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Introduction

The State of New Hampshire requiream that town planning
boards “prepare and amend from time to time a mester plan te
guide the development of the municipality"i1} The lav stntes
that the “sole purpese and effect” of the master plen is te
“sid the planning board in the perforsance of Its dutiea”,
These duties include mpking recommendations relative anything
Lthat could aoffect the future development of the cammunity,
jneluding zoning and boundary changes, public buildings, land
improvesents, ste. The purpose of a Baster plan s to organ-
fze the planning board's recommendations for the future de-
velopment of the community into ene document which will serve
a8 the basis for future planning board recommendations.

Pecause of the importance of a master plan, its develop-
ment is a lengthy, time consuming procesfs. [ts comprehensive
nature and itas effect on future community development require
that much informetion on the desires of the residents regar-
ding land wuse and development be gathered. Thie information
mugt them be turned into recommendations for the master
plan. These recommendations must reflect the desires of the
community, while recognizing the rights af these whe might
not agree with the majority. In order to determine the do-
sires of the residents, a Community Attitude Survey question-
naire was developed and distributed. The results of that sur-
vey are teflected in this master plan.

A plen for the future is not complete without & look At
the pust. The history of an srea shows the trends followved
by previgus residents to establish patterns for change. Im
this chapter we shall include both the pant and the Community
Attitude Survey of current residents showing their expressed
deniresn for the futurs of tho town.

<o —

HISTORY AND PHYSICAL CHARACTERISTICS

The town of Langdon was incorporated 11 January, 17B7. A
monument commemorating its founding was installed on the town
green, across from the town hal]l at the bicentenninl celebra-
tion three yesrs ago |25 July, 19871.

Langdon contains 10,183 aeres, including the weter in
the river, hrooks, and ponds. This land is contained in two
parallelogrems because of the war the town was formed. The

I, RSA BT4:1
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more northerly parnlislogram, contmining roughly 7,000 sacres,
was divided from Charlestown and the southerly section of
3,000 soren offset about 1.4 miles to the west, wam divided
from ¥alpole. The resulting 16.4 square miles makes Langdon
thae snallest town in Sullivan County.

Langdon lies in the southuwest corner of Sulllvan County.
1ts weatern border, running slong the top of Fall Mountain,
lien less than 3/4 of a mile from the Connecticut River. The
terrain is generally hillw¥. The mltitude ranges from 300 feet
st the point where Cold River finally enters the town of
¥alpole to 1,340 feet at the top of Holden Hill, in the
northenst section of town.

Cold River enters and leaves Langdon thres times, It
first enters from Acworth on the eastern border and Tuns
westerly mpproximstely one and & half miles before turning
southerly and running another mile before leaving Langdon
just mbove its entrance {nto Vilas Pool. After crossing a
corner of Alstead, it again enters Langdon running along the
southern border for approximately one mile before entering
Walpole. Another holf mile downstream it enters Langdon for
the last time, forming a loop of about o helf mila befors
entering Walpole.

In the middle of the last loop of Cold River in Langdon,
it is jolned by Grest Brook. CGrest Brook crosses Langdon from
the northeast corner to the southwest. HNeither of these
streams is of sufficient size to generate major amounts of
power although both ware used in the nineteenth  century to
furnish power Tor small grist and sawmills, a carding mill,
and n cider mill, mome of which lasted into the Z0th century.
There are numerous small brooks.

There &re no Lekes in Langdon, although there are a
number of ponds mnd catchments, None of these is of suffi-
cient Bize to enueerate.

These two physical features of Langdon - ita hilly ter-

rain and the availability of water - led Lo the purposes for
vhich the land was used in the early days of the town.

Even before the town was incorporated, settlers were
moving inte the mream and picking out the land that was most
suiteble for their purposes. Since the primary occcupation of
most of the people in the United GStates at that tise waa
farming, most of the land chosen wam for that purpose.

Down through the years, the same pattern remained. Far-
ming was the major occupation of the reaidents of Langdon,
with a Ffew working in subsidiary and support cccupations. In
the past gquarter century; and most notably in the past ten

ParRELE Ek

- AL P

e 55

ECTLR L

7
v Fell mikk
Fi e
1
G
i

\

LLLN | e

HELLAEY RS
i

T 1119

s —
-?'*_-'""-y 2
-y

WY =hE= i
e = \
e\ (HS 2 —
ﬂ?l'\; i :‘E’l: ake .
o ‘5:/,“"/ ,_.il‘:_:T.u=
S A e W
lmz { =A%
£ ) A RN S
£ %"\h & = & bkt W @ -
1G>~
1 S
k .,
LS
0 : LANGDON
PHYSICAL FEATURES

MAP 1. The phyvsical featureas of Langdon conmist
mainly of its hills and streams. The entire south-
wont corner if the town im taken up by Fall Moun-
tain. Most of the town is hilly, with seoveral of
the hills being identified by name. Two major
gtreams, Cold River &nd Great Brook, run through
the town and both are fed by breooks of smaller
size.
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¥eara; thiam pattern has begun to change. Fewer people are
working in agriculture and more are finding work im other
endeavoura, with many computing to other cities or even other
states for their jobe. This phenomenon and its conseguences
Will be covered in asome detpil in subasquent chapters.

One of the conneguences of Lhe economic phift away from
agriculture was the subdivision and attempted subdivision of
some parcels of property within the town and in nearby com-
munities. A warrant item was pleced before the town meeting
calling l'er the planning bonrd to investigale the posmibility
of o town master plan to regulate uncontrolled growth. As a
rasult of the overwvhelming wvote in faver of this item (Town
Meeting, 14 March, 1987, Article 15) the planning board pre-
pared a cquestionnaire for the residente of Langdon which
could be used ns n guide in making plana for the future,.

COMMUNITY ATTITUDE SURVEY

The Community Attitude Survey questionnaire with total
responses is appended below. The gquestionnaire was returned
by 237 full time residents, 17 seasonal residenta, 14 non-
residentsa, and 8 who did not eEnswer the residence question.
Many of the responses were conditional and this will be dis-
cussed in detail in the appropriste sections.

The population of Langdon hes two distinet age levels-
the nativea, who tend to be older, and the newcomers, who are
usuelly younger. The resident profile, compiled from the data
sheet included with the questionnnire, reveals that mores than
hall of the residents had lived in Langdon eleven years or
more, many of them all of thelr livem.(Z) Since namea were
not required on the guestionmairea, it is not possible to
doetermine the exact nge or any other speeifioco informetion
about the individual respondents.{3}

1. What type of town would you like Langdon to be
in the future? (Choose one) '

rural residential toun 239
ngrioulturnl town 65

2. 276 people responded to the guestionnaire. Many of
them only completed parts of it, usually the numbered
gquestions, The numbers given here reflect only thoae
that answered that question.

1. The returned questionnaires were separated into page
groups, eliminsting the possibility of identifying
most of the respondents, but insuring a statistical-
l¥ correct sampling.

6.

industrial town ()
retirement town 9
seaponal residential town < |

Demspits the instruction to chose only one, many rie
spondents chose more than one response to this gue
tion; with most of those choosing both rural resids
tial end sgricultural

In the next fifteen yeare, 1 want Langdon to:
(Chooaa ons)

grov rapldly o
grow as little as possible 89
encourage controlled growth 152
discourage growth 24

Many of the people who marked the majority respons
struck out the word “"encourage.”

What type of residentinl development would you 1il
to gee more of in Langdon? (Choose B8 mARY &8 Fou
like)

Single-family units 225
Multi-family units 18
Mobile homes 28
Condominiums or cluster housing 11
elderly housing i1
low cost housing ag
nong of the above 47

Should an effort be made to preserve agricultural
land in Langdon?

yes 234
no 17
uncartain 19

Which of the following typea of development do you
think would be desirable in Langdon? (Choose as ms
an you like)

amall, home-based buminess 208
motels and inns 21
restaurants 47
retail stores 27
light industry 122
cosmercial recreational feacilities 28
profesaional officesn 40
apartment buildings 5
apecinlty stores 24



garvice business HT a park 93
day care center G} trails 112
individual sites 3H
. Do you favor control of land development in the others 3
following areaa? (Chooss an many am you like) summer theatpe 1
Hewcomb FPond 1
important sgricultural land 206 sports field g
sherelines of rivera, brooks and ponds 179 skating rink 2
flood plaine 143
wvetlands 1an g, Do ¥you faver zoning regulstions for Langdon to
steep aloping areas 148 provide for orderly deveiopmoent?
none of the above 21
yes 201
Are there any buildings or places in Langdon which no 31
sheuld be preserved for historic or scenic value? uncertain 56
ves 269 10. Langdon should provide for:
no 3

