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ELM & CARROLL STS.

/BA 23-01

Petitioner requests a building containing 5
dwelling units on a single lot in the Medium
Density District where no more than 3
units on a single lot may be permitted per
Chapter 100, Article 8.3.1.C.2.a of the
Zoning Regulations
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And

il.

The ordinance limits the number of units to three on one lot which
makes it unfeasible to build here. The ordinance fails to recognize the
special conditions here and results in the need for a variance to allow
more than three units. The merged lots create a 0.75 acre lot which is
large enough to meet the dimensional requirements for five units. It
will comply with all building setbacks and lot coverage requirements.
It will utilize vacant building lots in an area with city water, city sewer
and city sidewalks. Denying the variance provides no benefit to the
public and will result in an unnecessary hardship to the owner.

The proposed use is a reasonable one because:

Multifamily buildings are a permitted use in this neighborhood. There
are several existing multifamily buildings in the immediate area
including two existing six-unit buildings. A new building served by
city water, city sewer and city sidewalks will enhance the appearance
and the value of this site. This proposal is consistent with the character
of the neighborhood and consistent with the purpose of the ordinance.
This is a reasonable use of this property.

B. Explain how, if the criteria in subparagraph (A) are not established, an
unnecessary hardship will be deemed to exist if, and only if, owing to special
conditions of the property that distinguish it from other properties in the area,
the property cannot be reasonably used in strict conformance with the
ordinance, and a variance is therefore necessary to enable a reasonable use of it.
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The peat that was discovered underlying these sites creates a special
condition of the property which greatly limits how the properties can be used. The
only solution to make building on this area feasible is to merge the lots and
combine the units into one building. The ordinance limits the number of units to
three on one lot which makes it unfeasible to build here. The ordinance fails to
recognize the special conditions here and results in the need for a variance to
allow more than three units. The merged lots create a 0.75 acre lot which is large
enough to meet the dimensional requirements for five units. It will comply with
all building setbacks and lot coverage requirements. It will utilize vacant building
lots in an area with city water, city sewer and city sidewalks. Denying the
variance provides no benefit to the public and will result in an unnecessary
hardship to the owner.



M&W SOILS ENGINEERING, INC
PO Box 1466 ° Charlestown, NH 03603 ° 603-826-5873

TO: Pappas Contracting LLC PROJECT NAME: Pappas SHEET: 10of 1
PO Box 575 Elm & Carroll Streets
W. Swanzey, NH 03469 LOCATION: Keene, NH DATE: 5-19-2022
attn: Mike Pappas
M&W JOB #: 12310-22 HOLE #: B-1
Ground Water Observations Augers-Size |.LD.  4.25” Surface Elevation:
Split Spoon 18" Date Started: 5-19-2022
. Hammer Wt. 140# Date Completed: 5-19-2022
6’ at 0 Immed. hours Hammer Fall 30" Boring Contractor: T&K Drilling
Soils Engineer/Inspector: Justin Mailloux

LOCATION OF BORING: South end of Carroll Street side.

Sample -.Blows per 6" on Moisture Strata * Soil Identification Sample
Depths Sampler Density or | Change No. Pen. Rec.
From/To Consist. Elev. Inches  Inches
(Feet)
4-6 2,2,2,3 Moist Brown fine to coarse Sand, little Silt, over 1 24 12
4.5" | Dark brown Peat, trace to little fine Sand/Silt.
6-8 2,2,2,2 Wet Gray fine to coarse Sand, trace Silt, over 2 24 8
7 Dark brown Peat.
8-10 154,71 Wet Reddish brown Peat. 3 24 20
10-12 1,1,1,1 Wet Brown Peat. 4 24 12
14 - 16 WQH/24" Wet Brown Peat, over 5 24 6
15.5' | Gray fine to medium Sand, little Silt.
16-18 WOH/24” Wet Gray Clay/Silt. 6 24 22
20-22 WOH/12",1, 2 Wet Gray layered fine Sand/Silt/Clay. 7 24 14
25-27 4,4,51 Wet Gray fine to medium Sand, trace Silt. 8 24 19
30-32 4,8,12,20 Wet Gray fine to coarse Sand, trace Silt. 9 24 24
(Erroneously high blows at 31’ due to flowing sand.)
(Boring discontinued at 32’ due to flowing sand.)
Ground Surface to: 30’ Used: 4.25" Hollow Stem Augers
Earth Boring: 32
Rock Coring: 0
Samples: 9
HOLE NUMBER: B-1

