
 
 

Planning Board – October 23, 2017, 6:30PM 
City Hall Council Chambers – 3 Washington Street, 2nd floor 

 
AGENDA 

I. Call to Order – Roll Call 
 
II. Minutes of Previous Meeting – September 25, 2017 Meeting 
 
III. Advice & Comment 

1. Monadnock Food Co-Op, Phase 2 – To discuss plans for the expansion of the building owned by 
Cypress Street Development, LLC at 34 Cypress Street and leased to the Monadnock Food Co-Op. 

 

IV. Boundary Line Adjustment  
1. S-09-17 – 74 & 86 Nims Road – Boundary Line Adjustment – Applicant, Wendy Pelletier of Cardinal 

Surveying and Land Planning LLC, on behalf of owner, Gary and Susan Tochterman Living Trust, 
proposes to adjust the boundary line between the property at 74 Nims Road (TMP# 903-19-027-0100) 
and the neighboring property at 86 Nims Road (TMP# 903-19-027-0200) owned by Jacob and Nancy 
Weststrate. The proposed adjustment will decrease the size of the existing 11.08 parcel at 74 Nims 
Road to 5.44 acres, and will increase the size of the parcel at 86 Nims Road from 28.6 acres to 34.2 
acres. Both parcels are located in the Rural Zoning District. 

 
V. Public Hearings 

1. SPR-11-17 – Water & Grove Streets – Site Plan – Applicant Wendy Pelletier of Cardinal Surveying & 
Land Planning, on behalf owners, Jeanette Wright and Michael Lynch, proposes a commercial parking 
lot.  The site is 4,635 SF in size and located in the High Density Zoning District (TMP# 028-03-011). 
The Applicant is requesting a Waiver from Development Standard #8 “Screening.” 

 
2. SPR-12-17 – 183 Arch Street – Archway Farm – Site Plan – Applicant/owner Mark Florenz proposes 

to construct a new 54' x 60' three sided single-story fabric structure for the purpose of winter housing 
for hogs, and storage of related agricultural equipment. This building will replace multiple small 
portable structures that we currently use for winter housing.  The site is 56 acres in size and located 
in the Agriculture Zoning District (TMP # 917-11-028). The Applicant is requesting a waiver from 
Development Standard #19 “Architecture and Visual Appearance.” 

 
3. SPR-13-17 – Emerald Street Substation – Site Plan – Applicant Vanasse Hangen Brustlin, Inc. 

(VHB) on behalf owner Eversource proposes to rebuild the existing substation at the west end of 
Emerald Street.  Surface Water Protection Application is included in this submission (SWP-CUP-2017-
01).  The site is 2.52 acres in size and located in the Commerce & SEED Zoning District (TMP# 047-
03-009). The Applicant is requesting a waiver from Development Standard #19 “Architecture and Visual 
Appearance.” 

 
VI. New Business 
 
VII. Director Reports 
 
VIII. Upcoming Dates of Interest – November 2017 

Planning Board Meeting – November 27, 6:30 PM 
Planning Board Steering Committee – November 14, 12:00 PM 
Joint PB/PLD Committee – Monday, November 13, 6:30 PM 
Planning Board Site Visits – November 22, 8:00 AM – To Be Confirmed 

Page 1 of 67



THIS PAGE IS INTENDED TO BE BLANK. 



Planning Board Meeting Minutes  DRAFT 

September 25, 2017 

 

Page 1 of 7 

CITY OF KEENE 

NEW HAMPSHIRE 

 

PLANNING BOARD 

MEETING MINUTES 

 

Monday, September 25, 2017 6:30 PM Council Chambers 

 

Members Present 

Douglas Barrett, Vice-Chair 

Mayor Kendall Lane 

Andrew Bohannon 

Martha Landry 

Councilor George Hansel 

Chris Cusack 

Nathaniel Stout 

 

 

Staff: 

Rhett Lamb, Asst. City Manager/Planning 

Director 

Tara Kessler, Planner 

Michele Chalice, Planner 

 

Members Not Present: 

Gary Spykman, Chairman  

Pamela Russell Slack 

I. Call to order – Roll Call 

Vice-Chair Barrett called the meeting to order at 6:30 PM and a roll call was taken. 

 

II. Minutes of previous meeting – August 28, 2017 Planning Board Meeting 

Douglas Barrett offered the following corrections: 

 

Page 2 – The motion should read as being seconded by Nathaniel Stout not George Hansel. 

 

Page 10 – Vice -Chair Brackett should be corrected to read as Vice-Chair Barrett. 

 

Page 14 – last line of the third paragraph should be corrected to read as “in any way they can” 

 

A motion was made by Mayor Kendall Lane to accept the August 28, 2017 minutes as amended. The 

motion was seconded by Councilor George Hansel and was unanimously approved.  

 

III. Public Hearing 

S-08-17 – 21 Allen Court – 2-Lot Subdivision – Applicant Wendy Pelletier of Cardinal 

Surveying and Land Planning, LLC on behalf of owner George Trahan proposes to subdivide 

the property.  The site is 0.46 acres in size and located in the Low Density Zoning District 

(TMP# 116-06-006). 

 

A.   Board Determination of Completeness. 

Planner Michele Chalice recommended to the Board that Application S-08-17 was complete. A motion 

was made by Mayor Kendall Lane that the Board accept this application as complete. The motion was 

seconded by Councilor George Hansel and was unanimously approved. 

 

B. Public Hearing 

Ms. Wendi Pelletier of Cardinal Surveying stated this is a rather long lot (approximately 20,000 square 

feet)  on the corner of Allen Court and Stevens Street. The proposal is to subdivide this lot into two lots. 

There is an existing house, garage and shed on the lot. The shed will be removed. The lot will be accessed 

via Stevens Street.  

 

Staff comments were next. Ms. Chalice stated the garage will be permitted to remain on the lot even 

though it does not meet the setback requirements, as it existing non-conforming building. 

 

Vice-Chair Barrett asked for public comment.  
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Mr. Stacy Mitchell of 3 Stevens Street asked where the driveway will be coming in, in relationship to the 

telephone pole and whether it would be underground or aerial. Ms. Pelletier stated the lot line is very 

close to where the telephone pole is located but the driveway location has not yet been defined as it will 

be up to whomever builds on the lot to make that determination. Mr. Mitchell noted there was information 

from a neighbor regarding additional lots being constructed and asked for clarification. Vice-Chair Barrett 

stated the Board does not have any information on this issue.  

 

With no further comment, Vice-Chair Barrett closed the public hearing. 

 

C.   Board Discussion and Action  

A motion was made by Mayor Kendall Lane approve S-08-17, as shown on the plan identified as “2-LOT 

SUBDIVISION 116-06-006-0000, 21 Allen Court, Keene NH, 03431”, dated August 18, 2017, received 

August 18, 2017 and revised September 5, 2017 at a scale of 1” = 20’ prepared by Wendy S. Pelletier. 

LLS, with the following condition: 

 

1. Two additional notes be added to the subdivision plan as follows:  

a. “The Owner and the Owner’s heirs, successors, and assigns agree that any future 

development of the new 10,049 SF lot be in a manner consistent with the applicable Planning 

Board Development Standards.” 

b. “The existing sheds on the 10,049 SF lot shall be removed prior to the issuance of a building 

permit.” 

2. Note 12 be corrected to state that a driveway permit and subsequent inspection happen through 

the City Engineering Department.  

3. Owner’s signature on plan prior to approval. 

 

The motion was seconded by George Hansel and was unanimously approved. 

 

IV. Continued Public Hearing 

SPR-578, Mod. 1 – 219 West Street – Mobil Gas Station – Site Plan – 

Applicant/Owner Summit Distributing, LLC proposes re-development of a gas station/convenience 

store/canopy/underground fuel storage and shifting of the Ashuelot Street driveway.  A waiver is 

requested from Development Standard #19.C.2 to allow parking in front of the building.  The site is 

18,240 sf in size and located in the Commerce Zoning District (TMP# 098-02-014). 

 

B. Public Hearing 

Mr. Tom Frawley, President of Summit Distributing, and Huseyin Sevincgil of NHF Design were the first 

two presenters.  

 

Mr. Sevincgil stated when this item came before the Board in July there was some concern raised about 

traffic. He indicated the applicant worked with staff and have come up with a solution. He noted the 

applicant is proposing a 15-foot wide landscaped island and a smaller triangular island to better delineate 

the applicant’s driveway from West Street. He referred to the driveway that has been made into an 

entrance only driveway. 

 

Mayor Lane noted there was also the issue with parking in front of the building.  Mr. Sevincgil stated the 

applicant submitted a waiver with reference to this issue. He referred to the waiver criteria as follows: 

 

a) That granting the waiver will not be contrary to the spirit and intent of these Regulations; 

Mr. Sevincgil noted that currently there is parking closer to West Street and by removing the store, the 

parking is going to be further away from West Street. 

 

Mayor Lane stated his concern is the conflict between parking and the people using the pumps. Mr. 