More Anme Leas lUncertain

If so; what and wheraT

50 T2 78 18 commaraial /business
Universal Churoch - Town Hall 229 siten
Congregetional Church 158 18 4] 86 24 induatrial sitea
MubDermoit Covered Bridge-Cold River 223 a9 100 50 16 home building lots
Prentiss Covered Bridge-Great Brook 228 104 B4 5 20 open space
Bates MLL1 61 T 0 1 9 ether (specify]}
Langdon Rock 146
Deep Hole 106 11. Bhould a subdivision be disapproved because it may
Any others (not specified) 7 require incressed town expenses [for roands, schools,
Summer theatre 1 fire and police protection?
Center of town 1
Town common 1 ¥es 134
Fancy Fara 1 no a7
Great Brook Banka 1 uncertain 55
Kalker Fields 11
Cemetery 2 | 12, What oaken Lingdon A good pleca to live now?
Pound 1
Little Schoal 2 private, quiet, rural 257
Frivate homes 1 nige, friendly people 180
gloan enviranment 216
Do you feel that certmin areas of the town should be low population numbers/density 181
get aside for the recreationnl enjoyment of the low taxon 36
tosn's people? close to population centers 118
nchool 66
¥EB 154 minimsl government regulation a1
no 32 nothing 1
various individuoal items 24
If sac, whaet and where? any others 8
Deep hole 113 13. ¥hat makes Langdon a bad plape to live now?
Town common 136
streams, ponds, water 126 high toxes 111
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roand conditions/malntenance 55
public administration (town government) 17
school fasilities/teaching 42
lack of community spirit 19
population growth 43
lack of planning 56
individun)l complaints 14
any others 25

14. Whaet are your worries sbout Langdon's future?

tax increeses (mostly school coats) 2086
overpopulation/high growth rotes 175
publie adminisatration (town government) 26
change of any kind/"cltification” 80
governmental regulations 44
lack of planning 87
cheop houning/trailers 152
schonl fecilities/teachers 53
industrial/commercial growth a0
roads 51
individual worries 7
any others 17

A separate sheet was added to the guestionnaire to de-
tormine more epecifle concerns of the ocitigcens. They were
ashed to rank the five biggest growth issues in order of im-
portance and then ashed thres apscific gquestione concerning
the planning board. These issues are listed with their rank
adoording to the position they wers placed in by the respen=
dents., The number after each is the number of people who
inoluded it on their liat.

1. Schoolsa 120
2. Land usage 139
4. Fire protection 118
4. Refuse dispoaal 128
f. Law enforcemant 79
6. Highway maintenance 122
7. Enforcing town ordinances 69
8., Sewage dispoanl a7
9. Toun management T4

The apparent discrepancy betwsen the ranking and the numbers
who included the iftem in their vote is explained by the fact
that most of those interested in schools and land usage had
them at the top of their 1list while highwoy maintenance and
rafuse disposal was at the bottom. The ltems receiving votes
ware assigned numbers in inverse order} es.g. the item listed
aa mosl important by the respondent was assigned the largest
number, and the total of these numbers determined the rank in
importance.

The planning boanrd questien read:

Should the planning board and the town consider the
foellowing:

Yes Ko

1. Require larger lot sizes in

house lot developments 139 103

in pommercial developmentsa 129 67
2. Should we consider requiring

more ground fleoor sgquare foot-

age in new construction? 52 149
3. Do wa need an histeorionl

board set up for preservation

of certain arens? 100 1048

A glance at the gquestionnaire reaponses is enough to
indicnts te anyonm that the vast majority of the residents of
Langdon are in faver of some form of contrel over the growth
of their tewn. Thay wanbt te retain the community substantinl-
Iy as it is, but would allow for orderly, controlled growth
in environmentally "elean” business and light industry.

RECOMMENDATIONS

A8 can be seen from the responses to the gqusstionnaire,
there is some divergence of opinion of issues within the town
but little difference on the issue of growth and preserva-
tion. Based on the responses shown above, the fellowing items
are recommended for ipclusion im the master plan:

1. Langdon should remain a rural reaidential town.

2. Development of important agricultural land should be
controlled or limited to maintain the rural residentisl

fesling of the town.

9., The building of single family residences ahould he

encouraged; but provisions should be made for the pos-
gibility eof wmulti-family residences should be made in

ense the need for them mrises.

4. The growth of emall home based businesses should be
encouraged, with other businesses considered I they are
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gompatible with maintaining the oclean, quiet, rural
character of the town.

5. An effort should be made to preserve the historicel
places in town - the Town Hall and the twe covered brid-
EBE -

6. Sinee the major worry of the respondents wns the tax
gquestion, each decision made should consider the eifeotl
of the change on the tax rate.

11

Chapter 2

People and the Economy

The populantion of Langdon has never besn large. At the
peak of population in 1830, the population could be measured
in neres per parson (18.1). This tronslntea into the standord
measurement of 42.4 people per squere mile, which i& consid-
ered n  sparsely populnted area. By 1880, the population den-
sity of Langdon had recovered to 35.3 people per square mile,
By comparison, the regionsl density was B0 people per sguare
mile.(4) Since density is a function of both the population
and the mnrea of a tewn, the density aof o town with a mmall
ares will be higher then another of the same population but a
larger area.

The people of the United Statem have been counted every
ten yesrs since 1790, As can be seen from the chart, the pop-
ulation of Langdon rose for ita firat fifty years and then
began a rapid and equally steady decline.

Langdon Population
Census Peports 1790-1990

3
l Ix
1 ]

i e ] ] i 1 B
1790 1820 1850 1880 1910 1940

4, Upper Valley lake Sunapee Council, First 1990 US
Census Information, 2/1/81.



There were several reasons for this. The sgricultural
land in MNew England, especially in the hilly country of New
Hampshire, is very limited, As the population grew, nand more
and more of the boys grew to adulthood, they needed addition-
al land to atart their own farms. Since most of the suitable
land had been settled by their fathers, grandfathers, or
great-grandfathers, they were tforced to lesve the region in
order to find land te purchase. In many canses thia meant that
they had to move far sway, te the newly opened territories in
the midwest, as they did not have enough money to purchase
the more expensive land closer to home.

Other fectors contributed to the out-migration of far-
mers, both old and young, from Mew Hampshire. In the second
querter of the nineteenth century, many rallroada and canals
were built, nllowing emsier mccess to the newly opened, more
productive, land of the mid- and far- west. These same trans-
portation advances nlso allowed the settlers of the new land
to ship their products back te the large esstern merkets. The
industrial revolution, with its massive increase in factories
which required large numbers of workers to operate the ma-
ehines drew many farmers to the vrban mreas to find work.

Thin out-migration of the younger farm people had twe
major effects. With the younger, possibly more innovalive,
people gone, the average age of those who remained rose dra-
matically, and with the greater age, tended to become very
ponservablive.

Of the two major factors of populntion growth, natural
and migratory, the latter hes the greater effect on an aging
population. MNatural population growth or decline is deter-
mined by subtracting deaths from births. After the average
age of o population paspes the child bearing years a popula-
tion will decline because there are more deaths than births.
This factor 18 clearly reflected in Langdon in the past de-
pade where there have been nesrly the same number of deaths
an births in the ocommunity, resulting in & net gain in pop=-
ulation ng & result of natursl increase of only § people,
while the Incresse due to migratory fonctors was nearly 150

people.

The second factor, migration, tends to change with many
factors other than age so the net sffect ia greater at some
times than others. Since World War I1, the phenomenon of the
second or vacation home and retirement to those sccond homes
han produced m net in-migration to many Tarm nreas like Lang-
don, where the land tenda Lo be cheaper than around the ecl-
ties., The phenomenon has alsc affected the population count.
The figures of the oensus are skewed somewhat by the timing
of the censum, which is conducted during the summer months
when most of the seasonal residents are using thelr Langdon

property. Hany of the seasonnl residents have large tamilics
andfoer guesta and the census reports show a considerably
larger population than normally lives in Langdon,

The population of Langden has two distinct age levels-
the natives, vho tend to be older, and the newcomers, who are
usually younger. The resident profile, complled from Lhe data
sheet included with the Community Attitude Survey, reveels
that more than half of the resnidents had lived in Langdon
eleven years or more, ®many of them all of their lives.(5)
Sipce names were not required on Lhe gquestionnalres, It is
not possible to determine the exact age or any other specific
information about the individual respondentm{B), but the con-
elusions have been verified by seversml other means, ineluding
tax and other town records and the town history.(7)

The queationnaire woaa returned by Z37 full time resi-
dents, 17 seasonal reaidents, 14 non-residents, and 8 who did
not complete this section. The full time reslidenta were fur-
ther divided into groups according to length of reaidence:

lesa than one year 16
1 to § vears 58
6 to 10 yFears 40
11 to 25 yearsa 68
26 years or more &7

A number of seasonal and non-residenta indicated the number
of years they had owned property in Langdon, with theee own-
ing property over eleven years being the largest group.

Some indication of the age of the residents can be
gained from the responses regarding chlldren. HNearly half of
the respondents had children beyond school age.

