
FIELD IS AT THE BOTTOM OF THE HILL WITH NO VISIBILITY OF REAR OF 8 NEW MILL

GRADE CHANGES
- The grade changes are significant on this lot from the street level at elevation 42’ to
the area of the proposed garage/apartment at elevation 36’. Thus, rather than a
height from New Mill of 23 feet it will appear even shorter.

THE GRADES OF THE SURROUNDING PROPERTIES
The Mill Street properties are at the street level elevation of 40’/42’ dropping down to their
backyards of elevation 36’.

NEIGHBORHOOD CONTEXT OF ANCILLARY STRUCTURES INCLUDING GARAGES VISIBLE FROM
A PUBLICLY TRAVELLED WAY
13/15 MILL STREET – TWO STORY GARAGE/APARTMENT ON THE ROAD
DIRECTLY BEHIND 8 NEW MILL TO THE NORTHEAST

11 MILL – CORNER NEW DOLLAR – MULTIPLE STRUCTURES INCLUDING GARAGE

8 MILL – GARAGE ON THE STREET

4 MILL – GARAGE VISIBLE FROM THE STREET

3 MILL – GARAGE/APARTMENT ON THE STREET

18 MILL – HOUSE/COTTAGE/SHED

16 PROSPECT STREET – CORNER OF NEW MILL – SECONDARY STRUCTURE

21 MILL – GARAGE/APARTMENT WITH DORMER FULLY VISIBLE FROM PROSPECT ST.

19A MILL – 360 SF GARAGE IN BACK NEAR BACKYARD OF 8 NEW MILL

11 MILL – GARAGE ON STREET

3/5 NEW DOLLAR – TWO GARAGES ON STREET

18 MILK – GARAGE/APARTMENT VISIBLE FROM THE STREET

22 MILK – COTTAGE – DORMERS

15 MILK – GARAGE/STUDIO VISIBLE FROM MILK AND GREEN LANE

105 MAIN – WAS A GARAGE/APARTMENT CONVERTED TO COTTAGE

90 MAIN STREET – 775 SF GARAGE/APARTMENT – FULLY VISIBLE - RECENTLY HDC
APPROVED

48 PROSPECT – GARAGE/APARTMENT

HSAB COMMENTS
HSAB made several comments at their meeting that the Applicant addressed with the
redesign of the garage/apartment noted below prior to the public hearing:
• This style does not relate to the main house or any of the other buildings in the
immediate neighborhood. A change in style and roof pitch will solve other concerns,
such as:
*Applicant altered the garage door to be more typical carriage doors with glass and
will be changed to NTW.
*The roof pitch was changed from 12/12 to 9/12.
*The main house is a simple 4-bay design, the garage/apartment is a simple design.
*There is no longer any gable extension at the peak.
• Height – too tall – shallower roof pitch, drop plate
*The reduction in pitch and change in plate height reduced the height by over five feet
to 23 feet, which is below what the HDC typically approves for garage apartments.
• Dormer plate should be lower also
*Dormers were adjusted accordingly and meeting rails lined up with the eaves.
• The back may be visible from Mill Street, requiring a change to the triple French doors
*The triple French Doors on the rear were eliminated and a single door and window
added, with the deck reduced in scope.
NOTES
- The Planning Board approved the garage/apartment in the proposed location.
- The existing single-family dwelling was an in-fill constructed in 1977.
- The lot is an oversized about 7,400 SF lot in a 5,000 SF minimum zoning district. About
3,000 SF of groundcover is allowed on this lot with only 840 SF used to date.
- It is the largest lot on the street, other than 5 New Mill with a lot size of about 7,800
SF and a groundcover of 1,805, with several additions to the rear over time.
- The area of the proposed garage is at an elevation lower than any dwelling on the
street as well as those along Mill Street to the rear. Thus, further reducing the impact.
- The 32’ length will have no impact. The elevations of the garage/apartment visible
from a publicly travelled way will be the 20’-wide gable ends from both New Mill and
Mill Streets. Only visibility from New Mill will be directly from the top of the driveway.
- As to setbacks – the garage will meet all zoning requirements for setbacks and
groundcover. A minimum of a 5-foot side and rear yard setback is required. The
structure will be 7’ off the southerly side yard lot line and 6’7” off of the easterly rear
yard lot line. Many structures in the ROH/OHD are nonconforming as to lot size and
setback requirements, including several on this same section of New Mill. The impact
on abutting properties’ backyards is immaterial. If an abutting property is sited within
its required setbacks, that fact should not impact the Applicant’s siting of her
garage/apartment if she is meeting the setback requirements.

- The Land Bank vacant lots are located 190 feet away on Mill Street at a different
elevation. The Eleanor Ham Pony Field is owned by the NHA and any public visibility is
immaterial not to mention over 260 feet away with no view of 8 New Mill at all.
- The driveways status is not before the HDC and is before the Planning Board. The
driveways were put in over 17 years ago by a previous property owner and Applicant
objects to this being considered as part of this application.
- All of the surrounding structures are sited at higher elevations to the
garage/apartment. Runoff and drainage issues are immaterial to HDC consideration.
- Neighbors’ claims that the garage/apartment “will stick out like a sore thumb” are
baseless. The structure is sited behind the dwelling, at a lower elevation than all other
structures around it, only visible from standing directly in front of the driveway on
New Mill Street and marginally visible from Mill Street at a distance through other
backyards. The rear small access deck is also not in violation of any building code as
suggested. Visibility from their backyards is immaterial and beyond HDC jurisdiction.
- In addition, the claim that dormers are not consistent with the architecture of the
neighborhood is baseless. Many structures in the ROH/OHD have dormers of one kind
or another. It is a typical architectural element. They are minimally visible on this
structure with the dormer profiles also marginally visible from New Mill and Mill
Streets. To suggest that dormers are not appropriate is disingenuous considering that
the 10 New Mill have both a front (clearly visible) and a rear dormer. 3 and 9 New Mill
have dormers as well as many others in the neighborhood.
- Dormers on the garage/apartment also allow second floor living space for this onebedroom apartment and keep the overall height down.
- Other lots on New Mill do not have ancillary structures. The lots are smaller, except 5
New Mill, and the dwellings generally run from setback to setback, precluding a
garage access point. Most have oversized parking areas on the street.
- All but one structure have groundcovers in excess of Applicant’s modest 840 SF
structure. 4 New Mill – 1354 SF (@6900 SF Lot size); 6 New Mill – 1320 SF (@5600 SF);
10 New Mill – over 1100 SF (@6900 SF); 14 New Mill – 1428 SF (@6000 SF); 9 New Mill
– 1441 SF (@5200 SF); 7 New Mill – 1144 SF (@4700 SF); 5 New Mill – 1855 SF (@7800
SF); 3 New Mill – 1498 SF (@5200 SF). The garage/apartment/house combined will be
1522 SF on a larger @7700 SF lot in two separate structures.
- The residential use of this property is immaterial. Rental use is allowed by law and is
not before the HDC for consideration. Neighbors are suing the owners of 14 New Mill
to try to stop short term rentals. Applicant objects to HDC consideration of the legal
residential use of this property as part of any deliberation. As a point of fact, the
garage/apartment is solely for the use of the property owner’s family.
- Many historic town properties have ancillary structures on large and small lots..
- The “large” rear access deck is only 55 SF, large enough for the stairs/door and a chair
at about 5’ x 11’, much smaller than many second-floor decks in the ROH/OHD, not
visible from New Mill and marginally visible from Mill Street if at all.
- The HDC has approved many similar ancillary structures in the ROH/OHD as well.