Sevincgil stated the vehicles using the pumps will be parallel to West Street and the parking would be 
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perpendicular to West Street. There will be an aisle behind the parking, which would be about 24 feet, 

which is a standard size for a two-way drive aisle. He feels this provides for adequate circulation.  

 

Councilor Hansel asked whether there is a divider between the inlet and outlet of the driveway. Mr. 

Sevincgil stated it would be a double yellow line.  

 

Mr. Stout asked whether there is a particular pattern for fueling trucks. Mr. Sevincgil referred to that 

pattern on the plan and added that the majority of deliveries happen between midnight and 6:00 am to 

avoid traffic congestion.  

 

Vice-Chair Barrett asked whether the green space on the east side between this property and Ashuelot 

Street is owned by this property. Mr. Sevincgil referred to the right of way and noted that the existing 

driveway is being proposed to be closed off and moved further away from the street. He added that the 

city will be responsible for maintaining this green space.  

 

Staff comments were next. Ms. Chalice stated the applicant has done a good job responding to the areas 

where the Board had concerns: traffic, access, parking and landscaping. Ms. Chalice referred to the 

Traffic Report, calling attention to the following statement, “Under existing and future traffic volume 

conditions, all queue lengths are expected to be 1 vehicle or less with delays on the driveways of less than 

21 seconds.”  

 

She noted that both Staff and the Board had been concerned at the previous meeting that traffic would 

backup into the intersection.  The Traffic Reports indicates that under existing and future traffic 

conditions the Level of Service would be C or better with or without the redevelopment. 

 

Ms. Chalice referred to page 35 of the Traffic Report where it talks about the critical gaps, which far 

exceed the vehicles entering and exiting the driveway.  The applicant feels there will be enough space for 

the additional vehicles without causing a delay. The City Engineer has reviewed this traffic report and 

feels it is sufficient. 

 

Staff also feel the access is much more delineated now. The proposed layout will better guide traffic and 

do a better job separating the entering and exiting vehicles.  

 

Parking is currently in front of the building and the applicant has pointed out there is no other location for 

parking to happen. This is an issue for the Planning Board to consider.  

 

Councilor Hansel stated he likes the islands but noted it is on Mascoma Bank property and asked who is 

responsible for maintaining these islands. Mr. Frawley stated their verbal agreement with the bank is that 

the applicant will maintain these islands. Ms. Chalice stated the City is asking for a written easement that 

lays out the maintenance of this property over time.  Mr. Frawley stated this was an acceptable condition. 

 

Mr. Bohannon asked if the city was responsible for the maintenance of the greenspace in the right of way. 

Ms. Chalice confirmed that the city is responsible and added the City Engineer gave permission for a 

shade tree to be planted in the landscaped area adjacent to Ashuelot Street because at that time there was 

no other location for a tree on the site. The applicant has changed the type of tree from a shade tree to an 

ornamental tree but because of the weather conditions, staff has suggested it goes back to a shade tree. 

Mr. Bohannon stated he was not concerned about the tree but more about the maintenance of the turf. Ms. 

Chalice stated the City has not discussed changing the responsibility for the maintenance of this land. Mr. 

Bohannon felt this should be part of the consideration. 

 

Dr. Cusack stated he did not have too much concern about vehicular traffic. He asked whether any 

analysis was done on pedestrian traffic especially coming from the Colony Mills when they are turned to 

apartments. Ms. Chalice stated the existing sidewalk on West Street and Ashuelot Street will remain but 

wasn’t sure whether pedestrian traffic or the issue of signalized timing was part of the traffic study.  
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Heather Monticup, traffic engineer stated they did include an exclusive pedestrian phase in their study. 

Bike counts were also included. She added the signalized timing was not included and this could change 

with the apartments going into the Colony Mill but did include the exclusive pedestrian count, which does 

affect the intersection operation. 

 

Councilor Hansel asked about the maintenance of the strip of grass adjacent to the site. 

Mr. Frawley stated they had no issue maintaining that strip. 

 

Vice-Chair Barrett asked for public comment. With no comment, Vice-Chair Barrett closed the public 

hearing. 

 

C.   Board Discussion and Action  

A motion was made by Mayor Kendall Lane that the Planning Board approve SPR-578, Modification 1, 

with a Waiver Request from Planning Board Standard 19; Architectural and Visual Appearance, as shown 

on the plan identified as “Proposed Retail Motor Fuel Outlet Site Re-Development Plans for Assessors 

Map 98 Block 2 Lot 14” 219 West Street, Keene NH, 03431, dated June 16, 2017, received June 16, 2017 

and revised September 7, 2017 at a scale of 1” = 20’ prepared by MHF Design Consultants, Inc. with the 

following conditions: 

 

1. A completed easement between the applicant and the adjacent property owner, Elm Street Plaza, 

to the satisfaction of the Planning Director and the City Attorney. 

 

2. Revised plans showing: 

 

a. The relocation of the fuel tank/s to allow for the safe siting of a single parking space along 

the site’s southeast grass area.  These changes will need to meet with the approval of the 

City’s Fire Department Prevention Officer. 

 

b. The replacement of the proposed Flowering Dogwood with a tree selected by the Applicant 

and approved by the Planning Director. 

 

c. Abandoned storm drain and sewer service pipes shall be bulkheaded at each end and filled 

with flowable fill within the Right-of-Way. 

 

3. Prior to signature, submittal security for landscaping and an electronic format “as-built” plan 

(.dwg or .dfx preferred) in a form and amount acceptable to the Planning Director and City 

Engineer. 

 

4. Owner’s signature on plan prior to approval. 

The motion was seconded by Councilor George Hansel. The Councilor thanked the applicant for making 

this investment in our community and felt their project is going to improve what exists at this location.  

 

Vice-Chair Barrett asked whether the maintenance of the island next to Ashuelot Street needs to be 

included in the motion. Mr. Lamb stated his recommendation would be not to include this as a condition 

as it is a verbal agreement between the parties and felt this was more appropriate than a condition. 

 

The motion made by the Mayor carried on a unanimous vote. 

 

V. Request for 6-Month Extension 

SPR-964, Modification #2 – 120 Key Road – Hampton Inn & Suites – Site Plan – Applicant 

SVE Associates on behalf of Jazzlyn Hospitality, LLC proposes to construct a 92-unit hotel with the same 

building footprint and site layout as was approved by the Keene Planning Board on February 27, 2006.  

The site is 2.25 acres in size and located in the Commerce Zoning District (TMP# 164-01-003). 
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Mr. Rob Hitchcock of SVE Associates addressed the Board on behalf of Jazzlyn Hospitality, LLC. Mr. 

Hitchcock stated they have addressed all the conditions except for the issue of security. Mr. Hitchcock 

stated Jazzlyn has indicated they will be ready to move forward within six weeks and are currently 

working with outside code review and should have a letter of credit in about two weeks and should start 

construction in about six weeks.  

 

Mayor Lane stated his concern with granting an extension, is that this application is tied to a Court 

stipulation that the Owner of this site would complete the project or remove the building. Mr. Hitchcock 

stated he understands the concerns but was not aware of the legal document until tonight when the 

Planning Director shared it with him. He currently has no response from the owner. He stated the 

applicant is ready to move forward on this project, much more than they have been in the past. The Mayor 

stated he was happy to accept Mr. Hitchcock’s representation but would have a difficult time approving 

any additional extensions based upon the fact the application and proposed construction were part of a 

settlement of litigation.  

 

Mr. Lamb agreed with the Mayor and added this stipulation was agreed to in 2011, the latest amendment 

was amendment 6 and August 2017 was when this project was to have been completed. The original 

completion date was 2012 and asked that this be taken into consideration as well. 

 

A motion was made by Mayor Kendall Lane that the Planning Board approve the requested six-month 

extension for SPR-964, Modification #2. The motion was seconded by Councilor Hansel and was 

unanimously approved. 

 

VI. New Business 

None at this time.  

 

VII. Director Reports 

Mr. Lamb stated the Upcoming Dates have changed: The Joint Committee October meeting has been 

cancelled. This meeting was scheduled for October 10, and was also part 2 of the electronic device 

training. As a result, prior to the next Planning Board meeting at 6pm on October 23, the second part of 

this training is scheduled to take place.  

 

Mr. Bohannon noted the Downtown Revitalization meetings are happening at the old Ingenuity Store. 

Individuals are welcome to complete a survey online. Tuesday and Wednesday the hours are 10 am to 3 

pm and there is also a night time session on Wednesday.  

 

VIII. Upcoming Dates of Interest – September 2017 

Planning Board Meeting – October 23, 6:30 PM 

Planning Board Steering Committee – October 10, 12:00 PM 

Electronic Device Training Part II – TUESDAY, October 10, 6:00 PM 

Joint PB/PLD Committee – TUESDAY, October 10, 6:30 PM 

Planning Board Site Visits – October 18, 8:00 AM – To Be Confirmed 

 

The meeting adjourned at 7:10 pm. 