No children 42
Too ¥young to sttend school 23
Children in elementary school 52
Children inm junior high school I8
Children in high sochool az

5. 276 people responded to the gquestionnaire. Many of
them only completed parts of it, usually the nusbered
questions. The numbers given here reflect only those
that anawered that gquestion.

6. The returnsd questionnmires vere separated into poage
groups, eliminnting the poasibility of ildentifying
most of the respondents, but insuring a stetistical-
ly correct nampling.

7. Frank Sellers, History of the Town o6f Langdeon New
Hanpahire, 1987, pasaim.
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Children in college 15
Children beyond school age 132

The numbera are larger than the number of respondents, Bs
many people had children in more than one group. The large
numberas of children of younger age probably sceounts for the
concern of the large number of respondaents concerning the
school situstion in Langdom.

The figures given by the respondents to the Community
Attitudes Survey can be verified independently, The 1880 U.8.
Census showed that the age distribution of the people living
in Langdon was?:

ages 0-4 23
ngea 5-9 31
ages 10-14 50
ages 15-19 a8
nges 20-24 al
ages Z5-28 33
ages 30-34 44
agea 35-44 48
ages 45-54 36
ages 55-64 50
agea 65-T4 34
over 75 19

These tables verify the oconclusion earlier in thias
chapter, wiz: the population of Langdon can be divided in
two general groups and thome groups can be identified by
their place of origin. The older group conslsta of the people
who ware born in Langdon or the near vicinity, oftem on the
property that had been im their family for generationa. The
younger group is made up mostly of people who have moved into
the ares recently. There are, of course, younger people in
the native fomilies and older people who moved to Langdon
after their retirement, but the conclusiens are sccurate.

Langdon iz not growing ss fast as areas of Hew Hempehire
clomer te the population centers of Massachusetts. The Upper
Valley - Lake Sunapee region, of which Langdon is the far
south-weat corner, was growing mt o rate of nbout % perosnt
per Fear in the mid-1980s.(8) While that rate accalerated in
the lante 19#0n, the cconomy has slowed down conniderably in
the past two years and the rate of population growth has re-
turned to the earlier level, Both of the projections in Chart
2 ghow an annual growth of between 2.6 and 3.0 parcent per
year. If the economy were to turn up, an increase in the
population growth rate could be expected. Tt ia best to plan

. Upper Valley - Lake Sunapee Council, 1987.

for that growth, aven If It I® not known when, If ever, it
will take place.

Population Projections
Langdon, New Hampshire 1980-2010
D BOO

ﬁiﬁl]ﬁ.ﬂ:nnu
5] 1980 State
Ei} 1985 Siale

=

—#—— 1980 Swaight Line

1870 1985 1985 2006

CHART 2. This chart shows three different populn-
tion projections for Langdon. One is projection
made by the Office of State Planning in 1080, an-
other ia & projection made by them im 1985, and
the third Isa m projection made in 1087, baned on
straight line increane. These are compared to pop-
ulation figures based on the U.5. Census and other
actual seountn, Aand show that nens of the projea=
tions were particularly scocurate.

Langdon ia the emaiiest town in Sullivan County., both in
terns of populatien and in sres, It has experienced s large
spurt in population, growing over 3IT in the last decade.(3)
virtuslly nil of this growth was in tha Flnal tve yosrs of
the decade, f&ar outstripping the projections =made in [987.
Almost 90% of Lhe comstruction begun In thome boom yeara han
been completed, and the resulting populstion growth already

§. Upper Valley Lake Sunapee Council, First 1980 Us
Canaus Inforsatien, 2/1/91.
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felt. The eurrent HRegional Profile projects s growth for
Langdon of 2% over the next twenty years, s=slightly larger
than the growth for the region as n whole,{10) This projeec-
ted growth rate could be accommodated in Langdon and still
follow the expraassed desirea of the Survey respondents.

Projections of future populstion growth are guesswork at
best. There are too many unknowns smong the many variables Lo
construct s relisble projection. Straight line projections
based on either recent or more long term population movements
must assume that mll other conditions - economic, politieal,
religious, ete. - will remain the same. Sinece the changes in
such conditions are primary reasona for population changes,
this eould be m wrong assumption. Computer projections can
vary tresendously, depending on what factors are entered into
the sgquatione.

ECONOMY

The economy of Lengdon is almost entirely based on in-
come from other nrens. 24 percent of the reapendents to the
Community Attitude Survey listed themselves azs retired. Only
11 percent earned thelr 1iving in Langden, while 22 percent
earn their living in other states. The balance work at other
places in Mew Hampshire. In both per eapita mnd median house-
hold income, Langdon renks near the bottom among the towns in
Sullivan County. 1In 1980, the last year for which reliasble
figures are mvailable, the per capita income in Langdon was
only 85,885 per person, and the median income was $14,044 per
household. 27 people were listed ns living below the poverty
leval.(11) Only Lemater and Unity had lower figures. The
Office of State Flenning estimated that in 1985, the per cap-
itn income in Langdon had riswen to $B,H86, again near Lhe
bottom in Sullivan County, and ageain with only Lemster and
Unity being lower.(12)

Except for agricultural pursuits, there is little indus-
try in Langdon. There are three sawmills, &n undercoating
shop, B8 machine ahep and horticultural supply business, a
plusbing contractor, a bank, two corstruction companies, B
fuel oll company, and number of small home-based businesses,
The respondents to the guestionnaire listed a dozen types of
busineas thaet they thought it would be desirable to enocournge
in Longdon. Many of them - motels, restaurants, commercisel

10. Upper Valley Lake Sunapee Council, Regional Frofile,
1980, p. 12.

11 U;S. ﬂﬂﬂiuﬂp Sulliﬂ'ﬁn G-UI’ Hl-Hll| 1880.

12, Upper Valley Lake Sunapee Council, Regicnal Profile,
1980, p. 893,
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recreational facilities, post office, wete. - are businesncs
that Lengdon does not have the populstion base to support.
Others, such na the home-bnsed businesses supported by mont
of the respondents, do not reguire any ectiom by planning or
othsr town boards 8o de mnot require any action in thim
documsent.

Some of the other wentioned businesses - shopping areas,
retal]l storea, dayoare centers; eto. — might be posmible with
sufficient population growth in the future, there does not
nppear to be spufficient support for any of them at this time.
While there has not as yet been any expressed desire by other
typea af busineas to looate hers, it would be besat to have a
comprehensive plan and regulations in place should the need
arise, in order to give any such application Cthe proper re-
view.

Any plan for business growth should include a method of
establishing the pst ispect of & nevw coemmercial or industrial
development on Langdon. As many towne in the southern tier
of counties Iin MNew MHampshire have discovered in the past
decade. new business development often brings with it new
coasts for the town such as increased need for police and fire
protection, inereased comtma of highway maintenance, eto. IT
the business development brings housing development, there
will be still more demand for community services in these
cotegories, as well ns larger demand for school apace. Given
the current crovwded conditiona of the schools, this could
require construction which is wvery expeneive. Thersfore, it
iz recommended that any raguest for a nevw business develop-
pent be apocompanied by a projection of the increased services
required bath by the business and by its employees.

RECOMMENDATIONS

1. Entablish a zmoning ordinmmce which would preserve the
rural residential character of the town, while allowing
the oontrolled buildingd of nevw residences mndSor busi-
nesses .

2. Bequire each new business or residential development
to furnish n projection of the impact of such business
or development on the current services of the town or
the nosd of inoreared servieces reguired te support the
new buginess and its employees or the new reasidents of a
rogidentianl developsent.
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Chapter 3
Public Roads

The primery transportation corridors through Langdon run
along ronds laid out, for the most part, imn the eighteenth
ceéntury. These roads were not designed for, nor were they
intended to ecarry, & great denl of heavy truok traffie or
high speed aute traffic. Indeed, they were lemid out for case
of travel for traffiec and follow the easiest, not
necessarily the shortest, path for an animal to pull & load.
Some have besn improved momewhat to sccommodate avwtomobile
traffie in the 20th eentury.

Map 2 shovwa the roads in Longdon. Route 12A is & state
highway({Class 1I)., Routes 123 wsnd 123A are secondary state
highwsys (Class III roads). All ethers are town roeds (Clags
¥ ronda)}, Cheshire Turnpike is used by the state nE Bn emer-
gency Class II road in times of flood and other emergencies.
There are other roads in the town (Clasa VI), but since they
are not maintained regularly and some ere subject to gates
and baras and vsually eannet be traveled by regular passanger
vehicles, they are not included hers.

There are 2.6 miles of Class II roada, &§.77 miles of
Clasa TIT ronds, £3.456 miles of Claas V roasds, and 2.87 miles
of Class VI roads in Langdon. Just over half of the Class V
roads are paved. Many of Lhese roads were bullt in ssctions
ag the town grew and more roads were needed to reach the
outlying farma, The roads and the npproxiuate date of thair
acceptance (the date of escceptance for the first section of
the road is used in nll cases) by the town are!

