
WEST WINDSOR PLANNING COMMISSION
Draft Minutes 

March 15, 2010 

Present: Hal Pyke, Barbara Truex, Elvin Kaplan, Mark Isenberg, Jason Rasmussen, Bruce 
Boedtker, Glenn Seward, Tom Kenyon, Martha Harrison 

1. Call to Order – Chair Hal Pyke called the meeting to order at 6:35 PM. 
2. Changes or Additions – None 
3. West Windsor Town Plan - Review revised draft of Chapter 2 (Land Use) & maps: The 

Planning Commission (PC) discussed the introductory paragraph at length. Tom said he is 
concerned that, in the future, the state may not look kindly on an elementary school that is 
not hooked up to a sewer line. Tom said, in the past, the town didn’t want a sewer line in the 
village because they wanted to preserve the historic nature of the village but, going forward, 
it may be necessary to have a sewer line to preserve the village. Tom said he thinks the PC 
and the Town Plan should indicate whether they favor, or do not favor, a sewer line 
extension. Tom said the state is talking about closing and consolidating schools and the 
presence or absence of a sewer line might be one factor that they take into consideration. 
Tom said the school currently has a mound system, which meets the standard, but they were 
not allowed to have a full kitchen because of the system’s limitations. Hal said the PC has a 
recommendation to conduct a comprehensive feasibility study of the costs and benefits of 
extending the sewer line. Barbara said that, when she was a school administrator, she had a 
school of 1,400 kids on a septic system. Bruce said the school is permitted for a specific 
number and the permit will indicate that number. Barbara said in Chapter 3, the Town Plan 
specifies that a sewer line extension would serve the village, between the bridges, and would 
go out to the school. Jason suggested showing the possible extension on the map. Hal and 
Barbara agreed. Martha asked where it would go. Hal said they would have to dig up the 
road. Tom said as soon as a septic line goes in, there go the fields and everything. Hal said if 
we want to increase the density in the village, we’re going to have to extend the sewer line. 
Tom said the historical society couldn’t put an addition on because there’s no sewer line and 
the library’s hours are limited by the fact that there are no facilities. Barbara said another 
option is to provide community water. Tom said he doesn’t think any of the village properties 
have water problems. Bruce said what can be done with existing buildings is limited by 
septic capacity. Barbara asked if a feasibility study would take all that into account. Bruce 
said it would have to. Tom said it would be nice to use some of the older buildings in the 
village as bed and breakfasts or senior housing but, without a sewer line, that’s not possible. 
Hal said the PC has discussed half-acre zoning at the east end of town to allow for affordable 
housing. Elvin said he thinks this issue is addressed in the “Village” section of Chapter 2. 
Mark said it is also covered in Chapter 3. Tom said he doesn’t think the town wants old 
buildings to be torn down to allow fast food chains and that sort of thing just because the 
sewer line gets extended. The PC made minor changes to the “Current Land Use” section of 
Chapter 2. Jason asked the PC to look at the “Generalized 2002 Land Use & Land Cover” 
map. Martha said the map shows Mile Long Field and one of the adjacent open fields as 
“developed.” Bruce agreed that the map needs some fine tuning. Barbara suggested changing 
the color of the roads. Jason agreed. Regarding the “Future Land Use” section of Chapter 2, 
Hal said he doesn’t think the proposed ½ -acre district on the east end of town should have its 
own name at this time. Jason directed the PC’s attention to the proposed “future land use” 



map and pointed out the differences between the proposed map and the current zoning map. 
Martha said if there is going to be a half-acre district within 1000’ of the existing sewer line, 
that area should be included in the primary growth district, not in the conservation district. 
The PC agreed. Barbara noted that the zoning regulations will have to be amended to include 
the half-acre district. Jason asked the PC if they want higher density in that area of town. Hal 
said the town doesn’t have any area for moderate income housing and the proposed half-acre 
district is within 1000’ of the sewer line so it is suitable for higher density. Hal said the area 
is also served by Route 44. Martha noted that the half-acre district is adjacent to the village. 
Glenn said he thinks it would make sense for the half-acre district to be on both sides of 
Route 44 given the proximity to the sewer line. Jason agreed to change the Future land use 
map so that the east end of the primary growth area matches the east end of the current 
zoning district map. Regarding the Resort/Residential section, the PC talked about whether 
high density development should be required or not. The PC also talked about what 
“affiliated with the Resort” means. Glenn said he thinks the goal is to prevent Resort property 
from being sold to an outside developer who would not reinvest any of the proceeds in the 
Ski Area. Martha directed the PC’s attention to Land Use Policy #10 which states that Resort 
development “must make a demonstrable contribution to the viability of the Ski Area…” The 
PC members agreed that they like that policy. Jason said “Resort/ Conservation,” which 
includes Mile Long Field, is a new category on the future land use map. Jason suggested 
adding a related section in the narrative. Martha said there is a “Resort/Conservation” section 
after the “Conservation” section. Bruce said the more often Mile Long Field is mentioned in 
the Town Plan, the more strength the town has in protecting it. The PC edited the sentences 
about Mile Long Field and moved them from the “Conservation” section to the 
“Resort/Conservation” section. Bruce suggested mentioning the Town Forest in the 
Conservation section. The PC agreed. There was discussion about pre-existing small lots in 
the Conservation district and whether or not they automatically merge into one lot when they 
are under common ownership. Martha said, under the new zoning regulations, lots only 
merge automatically if they are two acres or less. Under the old regulations, Martha said, lots 
merged automatically if they were smaller than the minimum lot size allowed in the district. 
Bruce suggested that the PC eliminate the “Resort/Conservation” area on the future land use 
map and include it with the “Conservation” area. Martha said that issue is complicated by the 
fact that there is a Master Plan for the Resort that is in effect until 2013. Jason said if the 
intent for both areas is the same, why make a distinction between them. Bruce agreed. 
Martha asked Jason if the zoning regulations and town plan have to be compatible by 2011. 
Jason said yes. Hal said in the zoning regulations, the Resort/Conservation district allows 5-
acre lots and the Conservation district only allows 40-acre lots, so the zoning regulations 
would have to be changed if the town plan is changed. Glenn said part of the negotiation was 
that Mile Long Field would stay open. The PC made minor changes to the Commercial/Light 
Industrial section and agreed that Mill Brook is the primary natural resource that needs 
protection in the Commercial district. Jason suggested that the PC define “agricultural 
purposes and soils” in the Natural Resources chapter. Jason directed the PC’s attention to the 
“Slope and Soils” map. Hal said if prime agricultural soils are defined by the U.S. 
Department of Agriculture (USDA) then he doesn’t see why the definition needs to be 
included in the Town Plan. Jason said it wouldn’t hurt to reference the USDA. Jason said the 
agricultural soils data is not intended to be used for regulatory purposes. Jason said some 
towns do protect contiguous agricultural soils that are of an economically viable size. Jason 
suggested that the PC be careful about its agricultural policy because Act 250 may use it in a 