 

Respectfully submitted, 

 

Krishni Pahl 

Minute Taker 

 

Reviewed by: Rhett Lamb, Planning Director 

Edits, Lee Langella, Tara Kessler 
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October 10, 2017 

Mr. W. Rhett Lamb 
Assistant City Manager/Planning Director 
City of Keene 
3 Washington Street 
Keene, NH 03431 

Dear Mr. Lamb: 

51 Railroad Street, Suite 101 • Keene, New Hampshire 03431 

Cypress St. Development, LLC, which is owned by Monadnock Economic Development 
Corporation (MEDC), would like the opportunity to come before the Keene Planning Board on 
October 23rd in "Advice and Comment" to discuss our plans for the expansion of the building 
that Cypress St. Development, LLC owns and leases to the Monadnock Food Co-op on 
Cypress Street in Downtown Keene. 

Thank you, 

'?~~\ 
Jack Dugan 
President 

Phone: (603) 352-4939 • Fax: (603) 357-4917 • www.monadnock-development.org 
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STAFF REPORT 
 

S-09-17 - Boundary Line Adjustment – 74 & 86 Nims Rd 

 

Request: 
Applicant, Wendy Pelletier of Cardinal Surveying and Land Planning LLC, on behalf of Owner, 

Gary and Susan Tochterman Living Trust, proposes to adjust the boundary line between the 

property at 74 Nims Rd (TMP# 903-19-027-0100) and the neighboring property at 86 Nims Rd 

(TMP# 903-19-027-0200) owned by Jacob and Nancy Weststrate. The proposed adjustment will 

decrease the size of the existing 11.08 parcel at 74 Nims Rd to 5.44 acres, and will increase the 

size of the parcel at 86 Nims Rd from 28.6 acres to 34.2 acres. Both parcels are located in the 

Rural Zoning District.  

 

Background: 

The parcels, 74 Nims Rd (TMP# 903-19-027-010) and 86 Nims Rd (TMP# 903-19-027-0200), 

are located in the northeast of Keene, off Concord Road, in the Rural Zoning District. 

 

An existing home and driveway is 

located on the 11.08-acre property 

at 74 Nims Rd Ave. The 28.6-acre 

lot at 86 Nims Rd is a mostly 

undeveloped lot, with the 

exception of a small shed located 

close to the road.   

The Owners of 74 Nims Rd, Gary 

and Susan Tochterman, are 

seeking to adjust the southern 

boundary line of their property, so 

that the rear 5.64 acres of the lot 

will become a part of the lot at 86 

Nims Rd (see image to right).   

 

The proposed adjustment would 

reduce the size of 74 Nims Rd to 

5.44 acres, and would increase the 

size of 86 Nims Rd to 34.2 acres.  

The minimum lot size in the Rural 

Zoning District is 5 acres.  

 

 74 Nims Rd (TMP# 903-19-027-

0100) 

86 Nims Rd (TMP# 903-19-027-0200) 

Prior to 

Adjustment 
11.08 acres 28.6 acres 

After 

Adjustment 
5.44 acres 34.2 acres 
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STAFF REPORT 
 

Completeness: 

Since this application is not associated with any new development, the Applicant has requested 

exemptions from having to provide Grading, Landscaping, Lighting, or Proposed Conditions 

plans. After reviewing this request, Staff has determined that exempting the Applicant from 

submitting this information would have no bearing on the merits of the application.  Staff 

recommends that the Planning Board grant these exemptions and accept the application as 

complete. 

 

Departmental Comments: 

Engineering:  No concerns  

Police: No Concerns 

Fire:  No concerns 

Code:  Add the label “Existing Dwelling” to the plan next to the building footprint on the lot at 

74 Nims Rd.  

Application Analysis: 

As no new development is proposed at this time, the following is a review of the Board’s 

Development Standards relevant to the proposed application. 

 

3. Hillside Protection: There does not appear to be any prohibitive or precautionary slopes on the 

site.  

5. Flooding: The properties are not located within the 100-year floodplain.  However, the U.S. 

Army Corp of Engineers (ACOE) may hold a flowage easement on the 5.64-acre of land that is 

to be conveyed from 74 Nims Rd to 86 Nims Rd. Staff have asked the Applicant to display this 

easement on the plan.  

Flowage easements granted by the ACOE are typically based on elevation and are held to protect 

individual property during a flood event.  Staff have not obtained a copy of the easement deed; 

however, this type of easement typically provides the ACOE with the right to flood this land in 

connection with the operation of a reservoir or dam, the right to prohibit construction of any 

structure for human habitation, and the right to approve all other structures constructed on the 

easement land.  

11. Sewer and Water: There is no City water or sewer service in this area. The existing 

developed lot at 74 Nims Rd has a private well and septic system.  No development is proposed 

for the lot at 86 Nims Rd at this time; however, there appears to be sufficient land area to support 

a septic system and private well if it were to be developed in the future.     

16. Wetlands & 17. Surface Waters:  There is a small pond and wetland area on the property at 

74 Nims Rd. This area is approximately 0.36 acres and was not included in the calculation of lot 

size for this property.  This standard appears to be met. 
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STAFF REPORT 
 

RECOMMENDATION FOR APPLICATION: 

If the Board is inclined to approve the Application, the following motion is recommended: 

Approve S-09-17 as shown on the plan identified as “Boundary Line Adjustment Plan 903-19-

027-0100 & 903-19-027-0200 74&85 Nims Road Keene, NH 03431” prepared on 9/13/17 by 

Cardinal Surveying and Land Planning a scale of 1”=100’ with the following condition: 

1. Prior to signature by Chair both property owners’ signatures appear on the plan 
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CITY OF KEENE I PLANNING BOARD 
SUBDIVISION APPLICATION 

Thi§ form must be filled out in its entirety. Ifa box is not checked. staff will assume that the information is 
not provided and the application is, therefore, not complete. Incomplete applications will not be accepted 
{or review. 

Project Name Date Received/Date of Submission: 
E>o~ '"-ll::::>~i./ L-Jt--te P...OJ<-i:::>r"'i="'~' 

--~-----~-~---t Date of pre-application meeting: 
Tax Map Parcel number(s) 
j'_Q_?L_ -_l ~ - .Q_'2- 7_. !2._ _1 ~~ 
5_Q_.2._ -_1 <2._ - 2.._ 2. I_ 6_ L o_ q_ 

Project 
Address: 

-J4- N 1 N'\.3 rz...o ;..o 

r:: 

Date Application is Complete: 

Address: '7 4- N Jl'-/1 s 12... o .e:.-0 

~ Telephone/E-mail: 
0 

Acreage/S.F. ~ 
ofParcel: /l ·o 8 / _ _ _ 

-

SEP 1 5 2017 

Zoning 
District: 

Address: 4c.o.3 VVP--.SHJr-JG-ro~ s-r. 

f<.l..-1 fZ-1::> L 0.. 

0.. ~--------~---------=----------~--~------------~ < Signature: --L..l....LLAA. 

Descriptive Narrative Including 
Type of development 

~roposed uses 

~cation of access points 

Sedimentation Control 

~egetation 

orf)ebris management 

Scope/scale of development 

~arcelsize 

C3"1(oposed stormwater, drainage & erosion plan 

& debris 

A complete application must include the following 

Two (2) copies of completed application forms signed & dated 

cl Two (2) copies of descriptive narrative 

d Notarized list of all owners of property within 200' 

e:l Plans stamped/signed by reg. professional 

c('Two (2) copies on II'' x 17" 

c("'Three (3) copies of all technical reports 

~check to cover the costs of legal notice to advertise 

the notices out to abutters 

K:\Administration -Planning Department\FORMS\Subdivision\Subdivision Application.docx 6.16.2017 
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CITY OF KEENE I PLANNING BOARD 
SUBDIVISION APPLICATION 

This form must be filled out in its entiretv. If a box is not checked, staff will assume that the information is 
not provided and the application is, therefore, not complete. Incomplete applications will not be accepted 
(or review. 

Project Name Date Received/Date of Submission: 

--------------t Date of pre-application meeting: 
Tax Map Parcel number(s) 

Date Application is Complete: 

--- -- --- ---- Planning Department File#: 

Project 
Address: 

Name: Jacob & Nancy We~trat~ WEI..J'/\S -r;r ;:fie 

Address: 27 Gates Street, Keene 

Telephone/E-mail: 
u.....s n 0/1 c 

Acreage/S.F. 
ofParcel: I ---

...... Name:J~ c o..6 v- Ala /J r( 
c 

Zoning m 
u 

Address: ..d[ G Ci}R.V \.)j. /ra~ I')Qr/..11/03'131 
District: 

0.. 
0.. 