Acworth Road 1822 Kalley Roaod 1778
Ball Road 1780 Lanh Road 1789
Cheshire Turnpihe 1780 Mason Rond 1766
Cold River Romd 1792 HMeaney Road 1768
Crane Brook Rosd 1796 Hellish Road 1802
Currier Road 1791 Route 123 1802
Drewaville Rord 1780 Russell Road 1782
Egerton Road 1782 Tory Hill Road 1788
Hemlock Road 1784 Village Romd 1787
Holden Hill Read 1781 ¥alker Hill Road 1787
Jewett Road 1801 Winzh Hill Road 1778
Paving of the roads in Langdon was begun in 1924, on

state route 123. Paving was started on state route 12A the
following year, but it was not completed until 1832. Very
little paving wae done during the depresasion and World War
IT. It waa started again in 1950 and waoe completed, ns far as
it wam going to be done, in 1960. Thus, most of the paving
in town is 30 to 60 vears old. Some of the roads have been
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re-surfeced and all of them have been repaired from time tao
time. Except for the state highwaye, which sre in the best
condition, most of them cannot handle any ndditional traffie
without major repnirs to upgrade them to safe levels.

Langdon has already adopted the state accesas to highways
regulation (RSA 236:13) and it is made part of the recommen-
daticns for the Master Plan.

Roads in subdivisions are required to meet the town's
gpecificationz under present regulations. Even if the new
road or roads themselves meet the town specifications, the
road(s) onto which the new road{s) feed might not be sble to
handle the increased traffic generatad by the pew subdivi-
slon. One example of this situation would be the feeding of
new traffic from a subdivision into existing traffic at one
of the blind corners on Bt. 12A. This might require moving er
rebullding eximting intersections, installing traffic lights,
or other meesures to insure safety st that location. Another
example of this would be a request for a new gravel pit lor
subdivision construction which required that large amounts aof
asarth ba wmoved some distance on publie roads). Even though
the rosds could heandle the normal treffic, they could not
handle the extrese overloads usunlly oarried by gravel
trucks. In this case the subdivision should be required to
pay for, or post bend for tha payment of, its proportional
part of the cost to upgrade the offsite road(s) to handle the
inereased traffic generated by the subdivision.

This would Insure that the benelitsm to the town and the
needs of the subdivision would balance. A policy to determine
this proportional share should be entablished. Among the fae-
tors that need to be included in the equation are:

1. The amount of new road frontage of the proposed sub-
division.

2. The smount and type of new traffic generated on ex-
isting roads.

3. The amount of existing tralffic already on those
roads .

4. The standard to which the town curréntly maintainas
the road.

5. The mmountia) of service{s) required by the residents
or occupants of the proposed subdivision.

6. The amount of revenue [property tax) generated by the
proposad subdivision.
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7. The cost of the improvemants.

Other factors may be required to refine thia poliey but thess
should be considered a minimum.

Traffic has not yet become o problem in Langdon. Traffico
gounts made on the two major thorocughfares indioate that an
average of 1287 cara per day use Route 12A, with pesk traffie
of 140 cars per hour during the morning rush hour,(13) while
Routa 123 averaged T16 cars per day, with peak traffie of 57
cars per hour st the same time.{14)

puring the past five years, acoldenta occurred at the
rote of pbout one per month in Langdem. Two-thirds of these,
including the only fatal aneccident during this period, were
single car accidents, invelving running off the raad.{15) The
locations of these accidents was scattered, with sccidentas
gecurring on nlmost all roads in town and with no particular
concentration of accidents except In the vieinity of the high

school .

Another factor that needs to be considered in light of
the survey respondent's expressed desire to maintaln a rurel
repidentinl and agricultural cosmunity is the poasible desig-
nation of scenic roads.

gtate law (RSA 231:157,158) allows towns to designate,
by town meeting vote, any road [(except state highways) os o
scenic road. The meain purpose of this designation is to help
protect the scenie value of that road, Once o roasd has re-
caived the scenic road designation, any repair, meintenance,
reconstruction, or paving work shall nmot involve the cutting
dow of trees over 15 inch diameter, or the tearing down or
degtruction of stone walls, without Lhe prior written consent
of the Flanning Board or any other official town body desig-
noted at the town mesting to implement the law, and after a
public hearing has been held.

The seenic road law allows the road agent to cut trees,
cleasr brush, shrubs and any other natural or manmade obstruc-
tions within threes feet of the traveled way. It dec=s not af-
feot the eligibility of the toWwn to receive ctate coneatriuc-
tion and repair aid, and wost impertantly, it does not affect
the right of any landowner Lo work on him own property.

Spead limite should be posted and road identificatien
gigna inastalled.

13. NHDOT Automatis Teaffle Counter, loontion 261851,
14, NHDOT Automatic Traffic Counter, location ZG15d.
15, MHDOT Ascident Location Reports Data, 1986-1800.
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RECOMHENDATIONS

1. Include New Hampshire access to highways regulation
(RSA 236:13) in the master plan.

2. Develop regulations regarding the impact of and cost
reaponRibility for the inoreased smervices, coRstruc

tion, or repair required to meet the needs ol &any
proposed business or subdivision.

3. Road identificoation migne should be posted.
4. Speed limits should be posted.

5. Begin procedures to designate scenic roada.
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Chapter 4

Housing

Housing las isportant te the community and to individu-
als. The location, quality, type, and availability of housing
aften deternines the poople who seolk te live in n community.
Housing is oftem the largest single expenditure that an indi-
vidunl makes during hia lifetime. Nearly 1/4 of an individ-
ual's income is apent for housing and that houwsing sccounts
for aboutl the same percentage of his wealth. In 8 residentinl
community the hougsing forms the basis for towm income, its
tux baae.

The residents and property ownera of Langdon expressed
their feelings mbout their comwmunity in the Community Atti-
tudes Survey clirculated by the Planning Boord in 1987; the
results of which are given in full in Chapter 1. Some dis-
cussion of thope gquestiona regarding housing ls neceasary.

Nespite the instruction to chose only one, aver forty of
the respondents to the gquestionnonire chose more than one of
the choices regarding the type of town they wanted Langdon to
ba in the future, moat of tLthem choosing both rural residen-
tinl =msnd gEgricultural, Teken BAs & group, only 2.5 percent
wianted Langdon to be anything bhut o regidentinl or ngricul=-
tural town.

&n the queation of growth, no one wanted the town te
grow rapidly. While m wlight majority (56%) ocheched tho
"pncourage controlled growth” cstegory, many of them marked
out sancourage. Little growth (36X) and no growth nt mll (9X)
totalled nearly as much and if the onez who marked out "en-
ocourage” are counted on bthe growth limiting aide, the mejor-
ity would change.

By A& large majority (B2%) moslL respondents to the survey
preferred single family homes over all ether typesm. The next
largest group (17%) wanted no new housing of any type. Only
10 pareent were in fovor of mobile homes, 6.5 percent multi-
fumily homes, &nd 4 percent wanted condominiums or cluster
bhouning.

These attitudes reflect the existing housing conditions
and patterna in Langdon. Langdon wes formed as on sgricul-
tursl comsunity with single family detsched residences and
remained one for over a century and o half. It is enly in
recent yearas that the pattern, not of the housing, but in the
lifestyles of the people that live in them, has changed., Vir-
tunlly all of the housmes in Longdon are still aingle family
homes, but sometimes sembers of more thanm one family live in
them.
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MAP 3. There are 203 houses, 23 mobile homes, 17 ¥
busineas bulldings, 3 town buildings, 2 schools, & l
church,; and & lodge in Langdon. The location of the

homen, whether mobile or fixed, are shown on this

map. Mobile homes are indicated by the letter T.

Othaer bulldings, ipeluding ancillary atructures

like barns; sheds; and garages; are not shown. Some

of the houses are stlil]l under construction.
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In the past two hundred years, many of the original farm
houses have disappenred, but there are still sany old homes
in town. In its bicentennial year nearly half [47.8%) of the
houses in Langdon wera more than fifty years old, nome of
them dating back te the Eighteenth Century. Only a few new
homes were bullt in each decade from 1900 to 1970 (17 in the
19408, 12 in the 1550s, 19 in the 1960s). In the 19708 the
rate increased to three houses per year, n rate that contin-
ved through the 19808. There has been no concentration of new
homea in any particular area. Most of the more recent hompes
have been built on town roads rather than state highuays, as
most of the lots or building eites on the state highways
already have housesa on them, One new house was built on Rt.
123 to replace one that burned down.

Moat of the homes in Lengdon eare ocoupied by their ow-
ners on o full time basis. Very fev are rented on any long
term basis, but nearly ten percent are used only part of the
time - weekends, summers, vacations, ete.

There are only ma few housea in Longdeon large enough te
be suitable for conversion to aspartments, condominiumsa or
multi-family dwellings. The problems noraslly assoociated
with these econverslons, except for sewage disposal, do not
apply to any of the suitable houses. Structural changes,
parking, and land use changes are already subject to approval
by town bonrds or agents, but these should be loroalized.