way that the town never intended. Barbara asked Jason if, when the first draft of the plan is 
done, he could go through it and bring to the PC’s attention any areas where a definition or a 
reference to a map or statute would be helpful. Mark asked about the town’s current 
agricultural policy and discussion followed about whether it makes sense to prohibit 
development on agricultural soils that are never going to be used for agricultural purposes. 
Bruce suggested comparing an open space map with an agricultural soils map and just 
protecting areas with open meadows and good prime agricultural soils. Mark said he would 
rather designate such areas as “open space areas.” The PC agreed to include the Town Forest 
in the “Special Considerations” section. Glenn suggested asking the Forest Committee if 
there is a use policy for the Town Forest. Hal asked if West Windsor has any headwater 
areas. Bruce said yes; we have a lot of them. Bruce said headwaters are defined in Act 250 as 
either being above 1500’ or draining a certain size area. Elvin asked if the PC needs to 
address the issue of making ponds. Barbara said ponds are addressed in the zoning 
regulations. Martha said ponds over 10,000 square feet are reviewed by the DRB, ponds over 
500,000 square feet are reviewed by the state, and you can’t put a pond in a wetland unless 
it’s less than 3,000 square feet. Jason said ridgeline zoning requires detailed GIS analysis. 
Jason said restricting development on elevations over 1,300 feet may not cover the bases. 
Glenn said he thinks its worthy of mentioning at least. Hal suggested keeping the specifics in 
the zoning bylaws but perhaps including a reference to Act 250 in the town plan. Bruce said 
unless ridgelines are actually designated as such, it’s too vague, but the town plan should 
mention that ridgelines are important to us. The PC agreed not to specify an elevation with 
regard to ridgelines. Martha noted that there is a recommendation on ridgelines at the end of 
the chapter. Elvin asked if the DRB is aware of the ridgeline protection concept in the Town 
Plan when they are reviewing ridgeline development. Glenn said if the development is a 
single-family home, it never gets to the DRB. Martha said if the development complies with 
the zoning regulations, she has to approve it. Bruce said the language on ridgelines in the 
Town Plan has no weight right now and won’t until it’s further defined. Hal said the zoning 
regulations require site plans to show significant natural features so if we specify that 
ridgelines are a significant natural feature, we’re covered. Martha said site plans are not 
required for single-family homes. A discussion about ridgelines revealed that PC members 
have differing views on ridgelines. Hal said Martha can refer applications for ridgeline 
development to the DRB. Martha said there is nothing in the zoning regulations that would 
enable her to do that. There was discussion about steep slopes and shallow soils. Bruce said 
shallow soils are soils with less than two feet to water or bedrock. Bruce said the shallow 
soils data are available and if there is going to be a restriction in the Town Plan, there should 
be a way to define it. Hal said you can put a house with a crawl space or a slab on shallow 
soil. Bruce said the Town Plan just says that “special consideration” needs to be given to 
these areas, which would enable the DRB to ask for additional information or mitigation. 
Glenn agreed that this section of the Town Plan provides the basis for Section 3.5 of the 
zoning regulations, which has to do with steep slopes and erosion control. Barbara suggested 
including a simple statement that steep slopes and shallow soils will be taken into 
consideration during development review. Bruce suggested providing specific definitions for 
steep slopes and shallow soils. Hal asked if shallow soils are mentioned in the subdivision 
regulations. Glenn said no. Jason suggested including a policy stating that development shall 
be consistent with the future land use map and categories. Martha said with the 2005 Town 
Plan, the zoning map didn’t end up looking like the future land use map. For example, 
Martha said the Town Plan could refer to a particular area as a 40-acre district and the zoning 



regulations could include it in a 5-acre district. All agreed to change “shall” to “should.” 
Jason said our future land use map and our zoning map are reasonably consistent. Regarding 
the density bonus concept, Martha said it doesn’t make sense if most of the town is already in 
a 5-acre district. The PC agreed to combine Policy #1 and Policy #8. Hal suggested that the 
PC email Martha with any suggestions on the Land Use policies and recommendations.  

4. Minutes – March 1, 2010: Barbara made a motion to approve the minutes of March 1, 
2010, as written. Mark seconded the motion, which passed with Elvin abstaining.  

5. Adjourn – Barbara made a motion to adjourn at 8:55 PM. Mark seconded the motion, 
which passed unanimously.    

Respectfully submitted, 

Martha Harrison 