Telephone/E-mail: /ftJl- \.3I..3V- 7 '72o -( 
u....S/JCil) - cL.c.4' CJ/ o/co/Y] 

-< 

Descriptive Narrative Including 
0 Type of development D Sedimentation Control D Scope/scale of development 

D Proposed uses D Vegetation D Parcel size 

0 Location of access points 0 Debris management D Proposed storm water, drainage & erosion plan 

information & debris 

A complete application must include the following 

0 Two (2) copies of completed application forms signed & dated 

0 Two (2) copies of descriptive narrative 

D Notarized list of all owners of property within 200' 

D Two (2) sets of mailing labels, per abutter 

D Seven 

D Plans stamped/signed by reg. professional 

D Two (2) copies on 11" x 17" 

0 Three (3) copies of all technical reports 

0 A check to cover the costs oflegal notice to advertise 

the notices out to abutters 

K:\Administration - Planning Department\FORMS\Subdivision\Subdivision Application.docx 6.16.2017 
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\,,pi i~:mt \ ppl i~~~~ 

Required Items for Submittal :'\ \ \ ~ri liL'-. fkqu~..· ... l 
Prc-.~o.'ll~o.l.' I \~·mpl i1 

0 
0 

ADDITIONAL TECHNICAL REPORTS (Section IV.D.2.g) 

The Planning Board may request additional technical studies from the Applicant; including, but not limited 
to, Natural Heritage Documentation, Historic Evaluation, Screening Analysis, detailed Architectural Study. 

Waivers from the Planning Board's 19 Development Standards? I:JN 
nrLlovinrp a detailed list in the 

The Planning Board Development Standards are to be met for all applications. Please review the 
development standards and provide a brief narrative description for bow your application addresses each 
and/or indicate where on the plan or in the application proof of compliance can be found. Applicants can 
either supply the information in the space provided, or attach a brief narrative (use of a separate sheet is 
recommended). 

K:\Administration - Planning Department\FORMS\Subdivision\Subdivision Applica!ion.docx 6.16.2017 

Page 13 of 67



9) Air Quality: 

10) Lighting 

11) Sewer & Water: 

12) Traffic: 
--·-

13) Driveways 

14) Hazardous & Toxic Materials: 

15) Filling & Excavation: 

16) Wetlands: /..:>.tz.£.;.e._ 1-1 P...5 ecc"'l--.l L8C4.--'T·t-:0 ~·o \:2-E-I'V\ove:D P(20.i'\.-' 

L-61 ACZ"C;P. c.~ LC.u lA -r, t:Jt--t5 

17) Surface Waters: lf I( 

18) Stump Dumps: 

19) Architecture & Visual Appearance: 

K:IAdministration - Planning Department\FORMS\Subdivislon\Subdivision ApplicaUon.docx 6.16.2017 
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CARDINAL SURVEYING AND LAND PLANNING, LLC 

s 

September 15, 2017 

74 Nims Road 
Boundary Line Adjustment 

Project Narrative 

463 Washington Street 
Keene, NH 03431 
(603) 209-1989 

www. ca rdi na I surveying. net 
"Know Your Boundaries" 

Gary and Susan Tochterman own map 903-19-027-0100. It is an 11.08-acre lot that is approximately 200' in 
width at Nims Road and widening out as it gets back to the Otterbrook Dam property. There is a pond halfway 
back on the lot and a dwelling with one shed at the front of the lot 

Jacob and Nancy Weststrate own map 903-19-027-0200 which is a 28.6-acre lot unimproved lot 

The Tochtermans would like to give the Weststrates 5.64 acres of their back woodland. 

There is no building or improvements planned to either lot at this time, therefore we request waivers from a 
Proposed Conditions plan, Grading Plan, :.andscaping Plan and Lighting Plan, also Development Standards 1-15, 
18--19. 

Wetlands have been located and subtracted from the lot acreage. 
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NOTES 
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ROAD KEENE. N.H. " : PREPARED BY: THOMAS W. FLAIIIN. JR.: 
DATED: FEB. 3. 2001; REVISED THROUGH: 4/17/01; SCALE: 
t ••1 00': RECCIROEO AT! CORD CA~NET 12 DRA~R & NUMBER 
uo. 

2) '3 LOT CCINSERVAllON RESIOENllAL OEVELOP .. ENT, MAP 
1103-19-01!5-0000. 82 NIMS ROAO. KEENE. NH 03431': PREPARED 
8Y CARDINAL SIURIIE'IINO 4< LANO PLANNING: DATED JUNE 1&. 2017: 
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PREPARED FOR: 
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JACOB M. & NANCY C. WESTSTRATE 
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Keene, New Hampshire 03431 
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STAFF REPORT 

SPR-11-17 SITE PLAN REVIEW – WATER & GROVE ST COMMERCIAL PARKING LOT 

Request: 

Applicant Wendy Pelletier of Cardinal Surveying & Land Planning, on behalf owners Jeanette Wright 

and Michael Lynch, proposes a commercial parking lot at the corner of Grove and Water Street.  The site 

is 4,635 SF in size and located in the High Density Zoning District (TMP# 028-03-011). The Applicant is 

requesting a waiver from Development Standard #8 “Screening.”  

Background: 

The proposed project involves a 4,635 square foot (0.11-acre) parcel at corner of Grove and Water Street. 

Historically, this parcel was used as a parking lot for the former M.S. Perkins machine manufacturing 

company, which was located across Water Street in the site of the current Cityside housing development. 

When the two properties conveyed to separate owners in the 1990s, the parking lot no longer served as an 

accessory use to a business or industry.   

The lot is too small to be developed with a dwelling unit in the High Density District (minimum lot size 

requirement is 6,000 square feet).  In addition, a commercial parking lot is not an allowed use in the High 

Density District.  If the City Council approves the proposed Marlboro Street Rezoning Ordinance (O-

2016-01-C) at its meeting on October 19, this lot will be located in the Residential Preservation District at 

the time of the Planning Board meeting on October 23, 2017.  This use would not be allowed in the 

Residential Preservation District.   

On October 2, 2017, the Owner received approval for a variance from the Zoning Board of Adjustment to 

use the lot as a commercial parking lot. At this meeting, the Owner also received a variance from parking 

lot setbacks and lot coverage standards.    

The Applicant is proposing to install a commercial parking lot that would contain 11 parking spaces.  The 

Applicant notes that these spaces would be leased to individuals living in housing nearby. These spaces 

are not associated with a business or industry.   

The image above of the proposed parking area was taken in 2016 of the site at the corner of Grove and 

Water Streets.  

Completeness: 

The Applicant has requested site-specific exemptions from providing the following technical plan 

requirements: grading plan, lighting plan, and visual and architectural details. Staff has determined that 

exempting the applicant from submitting this information would have no bearing on the merits of the 

application and recommends that the Planning Board grant these exemptions and accept the application as 

“complete.”   
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Departmental Comments: 

Staff from the Code and Fire Departments noted no issue with the proposed plan. Staff from the Police 

and Engineering Departments provided the following comments:  
 

 Police Comments:  

Staff have expressed concern for the contents of the planters being turned into waste receptacles 

and/or being vandalized. They note that the chain / post fencing is an improvement to the vinyl 

fence and that while additional lighting would be safer for parked cars, they do not feel it is a 

requirement.  
 

 Engineering Comments:  

“1. Please differentiate between existing and proposed conditions (For example, lot line, existing 

parking layout, etc.).  

2. Confirm that all lines and symbology used in the drawings is defined in the legend (For 

example, proposed fence, etc.).  

3. Provide plants schedule to make sure that the proposed planters will not impact visibility (line 

of sight) at the corner of Water Street and Grove Street.” 

 

Application Analysis: 

The following is a review of the Board’s relevant standards in relation to the proposed application: 

 

1. Drainage:  On the project site, the Applicant does not propose any modifications to the existing 

grading. Currently, the lot is entirely covered with pavement.  

 

2. Sedimentation and Erosion Control:  No excavation or construction activity is proposed as part of this 

application. This standard is not applicable.   

 

3.  Hillside Protection: No precautionary or prohibitive slopes are present on the site. This standard is not 

applicable.  

 

4. Snow Storage:  The Applicant proposes to store snow along the southern area of the lot.  The snow 

storage is indicated on the proposed plan.  Per the Planning Board Development Standards, “snow 

shall be stored so as to prevent accumulation on adjacent properties (unless specific approval for such 

storage has been obtained).”  Currently, there is no physical barrier between the property adjacent to 

the southern boundary of the lot.  The Applicant has proposed installing a chain barrier (i.e. a single 

chain suspended by metal posts installed in the ground) along the southern boundary of the property 

to prevent snow piling onto the adjacent lot.   

 

5. Flooding: This site is not located within the 100-Year Floodplain. This standard is not applicable.   

 

6.    Landscaping:  The Applicant proposes to install 3, 2-foot high by 3-foot wide wooden planters  

between the adjacent rights of way and the parking areas in place of installing permanent landscaping 

in the ground.  Staff have asked the Applicant to describe the plants that will be installed in the 

planters, and describe how these plants will be maintained. Staff have also asked whether the planters 

will sit on top of the existing asphalt and be affixed to the ground or if the pavement underneath the 

planters will be cut and removed before installation.  The Applicant has noted that they will address 

these questions at the meeting on October 23.   
 