One type of houming that is new to Langdon im the mobile
kome. These sre referred to as "manufactured homes” in RSA
674,24, but thim oan be mislesding am thera ara several other
types of “penufactured” or Tactory built houses that are not
intended té be mobile &t mll. There are also "moblle” homes
that are placed on permanent foundations and sre not intended
to be moved, although they may be. Examples ol both types ox-
it in Langdon now and more ocan be expected in the future.
Slnce only ten parcent of the residonts of Langdon are in
favoer of slloving mobile homes at all, this iz s controver-
sinl issus, and oare should bes taken in cstablishing

regulations.

Another item that ghould be considered for the Master
Plan is the matter of building codea. Langdon uses an amended
form of the state codes, but they need to be wupdated to in-
olude such matters se oconverslons. These codes should be
applied both to new construction and to remodeling of old
structures, but oare must be taken to avold turning a minor
remodeling job into a major one by requiring excessive code
mandated upgrading. This could cause needed repaira and
upErading to be avoided.



The final item to be conaidered Iin this section ins
zoning. There has never been a Zoning regulation in Lengdon,
but meny people feel that there s a need for one now, and
one is necessary to allow the Haster Plan to work.

RECOMMENDATIONS

1. Adopt a Zoning regulation that ia simple enough to be
understood, but which will establish varlous gones in
town to allow for the orderly growth of the town, while
maintaining its rurnl character, in accordance with the
exprossed wighes of the residents. Iteme suggested for
the zonlng regulation include:
1. Establish zoning districts
2. Minlmum lot regquirements
3. Setbacks
§. Road frontage requirements
5. Maximum height restrictions
6. Off-street parking requirements
T. Mobile home regulations
8. Compercial and industrial development regule-
tions.
9. Hovsing conversion Regulations
10, Cluster and multiple-family housning regulations.
11. Earth removal regulations
12. Sign regulmtions
13. Exceptions, variations, etec.
14. Detajiled definitiona

2. Update the town building codes to include such mat-
ters as conversions and other building variations.

3, Establish regulations regarding manufactured housing
siting and mobile home parka.
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Chapter 5

Community Facilities,

Services and Resources

This chapter covers a nusber of diverse subjectm, most
of which ere inforsational and do not, im themselves, gener-
ate items for the Master Plan. A Lown the size of Langdon
gannot suppert the facilities end servicea that a larger town
with mere poople and o larger tax base oan. There are not
enough people to justify such town facilities as water or
gevwer lines, power plants, or hospitals. Power im furninhed
by outside companies and residents must go to larger commun-
ities like HKeene , Claremont, ar Hanover for heapital mer-
vige. Many of the services are performed on 8 volunteer
basle. The town [lacilities are adequate for meetings mnd
other town gantherings at the present Eime.

There are only m few town facilities, ranglng in age
from 187 years to 1 yeara old:

1, The Town Hall was built between 1801 and 1B03. It waas
uwaed by both the Universalist and Congregational Chur-
ches, s well ps for the town hall, until 1842 when the
Congregational Chureh was completed. The gEallery was
convertaed into a second Tloor for the use of the Univer-
salist Church in 1851. They used it Tor the next 60
years, but the gallery has not been used, except for
stornge, in recent years.

2. The "Parish House" was built am a veatry for the Congre-
gational Church in 1805. Since World War II it has been
veed by various town organizations fer many purpores.
For many years the Langdon Community Club has financed
the upkeep nnd improvements of this building.

3. The fire department is mll velunteer with n current ros-
ter of 12 firemen, 1 certified EMT, and 8 "first respon-
dors.” The fire station was completed in 1960 and housen
three pieces of equipment - a fire engine, purchased in
1082 nt n cost of 887,000, a jeep fire engine with aoc-
cessory trailer and s combination fire and medical emer-
gency vehlole. The fire department is & member of the
Southwest New Hampshire Mutusl Aid, s group that sup-
porta many of the volunteer departments in the aren.

4. Langdon has six police officers, all part time. The Lown
owns the police cruiser, purchased in 1888 at a cost of

$12,000.
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. The road department yard was purchased in 19898, leveled
and graded in 1990. A garage vas planned but was rejec-
ted by the Town Heetlng in 1990 due to lack of sctuml
plana snd excessive costs., Equipment owned by the toun
includes twa small truckas, s grader, and some small
aquipment.

6. Langdon has two cemeteries, hoth started in the Eight-
eegnth Century. The upper cemetery, located next to the
Town Hall in the center of town is, except for a few
fomily owned plots, full and most burisls toke place in
the lower cemetery. The lower cemetery, only five years
younger than the upper, hag been expanded once and an-
other expansion is planned in the near future. The lower
cemetery ia located on Drewsville Road. The cemetery
ruhd of 17,000 is smufficient to maintnin the cometer-

BE.

7. There are two achools in Langdon. The Sarah Portar Ele-
mentary School, across the road from the Town Hall, was
bullt in 1938. The Fall Mountain Regional High Schonl,
near the wost border of Langdon, of f Rt. 12A, was built
in 1966. Both Bre part of the state mandated Fall Moun-
tain Regionnl School Distriect. Langdon ntudents in kin-
dergarten and grades 5-8 attend school in Alstead. In
13391 there were 39 students in grades K-4, 33 in grades
5-B, and 12 in high school, from Langdon. The cost per
pupil in that ¥emr was §5,339.00,

B: The Shedd-Porter Momorial Library in Alstend was donsted
to that town by John Shedd im 1509 for the use of the
rasidents of Alstead and Longdon. While small, it iwm
adegquate for the needs of most residents of Langdon.

The Community Attitudes Survey addressed several of
these wervices. Lack of planning and poor rosd conditions
tlosely followed high taxes on the list of things that made
Langdon & bad place to live, with schools only a few polnts
behind. When it came to worries about Langdon's future, taxes
ngnin led the 1ist, but a high growth rate and mobile homes
far cutpaced schools and ronds as things to worry about. The
number one concern in both cases was taxes, so care will have
to be taken in the future to limit the amount +thet any pro-
pesad increase in services will inereass the amount of taxes,

The area recreation and open space is ancther issue that
received considerable support on the Community Attitudes Sur-
vey, although some of the responses require some explanation.
Half of the respondents thought that the town common should
be get amide for recreational use. The town common barely
accommodates a riding mower so it ie unlikely that it could

handle nll of the people wanting to use it for recreation.
Most of the areas chosen te be set aside would involve the
une or purchase of private land. Most of the aress mentioned
were not specific; streams, ponds, water, traila, parks, ete.
were mentioned. Only Deep Hele, the old swimming hole on
Great Brook behind the Congregotional Church, received a

lorge number of vatea by name.

Recreantionnl facilitien standardm {or the area have boen
developed by the Upper Valley - Leke Sunapee Council. These
staendards are only general guidelines, to be modified by anch
town to reflect actual conditions and capabilities. Hany of
the fecilities in the "standards™ ure for towns larger than
Latgdon, but are included here for possible future reference.

Recreationnl Foaollity Suggestod Standard
Bell Fields 1 par 1000 population

Tennis Courta 1 per 1000 population

Playgrounds 1 per school
1 per 750 population

Benches 1 per waterbody

Outdoor Skating Arena 1 per 1000 population

Cymnagiums 1 per 2000 population

Reorention Canters 1 per 2000 popula.ion

Parka and Picnic Areas 1 per vilinge
10 aerss per 1000 people

Touwn Forests 80 acres per municipality

CHART 3. Recommended reoreationnl faeility standards.

The last guestion from the Community Attitude Survey to
be reviewsd here is the one regarding historic preservation.
34% of the respondents thought that one or more places should
be preserved for thelr histeriec or scenle value, The Town
Hall and the two covered bridges all received 83% support,
followed by the Congregational Church at 57%, Langdon Rock at
3%, mnd thirteen others received single digit votes. McDer-
mot and Prentiss Bridges are alreandy on the National Regimter

of Historic Places.
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nee a CIP is necessary for planning purposes, it is recom-

mended that
adopted. one be petablished after the paster plan is

RECUOMMENDATIONS

1. Protect existing Tireponds and mccess thereto,

2. Bstablish a ea
pital improvement
the recomeendations of th: BaRter :IE;?Irnn bl S

3. Develop mt lesst one recreational facility. Inves-

tigate possibiliti 1
Buoh flg?ilty. ies of donntion or watching funds for

4. Apply for MNatlanal
Register of MHistori F
designation for the Town Hall and Gnnﬂrt[utiun:l C#:::;

and consider the
the H1 e h formation of an historie distriet for

5. Establish a Capital Improvements Progranm.
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Chapter 6
Land Use

In the minds of most residents of Langdon, this im pro-
bably the most impertant chapter of the master plan. Hine of
the questions on the Community Attitudes Survey dealt with
this land uwse in onge ¥ay ar snother. A vast majority of the
respondents to the questionnaire place the Isaue as ekther
the (irst or second most jmportant growth dssue which the
town must desl with in the vpocoming ¥EATS .