Proportions Used Cohesionless Density

Cohesive Consistency

Trace  0to 10% 0-10 Loose
Little 10 to 20% 10-30 Med Dense
Some 20 to 35% 30-50 Dense
And 35 to 50% 50+ Very Dense
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0-4 Soft
4-8 Med Stiff
8-15 Stiff
15-30 V. Stiff




M&W SOILS ENGINEERING, INC
PO Box 1466 ° Charlestown, NH 03603 ° 603-826-5873

Soils Engineer/Inspector:

TO: Pappas Contracting LLC PROJECT NAME: Pappas SHEET: 10f1
PO Box 575 Elm & Carroll Streets
W. Swanzey, NH 03469 LOCATION: Keene, NH DATE: 5-19-2022
attn: Mike Pappas
M&W JOB #: 12310-22 HOLE #: B-2
Ground Water Observations Augers-Size |.LD. 425" Surface Elevation:
Split Spoon 1.5" Date Started: 5-19-2022
Hammer Wt. 140# Date Completed: 5-19-2022
6 at 0 Immed. hours Hammer Fall 30" Boring Contractor: T&K Drilling

Justin Mailloux

LOCATION OF BORING: North end of Carroll Street side.

Sample Blows per 6" on Moisture Strata Soil Identification Sample
Depths Sampler Density or | Change No. Pen. Rec.
From/To Consist. Elev. Inches  Inches
(Feet) )
4-6 3.3,32 V. Moist Brown Peat. 1 24 8
6-8 1, 1/12" 1 Wet Brown Peat. 2 24 19
8-10 WOQOH/24” Wet Brown Peat. 3 24 24
10-12 WQOH/12", 1,1 Wet Brown Peat. 4 24 13
14-16 WOH/24” Wet 13" | Gray Clay/Silt. 5 24 24
16-18 WOH/24” Wet Gray layered Silt/Clay, with fine Sand. 6 24 24
20-22 WOH/6", 1/18” Wet Gray layered fine Sand/Silt/Clay. 7 24 24
26-27 WOH, 1,1, 8 Wet Gray fine to coarse Sand, trace Silt. 8 24 18
30-32 4,7,20, 35 Wet Gray fine to coarse Sand, trace Silt. 9 24 24
(Erroneously high blows at 31’ due to flowing sand.)
(Boring discontinued at 32' due to flowing sand.)
Ground Surface to: 30’ Used: 4.25" Hollow Stem Augers
Earth Boring: 32’
Rock Coring: 0
Samples: 9
HOLE NUMBER: B-2
Proportions Used Cohesionless Density Cohesive Consistencv
Trace 0to 10% 0-10 Loose 0-4 Soft
Little 10 to 20% 10-30 Med Dense 4-8 Med Stiff
Some 20 t0 35% 30-50 Dense 8-15 Stiff
And 3510 50% 50+ Very Dense 15-30 V. Stiff
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NOTICE LIST
This template can be used to record the name, mailing address, street address, and tax map parcel (TMP) # for each party

OWNER NAME

| .
| NUEVO Transfers LLC

that is required to be noticed as part of an application.

MAILING ADDRESS

1 Bedford Farms Ste 202 Bedford NH 03110

STREET ADDRESS
(If different from mailing address)