      The Zoning Ordinance includes standards for landscaping Commercial Parking lots, which are listed 

below:  
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“Sec. 102-1229. - Parking lots that abut public rights-of-way. 

(a) For lots in commerce (COM), commerce limited (CL), central business limited (CBL) zones and 

commercial lots in all zones, parking lots that abut public rights-of-way must be landscaped along the 

border of the public right-of-way using one or more of the following options or by any other 

landscaping treatment approved by the planning board:  

(1) A minimum of one shade tree per 35 linear feet or portion thereof and ten shrubs per 35 

linear feet excluding curb cuts;  

(2) An earthen berm, minimum 2½ feet in height, and one shade tree per 35 linear feet or portion 

thereof and five shrubs per 35 linear feet excluding curb cuts;  

(3) If there is a minimum three-foot drop (average) from the street to the parking lot, one shade 

tree per 35 linear feet or portion thereof and five shrubs per 35 linear feet excluding curb cuts;  

(4) A minimum three-foot-high fence of brick, stone or finished concrete (cannot be concrete 

block) with a minimum four-foot buffer strip between the fence and street and one shade tree per 

35 linear foot or portion thereof excluding curb cuts;  

(5) If the area abutting the street is an existing woodland, a 25-foot woodland buffer may be left 

in lieu of landscaping; or  

(6) Any combination of subsections (a)(1) through (5) of this section or any landscaping plan 

approved by the planning board.  

(b) In any of the options in subsection (a) of this section, two ornamental or two evergreen trees may 

be substituted for one shade tree for one-half of the required shade trees.  

(c) There cannot be a gap of more than six feet between trees and shrubs.”  

 

8. Screening:  The Planning Board Development Standard for Screening (Standard #8) states that 

“landscaping should be used whenever possible…to screen vehicular headlights from adjacent 

properties.” The plan proposed by the Applicant does not include screening measures to address the 

headlights of the vehicles parked in the 7 parking spaces proposed along the western property 

boundary. The headlights of these vehicles would face the adjacent residential building on Water 

Street.   

 

 The Applicant is proposing to install a 32-foot long wooden planter that is 2-foot high in front of the 

4 parking spaces proposed along the eastern boundary of the lot, facing Grove Street. The height of 

most vehicular headlights is between 2 feet and 4.5 feet off the ground.  This planter with landscaping 

installed in it may provide some screening of headlights from adjacent properties and the roadway.  

 

The Applicant has requested a waiver from this standard. The Waiver criteria and the Applicant’s 

associated responses to these criteria are included below. 
 

 Granting the waiver will not be contrary to the spirit and intent of the regulations. 

“The house on the adjacent lot has no windows within 4 feet of the ground that headlights 

from parked cars would shine into.” 

 Granting the waiver will not increase the potential for creating adverse impacts to abutters, the 

community or the environment. 

“This is an existing parking lot and has been for over 30 years. The use will remain the 

same so no additional impacts are predicted.” 

 Granting of the waiver has not been shown to diminish the property values of abutting property. 

“There will be no change in how this lot has been used for the past 30 years, therefore 

property values should not be impacted. Granting the waiver would allow for 11 parking 

spaces, adding value to the neighboring lots that will be leasing them and help with an 

overall parking shortage.” 

 Strict conformity to the regulations would pose an unnecessary hardship to the applicant. 
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“The ZBA has granted a variance for setbacks since the parking lot is in existence and is 

100% paved. Having to install landscaping along this lot line will decrease the area 

available for parking and will diminish the number of spaces from 11 to 5.” 

 

7. Noise:  No significant increase in noise level is anticipated as a result of this proposal. This standard 

appears to be met.  

 

9. Air Quality:  No significant impacts to air quality are anticipated as part of this proposed project. This 

standard appears to be met.  

 

10.  Lighting:  There are four City street lights present within 50-100’ of the proposed parking lot.   

One of these lights is present at the corner of Water and Grove Street (across the street from the lot).  

This may be adequate lighting to illuminate the parking area. Staff have asked the Applicant provide 

information on the existing light levels at the site. The City Engineer has offered to loan the City’s 

light meter to evaluate the existing lighting levels. The Applicant has noted that they will address this 

request at the meeting on October 23.  
 

11. Sewer and Water: The site will be used as a parking lot and will not require sewer or water 

connection; however, city water and sewer is available at this location. This standard is not 

applicable.  

 

12. Traffic: The plan submitted by the Applicant delineates 11 parking spaces.   The Applicant notes that 

these spaces would be leased by tenants or owners of nearby houses/apartments. It is anticipated that 

the daily traffic volume would not be greater than 11 vehicles leaving and entering the site. This level 

of traffic volume does not appear to warrant the need for a traffic study.   

 

 In 2015, the estimated Average Annual Daily Traffic (AADT) volume on Water Street was 4,200 

vehicles. Recent AADT data is not readily available for Grove Street.   

 

13. Comprehensive Access Management: The lot currently has two entrances, one from Grove Street and 

one from Water Street.  Both entrances are in close proximity to the intersection of Grove and Water 

Street. It is difficult for vehicles to turn out of the Water Street entrance as there is an existing utility 

pole blocking sight lines to the right of the entrance, and there is limited space for vehicles to make 

right hand turns without entering into the opposing travel lane.  Vehicles making left-hand turns out 

of the Grove Street entrance would potentially have to cross three travel lanes as there is a right hand 

turn lane on Grove Street near its intersection with Water Street.   

  

The Applicant has proposed closing the Water Street entrance to the lot by placing two of the 

proposed wooden planters at the entrance. A 4-foot wide opening will be retained between the two 

planters to allow access for pedestrians to/from the parking area to the sidewalk along Water Street.  

 

Vehicles entering the site will enter/exit from the existing driveway along Grove Street.  

 

14. Hazardous and Toxic Materials: The Applicant reports there is no knowledge of hazardous or toxic 

materials on the site. This standard appears to be met.  

 

15. Filling / Excavation: No changes to the existing grades will be made on the site. This standard appears 

to be met.  An excavation permit from the City would be required for any excavation in the City 

Right-of-Way.   

 

16. Wetlands: No wetlands are present on this site. This standard is not applicable. 
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17. Surface Waters: No surface waters are present on this site. This standard is not applicable. 

 

18. Stump Dumps: As this project does not involve any tree clearing, this standard appears to be met.  

 

19. Architectural and Visual Appearance: No new buildings are proposed as part of this application. This 

standard is not applicable.  

 

RECOMMENDATION FOR APPLICATION: 

 

Staff will provide a recommended motion at the meeting on October 23, 2017. 
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CITY OF KEENE I PLANNING BOARD 
SITE PLAN REVIEW I MODIFICATION APPLICATION 
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District: 
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~edimentation Control 

l2r. Vegetation 

ei Debris management 

for 

~ Two (2) copies of completed application forms signed & dated 

p Two (2) copies of descriptive narrative 

S Certified list of all owners of property within 200' 

el Two (2) sets of mailing labels, per abutter 

. .. --~ ..... --. .. : · .. _;: 
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Waivers from the Planning Board's 19 Development Standards? 'it Y 
es lease rovide a detailed list in the s ace below. 

ClN 

L I 6.-HT I C-:: 

1------------ ------------------------------------------i 

i 
I 
! The Planning Board Development Standards are to be met for all applications. Please review the development 
! standards and provide a brief narrative description for how your application addresses each and/or indicate where 

on the plan or in the application proof of compliance can be found . Applicants can either supply the information 
in ti-Ie space provided, or attach a brief narrative (use of a separate sheet is recommended). 

1) 

Sedimentation & Erosion Control: No 1 "-·\ PeaVE: t>...A-C.."'-tl s 

13) Hillside Protection: w. j ~ 
14) Snow Storage & Removal: o N- s rTE -

5) Flooding: N.) P.. 
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5 1-Jc-·t::·r t-1 ~,- 1'-"T C:. i · 1 · L t_.) 

7) Noise: t--\} /..'>-
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13) Driveways L "Y- I S I II'- I c::: 

14) Hazardous & Toxic Materials; t---~ J ./' 

15) Filling & Excavation: t-· \ } "" 

16) Wetlands: 1---\j I ' 

17) Surface Waters: t--\) P· 

18) Stump Dumps: t---- \ J t-· 

19) Architecture & Visual Appearance: '" '} p-

K:\Administration - Planning Department\FORMS\Site_Pian\Site Plan Application.docx 

I 

n f'" r=> ;--'\I 
! ' .. , ' .. _ ' ,. 
J' \!, 0 ;·> I ~~ ' 

~ ~ i !,l 

I 
i' ,; 
J!!) 