The growth issues on the gueationnaire received over-
wholming votes for mlow or very controlled growth in Langdon.
The raw figures, given completely in Chapter 1, are summar=
iged here. Ths same question numbers nre used here to avaid
confusion; non-growth guestions wers akipped.

1. T8% of the respondents thought that Langdon should be
a resldential town, 20X &n agricultural tewn, and 2%

an industriel town.

2, 56% thought that controlled grouth should be snoour-
raged, while 36% thought it ahould grow as little as
possibla, and 8% thought growth should be discour-

aged completely.

3, Five times am many people chose gingle family housing
than eny other kind as the type of new housing they
would like to wee in Langdon.

4, 93X of thoap exprossing nn opinion thought that an
effort should be made to preserve agricultural land.

5. Many types of business, mestly small, non-polluting
ones, received support from Langdon residents. Non-
repidents were more likely to be in favor of lerger

projects.,

g, 92% Favored control of development on fars land and
marginal arcas.

g, 73% were in favor of goning regulations to control
development.

10. Open BpACE WaS the only line in thim guestion to
roceive B positive response.

11. In the clomesat queation, 49% thought that & subdivi-
slon should be disapproved beosuse it might inocrease
town expenses, 32% thought that it shouldn't, and 19%

expressed no opinion.
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Before getting into recommendations for future land une,
it i3 necessary to establish a more exact picture of the
physical makeup of the land in Langden. Map 1 in Chapter 1
shows the general lay of the land and the ocouraes of the
mnjor and larger minor woterways. The information on that map
is not sufficient to =allow for & determination of land use
pelicy. Several other factors need te be taken inte conaid-
eration. The [irst, not necessarily the most important, of
these is the “"land capabllity” in Langdon.

LAND CAPABILITY

Laund capability im the effect that naturnl fealures of
the land have on its suitability for doevelopment. Among the
features that affect capabllity are floodplains, wetlands,
steep slopes, and ledge or bedrock near the surface., All of
these featurea are present in Langdon.

Hap 4 shoes the floodplains, wetlands, and other soil
conditions throughout Langdon, The firat two features are
important in determining land ecapsbility and some of the
other soil conditions can affect development .

FLODDPLATNS

A floodplain is defined as an area of land oad jacent to n
watearvay that is ocovered with water occasionally, ususlly
during perieds of heavy tain or runeff. Wetlands nre defined
&8 Lhose nareas covered with or saturated by surface or
groundwater often enough to support vegetation adapted to
aaturated soll conditions. Both conditions are importent to
the ecoleogy of an area.

Floodpluine provide sterage mreas for excesa water
during times of flooding. During drier tines they provides
travel corridors for willdlife. The Federal Emargency Man-
tgement Agency (FEMA) has designated the streambed of Cold
River as & "Special Flood Hazard Area."(16) Dovelopment of
floodplains must be limited. Reasons for this are both prac-
tizal and aesthetic. From a practical atandpoint, developnent
in flood-plains needs te be restricted +o prevent damage to
the proposed development in the times of flooding. Develop-
ment could also reduce the water storege capacity of the
Tflecdplain or obatruct the natural flow of tha wnter, thus
ceuging grester downstream flooding. Removal of groundocover,
Lrees, and other vejetation causes erosion mnd sedimentation.
Since the floodplein iz close to the watervay, downstream
effects could be felt sooner, even in times of norsal sur-
face water runoff.

16. Federal Insurance Administeation mape, No. HO1-D2.
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WETLANDS

Wetlandas include any area that water regularly stands on
or saturates. The prime example of a wetlinnd ia a Buamp. Oth-
era would include marshes, bogs, and most ponrly drained lend
aréas. The waler tnble, or normel level of ground water, in
wellands {8 &t or near the surface for several months out of
8 ¥Year with normal precipitation; often thera will be ntand-
ing water in such an ares. Among the major Tunctions of wet—
lands mare thi storage of excoss runoff unter during ruina and
floods, filtration and storage of nutrients and pollutants
from grounduater, and supplying of uater to straasms during
periods of low water fTlow,

Wetlands slse previde water for community, privete and
business use, supplying water to the aguiferas which feed tha
Wells, Only one ares in Langdon has been identified as having
sufficient water to “meet or augnment municipal and industrial
reguiremsnts." This area is ad jacent to Cold River where it
re-enters Langdon from Alstead.(17) Additionnl nreas were
identifTiad nE having
enough water "“for apall
municipal and rural water
dintriets and commercial
and light industrial
vse, " These areas lie
slong Cald River, Great
Brooh; and Brush Meadow
Brook. Since these arens
are nll near streambeds,
care wmust be taken 1in
siting wells on them, =s
they can aflect both the
stream and the squifer §f
not properly controlled.

The Filtration and
storage function of a
wetland ean be n double-
edged sword. Unless the
aren {8 properly mannged
and protected, the fil-

HAP 5. Aguifers in Langdon.
The salid area is the “in-
dustrinl" squifer and the

vircled areas the "rural wa- tersd sut pollutsnts can

ter distriet" areas. be washed back into the
nainsteam Woters. Wet-
lands are also prime
providers of wildlife

habitat.

17. John F. Cotton, Availability of Groupdunter in  Lhe
Lover Connecticut River Bssin. -

a6

tagos
& both ecological advantages and disadvan

10 uez?::ﬁu?rhu long as they remain uncontaminated, wetlands
Iruridc filtration of groundwster and Lhe quality of the
:ut-rlpu vnter is isproved. If, however, &ns mentioned above,

i the lachk
% dn become pontaminated, from whatever source,
:ﬁtfigz znunes the area to remain contaminated. For thia

reason, development, which requires o septic system of some
gort, cannot ba allowed in wetland areas.

OTHER SOIL TYPES

There are alao severnl categorics of
include:

drier solla. These

here Lhe
sonally wet soils, wsually near sLresams, W
E:::: table rises to within one Toot of the ground

gurface during wet seasons.

I.

Hardpan glacial till soils, where the hardpan, et

s varying levels under the topsoil, prevents the dranin-
age of water any deeper into the soil,
i 1 drained
C —hardpan glacisl till soil, which is wel
: 22?1 witzallunln! fragments ranging in size up to
boulders.
4. Sand and gravel soils which are generally well

drained, sometimes excesaively so.

inchas
to bedrock moila may have only s few
& E?.ti::nif on top of the bedrock. Ledge outcroppings

A8 COmmon .

ils are
ensenally wet poils and hardpan glaciaml till so .
:nnnriilr unn:itnhln for development because thaE:uii nu:In
ditions will not allow a septic system to bhe used. ti. EO:tEI
bedrock soils are unsuitable both from the seahi? :t .
standpoint and that of construction difficulty. dﬁ A8
technically possible to overcome both the suptinla:r e?: e
eering problems of all theas soils, 1L la doubtfu

vorth it from n finencial standpoint.

pining soil types - sand and gravel and non-
hard E:'girzi.i°:111 - wmre both sultable for development,
llthgu[h gand and gravel makes o poor {}Itzz f;: :np:;flagz;
bably ] &
tems., Mon-hardpan glacial till is pro (Al Ler
t. Unfartunately, it is aleo the most suitabl
:;::é:g:::nl purposes and the only one suitable for the

grovwth of crops.

in the last ontegory; none of these

i g R areas to be significant om

goil types ocour in large enough



A

maps of the senle used hore. Since ledge ocours more olten in
the steeply sloped areas;, that situnticn is covered under
that eategory. Conatruction on each of the ather eategorios
would have {o be examined on B ceRse-to-cnse basis.

SLOFE

The second determimnant of land capability {5 the slope
of the land. Langdon ip ipn generally hilly country. Map 6
shows the elope of the land using Lhe three groups of slopes
weed by the State Lond Bonrd mnd was developed [from date an
the United States Geological Survey topographical map for
Sullivan County. The thres groups are;

Group | - glopes of 0 - B%
Oroup 2 - slopes of B - 15%
Group 31 - elopes of 15 - 25%

Unless it im perfectly flat, group 1 land ias very good far
development. If it is perfeoctly flat, it could have drainage
problems. Group 2 land is probably the best {or development
as it provides good drainage, good views, and the posaibility
of more privaey with smaller lot size. Land in group 3 should
be studied more carefully before allowing development on it.
The mwstleeper slopes may require special conditions te be
placed on building permits to insure that proper techniques
are used in censtruction of bulldings, sewege systems, acceas
roads, erosion contraol, ete.

Much of the lond in Langdon has slopea over 25 percent.
¥hile these have been ipcluded on the map in group 3 londa,
they should net be econsidered for development dua to the
special problems assecinted with them. There may be small
arens of lesser slope in group 3 areas, Juat ne there might
be steeper slopes in the areas designated s group 1 or 2.
Contour mapas of any proposed subdivision must be required in
the future. It is possible to sake a land cepability matrix
uing the slope groups snd soil eategories, but nll that it
will show dis that the bhest Iand for development is gently
sloping, relatively dry land.