0 Carroll St, 225 EIm St

TAX MAP PARCEL
(TMP) #

536-049,536-050,536-056

NUEVO Transfers LLC

' 69A Island St St Keene NH 03431

0 EIm St

536-055-000-000-000

Severin Z Keeley

56 Spruce St Keene NH 03431

536-042-000-000

Cleyton Prinser & Brienna Provencher

119 Cheshire Turnpike Langdon NH 03602

147 Carroll St

536-043-000-000-000

Toby D Tousley

PO Box 626 Keene NH 03431-0626

143 Carroll St

536-044-000-000-000

Nina Fish

’ 139 Carroll St Keene NH 03431

536-045-000-000-000

Timothy P Snapp

131 Carroll Street

536-046-000-000-000

Page M Niland

i 63 Adams St Apt2 Keene NH 03431
I

125 Carroll St Keene NH 03431-2909

536-047-000-000-000

Brian A Miller

42 Park Ave Keene NH 03431

119 Carroll St

536-048-000-000-000

Ann T Claridge

4 Sylvia Ave Natick MA 01760-4116

140 Carroll St

536-051-000-000-000

Carl N Babbitt |

152 Carroll St

536-052-000-000-000

GBH Real Estate Inv LLC

|

53 County Rd Bedford NH 03110

253 Elm Street

536-053-000-000-000

Anna French Burnham

241 Elm St Keene NH 03431

536-054-000-000-000

| Michael & Marcia Murdock Family Rev Trust

54 Centerview Drive Swanzey NH 03446

217 Elm Street

536-057-000-000-000

Beth Ellen Forcier Rev Trust

224 Elm Street Keene NH- 03431

536-058-000-000-000

Ronald R & Diane L Dunn

228 Elm Street Keene NH 03431

536-059-000-000-000

Bryan James Ganoe

250 Elm Street Keene NH 03431

536-060-000-000-000

Roner Investment Properties LLC

PO Box 173 Marlborough NH 03455

35-37 Armory St

536-062-000-000-000

Timothy D & Diane L Matson Living Trust

23 Armory Street Keene NH 03431

536-063-000-000-000

|
Francis J Mariarty Rev Trust

| 17 Baldwin St Keene NH 03431

536-064-000-000-000

Natalia Gouznova Alexandre Alaferdov

10 Lake St 1E White Plains NY 10603

11 Baldwin St

549-009-000-000-000

_Steven Bundrick

~ 211EIm Street

549-010-000-000-000-000

110 Spruce Street LLC

518 Old Shaker Rd Loudon NH 03307

110 Spruce St

536-061-000-000-000
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OWNER NAME

Frcksere Lond dse

NOTICE LIST

This template can be used to record the name, mailing address, street address, and tax map parcel (TMP) # for each party

that is required to be noticed as part of an application.

MAILING ADDRESS

55 fhricreSer st

STREET ADDRESS
(If different from mailing address)

TAX MAP PARCEL
(TMP) #

Gusuttarts L Keene M 0393/
Henderson BaSlkey /i &unn Road
Marlene E lovrder Est |13 Impertal Dr
of and feirs iF any | Aeene it 03431 29 Carro tl 5% 549-093 200000 0> |
_ 4 109 Corrsrl S
“7ess Wild fecne 03431 S5Y9.024 d to0-00
. 0 arrgrl st
Ictue/ Jﬁéa/e;/ Sr é/gcgr/zﬁ 03/9;3/ 5Y9-0.25 0000t - 60
Ocan #eal 7 A0 /6, Fe. :
J1lhelle ﬁ‘c(a/l/, Kocne NH 03431 1577 | 111 Carrol( S Y7026 (000 200
Carre S
Merney L Buss %m‘fg A%f 03¥3/ 549097900000 000
Gary R Sands |5y fark e .
;'Zra_e ;: Sunds | Keene MY a343( 10 E1m S Y4. /79000000000
ew Vaughn &e ovY Flm ST '
Wissa oty ot | K ptF 0343/ 57431400200 020
|
|
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REVISIONS:

VWNER.DEVELOPER.

NUEVO TRANSFERS
LLC

1 BEDFORD FARMS

SUITE 202

BEDFORD, NH 03110

STREET

CARROLL

PLANNER:

4
. s’.l\
Bnckstone Fa

Land Use Consultants,

Sile Planning, Permitting and Development Consuling
185 Winchaester Sireet <eane. NH 03431
Phone {503) 3570115

MULT! FAMILY
0 & 225 ELM STREET AND
0 CARROLL STREET

ZONING MEDIUM DENSITY DISTRICT
TAX MAP 7 536-049—000, 336-050-000
536-055-000, 536-056-000
LOT SIZE 32,870 SF+ — 0.75 ACE -
ZXISTING LOT COVERAGE ( : O N C E PT
VACANT LAND
PROPOSED LOT COVERAGE
BUILDINGS 2,880 SF - 8.3%
SAVEMENT §.407 SF — 19.5%
TOTAL 9,287 5F - 28.4%

SCALE: 1"=40'

DATE: JANUARY 17 2023
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ZONING BOARD OF ADJUSTMENT
2023 MEETING SCHEDULE

DEADLINE DATE

December 16, 2022
January 20, 2023
February 17, 2023

March 17, 2023
April 14, 2023
May 19, 2023
June 16, 2023
July 21, 2023

August 18, 2023

September 15, 2023
October 20, 2023

November 17, 2023

December 15, 2023

MEETING DATE*
January 3, 2023*
February 6, 2023

March 6, 2023
April 3, 2023
May 1, 2023
June 5, 2023
July 3, 2023

August 7, 2023

September 5, 2023*
October 2, 2023
November 6, 2023
December 4, 2023

January 2, 2024*

All review meetings are at 7:30 AM, in the 2" Floor Conference Room, unless stated
otherwise.

* January & September 2023 meetings and January 2024 meeting are scheduled for
Tuesday due to the holiday

**All meetings begin at 6:30 PM and are held on the first Monday of each month in the
Council Chambers, 2" f| City Hall, unless stated otherwise
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