I '' 
J :) 'l 
L:.~ 

I 

Page 24 of 67



Cio/ofKeene 
New-H~hir~ 

CASE NUMBER: 
Property Address: 
Zone: 
Owner: 
Petitioner: 
Date of Decision: 

Notification of Decision: 

NOTICE OF DECISION 

ZONING BOARD OF ADJUSTMENT 

ZBA 17-17 
Grove and Water St. 
High Density District 
Michael Lynch and Jeanette Wright 
Wendy Pelletier, Cardinal Surveying and Land Planning 
October 2, 2017 

Petitioner, Wendy Pelletier, requested a Variance for property located at Grove and Water St., 
owned by the Petitioner, which is in the High Density District. This request is to permit parking lot 
se~s and lot coverage per Section 102-1226 and 102-79lofthe Zoning Ordinance. Based upon 
the record, which is incorporated herein by reference, this request was approved with a vote of 3-1. 

Conditions: None 

&im ILf ha~'-
Corinne Marcou, 6eik 

Any person directly affected has a right to appeal this Decision. The necessary first step, 
before any appeal may be taken to the courts, is to apply to the Board of Adjustment for a 
rehearing. The Motion for Rehearing must be nied not later than 30 days after the first date 
following the referenced Date of Decision. The Motion must fully set forth every ground upon 
which it is claimed that the decision is unlawful or unreasonable. See New Hampshire RSA 
Chapter 677, et seq. 

Cily of Keene • 3 Washington Street • Keene. NH • 03431 • wv.•w.ci.keene.nh.us 

Working Toward a Sustainable Communi I)' 
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CiryofKeene 
New- Hau.tfdur~ 

CASE NUMBER: 
Property Address: 
Zone: 
Owner: 
Petitioner: 
Date of Decision: 

Notification of Decision: 

NOTICE OF DECISION 

ZONING BOARD OF ADJUSTMENT 

ZBA 17-15 
Grove and Water St. 
High Density District 
Michael Lynch and Jeanette Wright 
Wendy Pelletier, Cardinal Surveying and Land Planning 
October 2, 2017 

Petitioner, Wendy Pelletier, requested a Variance for property located at Grove and Water St., 
owned by the Petitioner, which is in the High Density District. This request is to permit the current 
open lot to be converted to a commercial parking lot per Section 102-422 of the Zoning Ordinance. 
Based upon the record, which is incorporated herein by reference, this request was approved with a 
vote of 4-0. 

Conditions: None 

~tmiLft/uA~ 
Corinne Marcou, Clerk 

Any person directly affected has a right to appeal this Decision. The necessary first step, 
before any appeal may be taken to the courts, is to apply to the Board of Adjustment for a 
rehearing. The Motion for Rehearing must be filed not later than 30 days after the first date 
following the referenced Date of Decision. The Motion must fully set forth every ground upon 
which it is claimed that the decision is unlawful or unreasonable. See New Hampshire RSA 
Chapter 677, et seq. 

Ci!.Y of Keene • 3 Washington Street • Keene. NH • 03431 • www.ci.keenc.nh.us 

Working Toward a Sustainable Communi\)' 
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CARDINAL SURVEYING AND LAND PLANNING, LLC	

	
4 6 3 	W a s h i n g t o n 	 S t r e e t 	

K e e n e , 	 N H 	 0 3 4 3 1 	
( 6 0 3 ) 	 2 0 9 ‐ 1 9 8 9 	

www . c a r d i n a l s u r v e y i n g . n e t 	
“Know	Your	Boundaries”	

	
October	10,	2017	
	
Water	and	Grove	Street	Parking	lot	
	
Waiver	Request	Section	8	Planning	Board	Development	Standard	for	Screening	
	
A	waiver	is	requested	to	not	have	screening	on	the	West	boundary	line		
	
	
	
Waiver	Criteria	
	
Granting	the	waiver	will	not	be	contrary	to	the	spirit	and	intent	of	the	regulations.		
	
	 The	house	on	the	adjacent	lot	has	no	windows	within	4	feet	of	the	ground	that	headlights	from	parked	
cars	would	shine	into.		See	attached	photo	
	
Granting	the	waiver	will	not	increase	the	potential	for	creating	adverse	impacts	to	abutters,	the	community	or	the	
environment.	
	 	

This	is	an	existing	parking	lot	and	has	been	for	over	30	years.	The	use	will	remain	the	same	so	no	
additional	impacts	are	predicted.	
	
Granting	of	the	waiver	has	not	been	shown	to	diminish	the	property	values	of	abutting	property.	
	
	 There	will	be	no	change	in	how	this	lot	has	been	used	for	the	past	30	years,	therefore	property	values	
should	not	be	impacted.	Granting	the	waiver	would	allow	for	11	parking	spaces,	adding	value	to	the	neighboring	
lots	that	will	be	leasing	them	and	help	with	an	overall	parking	shortage.	

	
Strict	conformity	to	the	regulations	would	pose	an	unnecessary	hardship	to	the	applicant.	
	
	 The	ZBA	has	granted	a	variance	for	setbacks	since	the	parking	lot	is	in	existence	and	is	100%	paved.		
Having	to	install	landscaping	along	this	lot	line	will	decrease	the	area	available	for	parking	and	will	diminish	the	
number	of	spaces	from	11	to	5.	
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SPR-12-17 SITE PLAN REVIEW – 183 Arch Street – Archway Farm’s Livestock Barn  
 
Request: 
Property owner Mark Florenz, of Archway Farm, is proposing a 3,240 SF, livestock hoop structure on a 
56-acre parcel, TMP 917-11-028 in the Agricultural zoning district. The three-sided structure will house 
the farm’s hogs and also serve as storage for related agricultural equipment.  The structure will replace a 
failing, traditional wooden barn.  The applicant has requested a waiver from Standard 19 Architecture and 
Visual Appearance due to the specific, utilitarian purpose of this hoop barn/fabric structure.  
 
Background: 
Archway Farm is on the northeast side of Keene just north of Stonewall Farm.  The family farm raises 
heritage breed pigs for sale in the Monadnock region. The parcel has a conservation easement on all but 
the excluded building envelope area shown on Figure 1. While the owner acquired the property in 2014, 
the house and barn date back to the late 18th century.  The proposed structure will be visible from Arch 

Street, however it is proposed to be located behind the existing barn, set back approximately 200’away 
from Arch Street.  East to west, the structure is located in the center of the parcel, greater than 500 feet 
from either side of the property.  An extension of the recently approved additional driveway will provide 
safe access to this new structure for the business purposes of the farm.  

Figure 1: PROPOSED STRUCTURE LOCATION  

 

Property  
Boundary 

 
“Area excluded from 

Conservation Easement”  

Proposed 
location of 
Livestock 
Structure 

 

Existing Barn to 
be removed 

 

Existing 
Residence 

 

H
ur

ri
ca

ne
 B

ro
ok

 
 

z 

Page 30 of 67



STAFF REPORT 
 

K:\BOARDS\PLANNING\Applications\Site_Plan_Review\SPR-12-17 Arch St. Livestock Barn\SPR-Final.docx 
        Page 2 of 5 

 

Completeness:  
Given the specific, agricultural supply and livestock shelter focus of the structure, the applicant 
has requested site-specific exemptions from: 
o Aspects of both an Existing and Proposed Conditions Plan; in particular, an engineered plan 

showing surface water locations, wetlands, high intensity soil surveys, existing utility 
information, architectural plans, signage, refuse collection areas and lighting. 

o A stamped Grading Plan 
o A Landscape Plan 
o A Lighting Plan 
o Visual & Architectural Details 
o Technical Reports 

o A stamped Drainage 
Plan/Report 

o A Traffic Report 
o A Soils Report 

 
In the absence of this information, 
Figure 2 shows the location of the 
proposed structure in relationship to 
the City’s surface water resource 
spatial data: 

o A generalized wetland 
shown as green at and just 
above Arch Street,  

o The 100-year floodplain 
shown in bright aqua south 
of Arch Street, and  

o A blue Hurricane Brook Figure 3: 183 Arch Street – Proposed Hoop Barn Site 

 

 

 

 

Figure 2: SURFACE WATER RESOURCES 
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bisecting the property north to south along with a light blue, requisite 75’ buffer along 
Hurricane Brook.  

 
Additionally, the attached, 11 x 17” NH – Tax Parcel & Flood Hazard GIS data shows our new 
2015 information.  You can note that the new structure is proposed to be placed on an already 
gravel/disturbed area forth of the existing barn, also shown in Figure 3. 
 
The Board will wish to discuss whether the application is “complete” given: 

• the agricultural zoning district of the parcel,  
• the agricultural intent of the project and  
• the agricultural exemptions in Article XVI: Section 102-1486 (1) which provide for the 

permitted use of “agricultural activities as defined in RSA 21-34II, specifically: 
o (a)(4) allows for “the raising and sale of livestock” as well as  
o (b) “Any practice on the farm incident to, or in conjunction with such farming 

operations.”  and 
• the lack of an Article XVI exemption specifically for the physical disturbance of a buffer due to 

the construction of an agricultural structure. 
 
 
Departmental Comments: 
 
Code:  has no issue with the location of the structure and has approved the stamped, architectural 
drawings for a construction permit, conditional to Planning Board approval. 
 