AGRICULTURAL SOILS

Special consideration must be given to the agricultural
landa in Langdon. Winety-three percent of the respondents ko
the Community Attitudes Survey felt that an effort should be
made to preserve the agricultural land in the town. Due to
the hilly nature of the town, there is little agricultural
land to begin with, Hap 7 shows the agricultural land in
Langdon. These lands are divided into two types according to
the standards of the ©.3. Soil Conservation Service. Their
definitions are:

Friay i Virems

el LRl L

LANGDON

SLOFPE MAF

8. 'This map =shows the relative slope ol the
tha in Lengdon. Areas with no markings have slopes

of lesxs than 8 percent.

N
i ') Moderate slopes, H to 15 percent

T i Steep slopes, greater then 15 percent
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Prime Farmland Solle - Prime armland is land that
has the best combination of physical and chemical
characteristics for producing food, feed, forage,
fiber, and oilseed orope, and ie alse available for
those uses (the land could be cropland, pasture
land; rangeland, forest land, or other land, but
not urban built-up lond or water]. It has the seil
quality, groving EBesson, and moisture eupply needed
to economically produce mustuined high yielda af
crops wWhen treat-ed and managed, including water
mAanAgement nccording to aoceptable farming
methods. 1In general, prime farmlands have an
adequate and dependable water supply from pre-
eipitation or irrigation, a favorable temperature
und growing sesson, aeceepteble #cidity or alkalin-
fty.

Additional Farmland Soils of Statewide Importance=-
This is land, in addition to prime farmland soils,
that is of statevide importance for the production
of Food, feed, fiber, forage and oilseed Crops.
Gentrally, additional farmlsnds of statewide impor-
tance include those that are nearly prime feramland
and that economiecally produce high ylelds of crops
when trested and managed according to acceptable
farming methods. Some may produce as high a yield
a8 prime farmlend if conditions are faverabls.

Prime agricultural lands mre the easiest to develop for
the very mame resasons that are the best farm lands. They have
relatively gentle glopes nnd good drainage wand, since they
have already been cleared for agriouwltural purposes, they
don't have to be cleared for developaent. Since the road sys-
tém in Langdon was bullt originnlly to serve the farms in the
tovn, the prime agricultural lands are already on the exist-
ing roads.

The importance of agriculture to a community i® emsy to
underestimate. Farming wes the major occupatien in Langdon
for & century and a helf, but aines World War 11 many ol the
Tarm operations have cessed and the flelds are returning to
forest. The remaining CArme still produce frult, grain, milk,
beef, pork, poultry end breeding stock for the eqonony .

Agricultural land is quite scarce in New England, aEpa-
cinlly Wew Hampshire. Farmers in New Hempshire produge only
15% of the food that is consumed in the state. The other B5%
must be imported from other states. Food prices are higher in
New Hampshire because of transportation mnd handling costas
required to move the Food from Lhe large producing states in
the midwest.

eI R

LANGDON

FARMLANDS

i to two
HAP 7. Farmlands in Langdon are divided in
groups, Prime Farmlands and Tmportant Farmlandse. As
a percentage of Lapgdon's total area, there is very
little farmland. These lands are identified on the

map ag follows:

@ Prime Farmlands
Farmlands of Statewide Importance
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As Lthe population ol the state increases, the amount af
cropland decreases. A study of this situatien published br
the Mew Hampshire Food Policy Committee in 1879 revenled that
in the 50 year period up to 1975 the populstion of Xevw Hamp-
shire increaged at s rate of 7,300 per vear while the crop-
land decressed nt & rate of 9,300 acres per year.

Cropland in New Hampghire has been reduced to just over
100,000 acres. Any further reduction could only increase the
amount of food that would have to be imported. This is just
one of the many reasons to pravent the further loss of agri-
cultoral land. The study wmentioned &above goes into great
detall on this subject.(18)

Development is only one of the ways that crop land can
be lost. It can also be lost through neglect or lack of use,
Neglect while the land is in use can lesad te erosion and de-
pleted or polluted soils. Agricultural land that is not used
regularly tends to revert to itas natural state. In just a few
years brush can take over the lnnd and if this is ignored, it
#ill return to forest. It is expensive and time consuming to
reclaim neglected agriculteral land, but it gan be done. Onoe
the land has been conviérted to housing or commercial develop-
ment, it cmn never be reclaimed for farming.

Hesides the production of (oodstuffe, agricultural land
provide other Important benefits to the town.

1. Farms oare important in maintaining the rural charac-
ter of the tewn, whioch virtually all of the residents
voted important in the survey.

2: They provide:
8. Opan BpaLe
b. scenic views
o, local employment
d, wildlife habitat

3. Thery promote energy efficiency by reducing the amount
of food lmported.

4, They improve water conservalion.
FORRST RESOURCES
Most of Langdon's land area is covered with florest. A

comparison of meps 6 and 7 gives mn indication of the loca-
tion of forest areas, All of the nreas designated as ateep

18, Recommendations for a New Food
H.H. Food Policy Study Committee, Concord, 1879.
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nlopen, and all of the moderate slopes, gxoept those shown on
the farmlands map, are covered with forest, These forests are

s major asset to the town both economically and aestheticoal-
ly. Forests provide many benefits, including & permanéent
supply of lumbér, firowood nnd other wood products, including
food in the form of products from the sugar maple. There are
three working sawmilla &and pevaranl oommercial sugaring

operations in Langdon.

Forests aleo provide wildlife hebitat, recreational op-
portunities, wind and sound screens. They hold seils in plaoe
and help prevent the unrestricted erosion of soils during
heavy downpours. With all of these important benefitn, 4L ia
necesgary Lo establish regulations to protect the forests.

These land capability and agricultural iand considera-—
tions, Blong with the expresnsed desairea of the town resi-
dentn, suggest several items for consideration in the Haster

Plan.

RECOMMENDATIONS

1. A plan to maintain the rural residential and agri-
cultural character of the town,.

2. The esncouragement of the continued use of agricultur-
al lands for sgricultural purposes and discourige the
conversion of this land for other purposes.

3. The protection of the quality of the town'a water
EOUrCEes.

4. A recommendation that Langdon establish a "Resource
Conservation Plan™ which designates certain of Lang-
don's natural resources as "eritieal” and require a
more carsful conmlderation of mny attempt to develop
areas which would impinge on the critical resources,
eritical respurces should include:

4. Floodpleins and wetlands
b. Steap slopos

. Prime agrioultural land

d. Scenipo view and open space

5, A recomnendaticn that a simple moning rqiugntinn b
sdopted to recognize the existing patterns in the
town And Lo encourage orderly growth in the future.
These regulations should imoclude the Resource Conser-
vation Plan of item 4 and a Site Plan Review ns pro-
vided under RSA 674:43.

6. A recommendation that a regulstion be estsblished for
the contrel of forest resmources Lo provide for the
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future and continued availability of forest products
and to prevent dammge caused by unprofessionnl log-
ding operation on steep slopes or important watersnhed
areas and resulting in eromion snd sedimentation.

43

Chapter 7
Master Plan

1992 - 2010

1n order to plen for the future and meet as many of the
desires of the residents on Langdon ns possible, it im neoen-
sary to develop a specific and somevhst complicated schedule
af items to ba included in the Master Plan. Some of these af-
Fact more Uhan one area of growth and/or development and an
effort will be made to wake it as simple an possible and yet
gover all the areas.

in order to preserve the rural residential snd agricul-
tural character of Langdon and provide for an orderly, envi-
ronmentally sound, and progressive growth, it is necessary to
have both specifie goels and . coordinated Haster Plun. The
following recommendations are made :

1. Adopt & zoning ordinance. A npumber of the Master Flan
recommondations can only be carried out by adopting a
zoning ordinance. This will invalve not only the writing
of Lhe ordinance, but nlso gnining the approval of the
townspeople who ®ill have Lo approve it at the Town
Hesting.

The ganing ordinance should be simple, and divide the
toun into ns few districts as possible. The recommended

diatrioto are:

A. Rural Distrlot
B. Village District
¢, Critienl Resouros Overlay Distriet

The Rural District, which consiasta of most of the town,
provides for jand to be used for agriculture, forestry,
louw density housing, nnd home businecescs. Saveral (or
many) uses can be listed as "special exceptiona” which
peans that oertain uses are forbidden except under spe-
cial conditions which are set forth in the ordinance it-
gelf. If the proposed use is listed ns o speclal excep-
tion end mests the conditions of the ordinance, the
Zoning Board of Adjustment ocan grant “specianl excep-
tion." Conditiens generally ensure that the particular
use will not be detrimental or injurloum to the neigh-
borhood. The Planning Board should determine the exact
list of permitted uses and special exceptions after
further study, and it should define each use.
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The Village District im primarily an historic district,
which allows residentianl or commercial use that is com-
patible with GLhe existing wstructures. Higher dengity
housing is normally recommended for village areas, but
#ince Langdon does not have & public valer or sever sys-
tem; the lot size must be guch that it will support its
own water and aseptic systemsn. Consequently higher
density housing will not be possible in the Village
Distriet. Regulations need Lo be drawn Lo ensure thal
good siting and design principles will be followed to
allew new bulldings te be harmonious with the distirict.