Police Dept.: No issues 
 
Fire Dept.:  No issues 
 
Engineering Dept.: 
(1) The City Engineer stated that he had potential surface water quality impacts from the project.  He 

requested answers to questions regarding the # of hogs, the flooring within the shelter, animal waste 
management and storage areas for manure 

(2) The applicant responded with: 
a. We currently have around 75 hogs, year round. We are not changing the number of hogs 

based on this project. 
b. Flooring within the structure will be crushed gravel 
c. Manure will be spread on the fields or sold and taken offsite, timed according to agricultural 

BMP to minimize risk of nutrient runoff 
d. Manure will not be stored outside, structure will use a deep bedding system that requires 

clean-out only once a year 
(3) The City Engineer responded that these were “great answers” and that Engineering has no 

additional comments.  
 

    
Application Analysis: 
The following is a review of the Board’s relevant standards in relation to the proposed application: 
 
1. Drainage:   
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a) Per Development Standard 1.a. Runoff - Due to the predominance of undeveloped, permeable 
area on site, the proposed development is not anticipated to increase runoff or velocity of 
stormwater in the area.   

b) Per Development Standard 1.b. Low Impact Design – The proposed structure is designed to drain 
into the adjacent, permeable areas on either of the sloped sides of the structure.  

c) Per Development Standard 1.c. Quality of Stormwater Discharge – No stormwater is proposed to 
leave the property given the proposed structure’s center location. 
 
This standard has been met.  

 
2. Sedimentation and Erosion Control:  No silt fence is shown on the proposed site plan.  While the site 

is basically level, it is flanked on the west by Hurricane Brook.  This project area will be disturbed 
with the construction equipment necessary to place a perimeter knee-wall of 3,000 lb., pre-cast 
concrete blocks.  A silt fence is recommended to be placed along the brook until such time as 
stabilization can be re-established by turf or other vegetation.   

 
5. Flooding: The City’s spatial data does not show the subject parcel within a 100-year floodplain.  
 
13. Comprehensive Access Management:  The right of way along Arch Street in this area does not contain 

sidewalks so no new connection is warranted.  The proposed structure will be accessible by vehicles 
as mentioned earlier by an internal extension of the recently approved second driveway into the 
property. No additional parking areas are proposed. This standard has been met. 

 
16. Wetlands:  The City’s spatial data does not show the project area disturbing a wetland area. 
 
17. Surface Waters: See discussion in the “Completeness” section on page 2. As well as the suggested 

condition regarding the shifting of the proposed structure’s location to no less than 100’ from 
Hurricane Brook. 

 
19. Architectural and Visual Appearance:   The proposed hoop building is a clear-span truss arch utilizing 
a tightly woven fabric cover that allows the interior to be naturally lit.  The steel framework structure is 
engineered to withstand wind and snow loads while being economical and long lasting.  The structure 
however, does not have architectural features that “harmonize with the City’s distinctive architectural 
identity”.  Hence the applicant has requested a waiver from this standard.  The applicant will state their 
responses to each of the four required criteria at the Planning Board meeting for the Board’s 
consideration. 
 
 
 
RECOMMENDATION FOR APPLICATION: 

 
If the Board is inclined to approve this application, the following motion is recommended: 
 
Approve SPR-12-17 with a waiver request from Standard 19 as shown on the plan entitled “Site 
Plan Survey” with Proposed Hoop Structure, Tax Map 917-11-028, 183 Arch Street, Keene, 
Cheshire County, NH, dated October 09, 2017, drawn by “David A. Mann Survey at a scale of 1” = 
20’; with the following conditions: 
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1. Submittal of a revised and final Survey Site plan to be approved by the Planning 
Director showing: 

a. A shifted structure location no less than 100’ from Hurricane Brook, 
b. A silt fence placed along the 75’ setback from Hurricane Brook prior to site 

disturbance and through the construction period until such time as 
stabilization of the area can be re-established by turf or other vegetation.   

 
2. Prior to signature by Planning Board Chair with Owner’s signature on plan. 
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CITY OF KEENE J PLANNii~G BOARD 
SITE PLAN REVIEW I MODIFICATION APPLICATION 

Thi.~ form must be filled out in its entirety. Ua box is not checked. st~lfwill assume that the information is 
not provided and the a.wltcation is. therefore. not como/ete. lncomvlete QJ!Plicatio11S will not be accepted 
for review . . 

Project Name 

L-,v~ stot..k O"'f'n · -
-~=-~-~=~-=~~ Oate ofpre .. applieation meeting: 

Tax Map Parcel number(s) [. ·· 
• ,. • ~- • , c·- •• 

~ ...L t -_l_ _\ - _Q '2. ~ Q O _Q_ 0 Date Application is ~~tez 

'-< 

~ Address: \ ~j A f"v" S ~ 

~ Telephone\ Email: j52-~~q~ / "'"~ . .f.lo~e" 1:@ 

Acreage/S.F. 
ofParcel: 5~ I ---

Zoning 
District: Af(Jr\Lv )-\v< Ct \ 

0 
Signature: 

Name: 

Address: 

Telephone\ Email: 
~ 

-< Signature: 

Modifications: ls this a modification to a previously-approved site plan: Iii No Yes: SPR#: Date: 

For those sections of the application that are not aftected by the proposed modification to the previously approved site 
to in lieu of · doctunen.ts. 

Descriptive Nmative IQ.Cluding 

Q Type of development 

D Proposed use.s 

0 Loc8tion of access points 

0 · · information 

Q Sedimentation Control 

Cl Vegetation 

Q Debris management 

Q for 

D Two (2) copies of completed application forms signe-d & dated 

Q Two (2) copies of descriptive narrative 

0 Notarized list of all owners of property within 200' 

D Two (2) sets of mailing labels. pt.'!' abuttel' 

LJ Seven (7) copies on "D" size paper of plans (24" x 36") 

D Three ies of "D'' size architectural elevations 

·: ... 

0 Scope/scale of development 

0 Parcel siz.e 

.. . .. ;·..-·. 

a Proposed stormwater, drainage & erosion plan 

0 Plans stampedisigned by reg. professional 

0 Two (2) copies on 11" x 17" 

0 Three (3) copies of all technical reports 

D Two (2) color archit~tural elevations on 11" x l 7'" 

[J A check to cover the costs of legal notice to advertise 

the notices out to abutters 

8.16.2017 
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--~------------------------~ ------------~ 

CITY OF KEENE I PLANNING ROA.RD 

SITE PLAN REV1EW 1 MODIFCATJ.ON APPLICATION 

~-~~----- -----~--~~------·--~-----......,....~----~--~~g~..........., 
I . . . . .. 
I EiQIS':ifliNG C01"4'~1TIONS PLAN ('S'e-ctio~ IV .. D.2.f~2) 
~-~-----
1 Required hems for Submittal 

r---· - -:--- -------·-----------.. --------·~~~~~ ·~~~-=--~~ 
1 Location Map 
f-.-.,-.. .. .. -- - ------ ..... ....... .... - - ----- -----.. - - - -- - ·-+-----·-==----··--··+---~----+------=------i 
l Stonewalls 
f.- --------- - ---- -- -- ·- - -- ----·-----------+------:-::::------+----o;::-·- -
1 Power lines 

f.:" isting vehicular traffic 

l~~hii~_~ret!~~-~= ~-~====-~==-==: ----~---- __ _ --.. ~-~-l?--~--==-~ 
l A butter names ~ c:J 1 1----- ------------------- - - - - . --- -- --- ~ - ___ _____ ________ __ j 

1. Ahuttcr TMP number(s} --·- --- ------t--- - 0 -·--+-·---~--- 1 

~~~~----------------------·------------ ------ -+------ ~ ---- , ---~-- -r----g- -- -~ 
l Rivers ----------------- --r·------oo---r 0 . --e.r---J 
r-sea~on21 .sl'reams ---------- - ---·---- .. ---t----~~ ___ T _ _ ___ o-·--r c~ ·i 
~-we-tlands (identified byceniti.erl-w~tlandsscientist) ±~ [0'! ---r--D------:--:~ o ---~ 
lOO~yeartloodplaio - -- -- _ ! ~ ~-- _r; =± 0 ! 

! Perennial streams ~ l!l +-- D __ . ____ 9 J 
1 Seasonal pools Ill I 0 i . 0 __ ~ 

Location of existing wooded & vegetated areas ~ _i ~ 1. ~ I 
: Contours at minimum intervals of five feet _ _ . _ ,--
1 PROPOSED CONDITIONS PL~N (SettioP- Iy.B.:tf~)· .l 
I 
I 

1 
Required Items t{)r Submit tal 

f-------------------- - --- - -
1 Con~oms at minimum intervals of five feet ----+---=Oo=--·--___j---~----}1 

___ o
0 

.. ____ j 
1 Proposed contours at minimum intervals of five feet I 1o1111 -T---1 
~~~:: -r : i ~ I ~ 