The Critieal Resource Overlay District should include
the following environmental protection districts:

1. Important Fermlands Bistriect - Development of thesa
Iands sahould be discouraged by negoLiating conservation
agresments and deed restrictions on such land. The pur-
chese of development rights ashould be conaidered {f
financinlly Teazible.

2. Steep Slope Distriet - Development should not be
allowed on slopes exceeding 2Z5%, while a larger lot size
moy boe necessary for lots with = 15-25% aslope to allow
for proper septic siting snd drainsge considerations,
Ridgelines should also be protected both to aveid damage
due to change drainage patterns and to prevent the
changing of scenie views and skyline vistaa.

1. Floodplain Ristrict - Heo development should be nl-
lowed within the boundaries of a floodplain. Development
oocurring in flood-plain areasm maoy couse property dam-
age and pose salety risks to residents of housing lo-
cated within floodplain boundarien. Shorelines of ponds,
stresms, ete., should be protected. Acecess to fire ponds
should not be blocked.

4, Wetlnnds Conservation Diatrict - No building devel-
opment or septic systems should be allowed in the wetl-
land dimtrict. Permitted wuses ahould {inolude agricul-
ture, forestry, and recreation uses not requiring alter-
ation of the wetland. Septic systems should be set back

no less than 75* from the edge of the wetland. Water:

cntchments, logging ronds and driveways smhould be listed
aa speciel exceptions.

In addition to the ereation of these Districta, the
goning ordinance should include, but not be limited Lo:

1. Require sanch proposed nevw businesa or residentisl de-
velopment te furnish an impact study on the need for
increassd services, including construction or altera-
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tion of infrastructure, and to poat bond for the pay-
ment of the proportional costs of such services.

Hinimum lot srea and/or frontage reguiresents for
ench type of houning.

Regulatisns for the protection of the town's water
TFESOUrces .

Setbacks between:
A. roads and buildings or other structures in=

oluding support structurea for buildings and
ronds

B. roeds and parking. lots or areas,

€. roads and visual screening,

D. septic aystems and floodplaina or wetlands
{76 leet),

E. buildings and adjacent property (side and
roear setbacks)

Maximum helght restrictions of 35 feet for nll
buildings or structures, due to limitations of
cgurrent [ire equipsent.

Off-street parking reguirements, including
layout and pnumber of spaces.

Mobile home (manulactured housing) regulatioms.

A. Allay mobile homes on individual lots As long as
thay mect the requirements for other houses on the
same lot. I

B, HMobile home parks, should residents approve one 1in
the future shall be required ts furnish adeguate
wnter snd provide parking, sewage and trash dis-
posal for esch site in the proposed perk. Environ-
mentnl impact and other studies, if required,
shall be paid for by the proposer of such park.
Landacaping may be required to protect views.

Commerelnl and industrinl development regulationm.

4. Encourage home based occupations, with proper
restrictions regarding traffie, noise, pellu-
tion, etc.

8. identify and, {f possible, reserve pultable areas
for future commercial and/er industrisl develop

nk.

C. E:cnurnge small non-pelluting light industries and
commarcinl develepments to looate on well planned
sitea wheras they will not create land use, visual,

or traffic problems.
0. Discourage strip fevelepment and the introduction



of comserciaml businemses or light industry
sidential nreas.

in re-

9. Regulations for the conversion of single-Tamily
dwelling to apartments, condominiums, or multiple-
femily dwellings.

10. Cluster and multiple-family housing refgulations, to
include "affordable housing™ if necessary.

11. Earth remsoval regulations

12:. B2ign regulations, to

inglude speed
signs.

limit and street

13. Rxceptions; variances, and grandfathersa.
14. Detailed definitions of each use regulated.

Adopt n mite plan revieow regulation = Under the pro-
visions of RSA 674:43, a towun cen "empower the Planning
Poard to review or disapprove site plane lfor the devel-
opment of trects for nonresidentisl uses, or multi-fam-
ily dualling units other than one- or two-fomily dwel-
lings, whether or mot such development includes a sub-
divinion or resubdivision of the slite.”

The adoption of a slte plan review regulatlion will
allow the Planning Board to evaluste proposed projects
in greater detmnil than provided under sub-division reg-
ulations (or zoning regulations §if they are adopted).
Regulations should be written to include requirementin
for site access, drainage, parking, water and sewage
disposal syntems, exterlor handicapped feantures, and
lundecaping. The Planning Board may require that a sur-—
vayed plot plan, working dravingsa, mnd impact studies be
submitted as a part of the zpplication.

The town should require a bond
and ether improvements proposed,
plar review. This would ensure that
is, in fact, completed.

for the landscaping
as part of the site
the proposed design

Update the subdivislon regulations, to include:

1. minimpue lot aize prequirements, Including provisions
for a sliding scale based on slope and soil conditions.

2, toad frontage requirements.
3. road mocess requirementsm,

including slope of drive-

=3

47

way, making nocess for fire engines and esergency ve-=
hicizs a msjor coensideration for approval.

vision whereby the Plsnning Bonrd may regquira an
:;picfr:tudy. the cost of which is to be plid.fer by :h:
developer, for any major subdivision proposal; and tl:
the costs of professional consultents to onaura Ccompii=
snce of these requiremenis he paid by the developer.

be required to

A provision whereby the developers may
E‘y fEr ar poat bond for the paysent ef, an rearonable
::rtinnlof the off- site road improvement costs required

by their developament,

bdivi-

3 rovialon wheraby the developer of lorge &u
:in:n Eu required to set aside ndequate land area for
recrantional use by the oooupants of the subdivislon, or
sontribute the equivalent in land or money Tor this pur-

pose to the town.

7. A 4:1 saximum ratiec of lot langth to width Lo prevent
"toothpick” or “bookend” lots.

B. A provision for compliance hearings on preconditions.

Preserve the agricultural character of the town by:

1. guiding developaent 1o non-agricultural soils, if

possible;

2, encouraging deed restrictions, conservation agree-
ments, snd purchasing development rights;

4. inereasing the penalty for taking agricultural land

gt of current use; and

4, ensuring that land use regulations do not unduly ra-
striot farming operations.

longterm
1iah a forest management policy to ensure
g;:::in;d yield &nd avoid prohlems of erosion mnd sedi-
mentation caused by non=professional cutting.

an historic district in the

conalder the formation of

village.

laces dealgna-
1 for National Register of Historie P
:Egnrfnr the Town Hall and Congregational Church.

da in
Bogl rocesdingn required to sstablish scenic roa
L::[gug. Gome areas should bea considered for scenic



10.

11.

13.

i4.

15.

16.

rondside or plenic areas and some might warrant the ne-
gotiation of scenic emsementis.

Establish Critical Resources Overlay Mapa Lo identify
aress thet should be protected from development. Theae
eritionl arens inolude farmisnds, Floodplains; wetlands,
and stecp slops ATens.

Base future land use decisions on the Watural Land Capa-
bility together with the consideration of Critical Re-
BOMPCER .

Establish an Acceptsble Growth Rate and contrel this
rate by limiting the number of residential building per-
mits issued emch yesr. This limit should provide for
modernte growth but be limited at a point no more than
50 percent above the decsde average.

Discourage development 1in remote areas which would
require additional maintenance of roads or increased
distanses to be traveled by services such ns police,
firs or ambulanoan.

Consider the impact of new development and/er construc-
tion on historie resources. Particular sttention should
be paid to heavy truck traffio.

At least one publie reecreational facility is recom-
mended, This could be & multiple use area, including
playground, ball Cleld{s), pionlc area, traile, sta.
Encournge orgenizations end clubs to finance or sponsaor
the facility, Inveatigate the possibility of a doenation
or long term lease for such B property.

Apply for land and water conservation grante for the
above or for other development.

Batnblish & Capital Improvements Progrom to implement
the recommendations in this chapter which require large
town expenditures, including school expenses. These pro-
jects should be ranked by priority and phased in over
aeveral ¥Years.
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Chapter 8
Adoption

of
Master Plan

The Pleoning Board of the town of Langdom, Hew Hamp-—
shire, in accordance with the provimlons of KSA 676:6, and
following the duly noticed publie hearings held on 25 Janu-
ary, 1992, does hereby adopt the Langdon Master Plan of 1882,
smeluding the findings, recommendations, goals and policies
contained in this plan to aid the Planning Hoard and othar
Town Boards in the performance of their respective duties for
the purpose of gulding and ascoomplishing the coordinated and
harmonious development of the Town of Langdon, New Hampahire.

Planning Board

Williem Doran, Chairman

Rodney Campbell

Ceroline Cross

Frank Sellers