8.16.2017 

j 
I 

I • • ' A 

t 
l 
i 
I 

Page 36 of 67



PROPOSED CON'l>lTIONS PLA.N (Seetio.- IV.D.2J~) ~- oontin,.e-d , 

Required Items for Submittal 

' . . •' ~·; 

Required Items for Submittal 
.~rpti~iwt .\f·plic~ii~ 1 . . :s1 :,·,~( 1 

. ·\ '•:r 1 11~::~ llr,::.c.:lh\!' Req\ 1t'.\h 1 ' l t~:\~ • · ll.J I II t"Ht,' 
"&-.)._:.'li ljlli•/J.I I ,J:~,;t;i 1 1t i 1 nl 

Cl 

8.16.2017 

:. - ·~ · . . ~ 
• ..._,..I 
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---~-----------------------------------------------------------------------------, 

Required Items for Submittal 

Wliter rnan~gt~,1tC'flt !;tructure~ & details 
·----- ··- - - ----- - --·-··-···-- ------·-·-- --·-·---+-···---·--==-------f---· 

Dr~ir>agc rn<~nagcm,;nt strucrurc!> & details ~ 
-Proposed(:hange~; to woo~d. arl!as -----···-·-------1 ----(£·----···+---------=:--·--·-+-

Not~-d~ai~onstn~~ti<;-!fming-&P,.~~-=- -~-r--~-~~--- ...,~::.=~-------------+---------=-----'---+------=---· 
I 

8.16.2017 
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LIGIITJNG ~LAN (Se~ti· Iy;n~Z..£6) .. 
' ' . 

of existing wooded/vegetated areas 
to outline of these areas 

Existing & proposed public streets, rights-.of-way, lot 
lines, easements, structures, parking lots, driveways & 
sidev.-alks 
Location of all exterior lighting fixtw-es with notation 

fix.n1re 

Photometric analysis on a map showing light 
intensity in foot candles across the site & 
immediately (mimmum of 20ft) beyond site 

t) An analysis of the minimum Hght intensity for 
the site in fool candles 

g) An analysis of the average light intensity for 
the site in foot candles 

h) An analysis of the maximum light intensity 
for the site in foot candles 

i) Separate analysis for full lightning & security 
lighting when security lighting is proposed or 

• · I • • 

' ·, : 
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I Waivers from the Plamdilg Board's 19 Dev~Jopment Standards?· 0 Y 
(If~ PieaNe pT-ovitie « qoaJJed list in ~ ~~ belok'.). i 

The Plamung Board Development Standards are to be met for all applications. Please review the development I standards and provide a brief narrative description for how your application addresses each and/or indicate where 
on the plan or in the application proof of compliance can be found. Applicants can either supply the infonnation 
in the space provided, or atrach a brief narrative (use of a separate sheet is recommended). 

1) Drainage: {V\,11\~( Mo~: .~-, LC.~;O'l..'i to 2x;~.\iAC-\ .Si~l? w1.\l V\ot \M.OC.U Lkc..~c.M? ...., • v 

2) Sedimentation & Erosion Control: COol\\\<\,) u\-',in o .. , (>'Jth-k>'lU ) ,tp P'\7"\ ',.,.., j 
s~ ~-- ~"'c/\~ e. -4;\'f"\ """'c t.\"'o.)·.~'\ ., ~tt?-1-k c:. J v 

3) Hillside Protection: v"l,-,.\- ~ a.. ~~\Ls-";J~~' 

4) Snow Storage & Removal: tc..r~e ~.~~ £,C'"~hl l~.#"' .fvt~ rl?•"" c:.·.~o..l ao._t V\~~~ 

s-\<t?L.M~ , r~~ lre..~c.\ e VC" ot\LJ"' '-('"e~ '* Li:>•'H .. tt"" 
5) Flooding: t.:.'ito- "'o~ n Jtb.:>l..d k.~ 

6) Landscaping: ., '0. £,~ t-.'\&1. t':- -h., i C."\ b· ( L) .1\ ·:-~ ..... .-,bt!'\ ..OG.Jtv(::? ~("" l·.~>5-i-oL.k 
,J ' .J . 

7) Noise: ~e'v:.-1-AO.....,V\ ~ w.)\ c.:;,..., ~l...,_ ~ ~ r''IC:) .4 l' ~ c!·, "'li..''H. ~ 
I I 

8) Screening: 1'\~t .: .'lllf•L.~>l~ 
I 

,., 
9) Air Quality: n.:~t c...uft LL~le: ••• 
10) Lighting ~ c>t 

C. A~\',,_ '-~ '" ~H') c. U··r ... """LI ,uo\J,,. -r L "'4n. 
I' I 

11) Sewer & Water: '11\vt <Au\· c..~~l~ M"\j&.,_-\-~ w~-hr- "'1 ::> I l:.U ttr 
I 

12) Traffic: c\e ~d.:::> .....a..,., l5'"\ i u· )\ "1~~ thc.""l£.> -k-c..~£.. 
I v 

8.16.2017 
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August 28th, 2017 

 

W. Rhett Lamb, Director 
Planning Department 
3 Washington St. 
Keene, NH 03431 
 

 Re: Construction of new livestock barn at 183 Arch Street (Archway Farm) 

 

Dear Mr. Lamb: 

 

I am applying to construct a new 54’ x 60’ three sided single story fabric structure for the purpose of 
winter housing for hogs, and storage of related agricultural equipment.  This building will replace 
multiple small portable structures that we currently use for winter housing. 

The structure will be located on our 56 acre parcel located in the agricultural zoning district.  The 
structure will be built in the open field behind our house and barns, set back over 200 feet from the 
road and over 500 feet from any property boundary.   

The location is already cleared and flat, so site work will include only minimal grading.  The structure will 
sit on knee wall of pre-cast concrete blocks placed on a layer of crushed stone 4’ wide by 2’ deep. 

The new structure will use existing access points. 

 

Sincerely, 

 

 

Mark Florenz 
Owner/Operator Archway Farm 
183 Arch Street 
Keene, NH 03431 
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DRAWING DETAILS

NOTES:

RAFTER VIEW SHOWN REPRESENTS TYPICAL CABLE SPAN LABELS •
TO ILLUSTRATE LOCATIONS OF SPANS IN THE TABLE.  THE CABLE 
PATTERN SHOWN MAY NOT FULLY MATCH THE SPECIFICS FOR THIS 
PROJECT.

CABLE PATTERN REPEATS ON OPPOSITE SIDE OF CL UNLESS NOTED•
OTHERWISE.

CABLE IS NOT PRESENT IN BAY NUMBERS NOT LISTED IN TABLE.•

[G3] VIEW 3 - TYPICAL 
CABLE ASSEMBLY

TURNBUCKLE

THIMBLE (TYP.)
SLEEVE (TYP.)

NOTE: TURNBUCKLE ATTACHED TO
            CABLE ASSEMBLY IN FIELD.

SHACKLE

CABLE

A

B

C

D

CL

CL

SHACKLE
TYPICAL CABLE ASSEMBLY

INNER RAFTER CHORD

[G3] VIEW 2 - TYPICAL CABLE 
CONNECTION DETAIL

LATERAL BRACE

TURNBUCKLE (JAW-JAW)

CABLE

SLEEVE (TYP.)

THIMBLE (TYP.)

[G3] VIEW 6 - TYPICAL SWAY 
CABLE ASSEMBLY

NOTE: TURNBUCKLE ATTACHED
 TO CABLE ASSEMBLY
 IN FIELD.

110665 SHOWN
NOTE: USE [110664] WITH 
CABLES IN ONE DIRECTION.

SHACKLE (TYP.)

LATERAL  BRACE

[G3] VIEW 5 - SWAY CABLE DETAILS

NOTE: NO SWAY CABLE FROM 
TOP CHORD OF END RAFTERS
DUE TO ANGLED BRACE.

SWAY CABLE ASSEMBLY

SWAY CABLE REPEATS DOWN LENGTH OF BUILDING AT LOCATIONS SHOWN BELOW

SWAY CABLE AT THESE LATERAL BRACES

[G3] VIEW 1 - CABLE SKU PER SPAN

CABLE ASSEMBLY SKU'S
BAY NUMBER* SPAN 'A' SPAN 'B' SPAN 'C' SPAN 'D'

1 and 5 CAB37G1405 CAB37G1107 CAB37G1103 CAB37G1004
2 and 4 CAB37G1405 CAB37G1107 N/A N/A

*REFER TO SHEET [C1] FOR BAY NUMBERING

[G3] VIEW 4 - SWAY CABLE LOCATIONS

SWAY CABLE ASSEMBLY SKU'S
BAY NUMBER* SWAY CABLE SKU

1 - 5 CAB18G1004

*REFER TO SHEET [C1] FOR BAY NUMBERING

CABLE ATTACHMENT COMPONENTS
TURNBUCKLE 1/2" X 12" GALV E-E 

SHACKLE 1/2" GALV
CABLE 3/8" GALV 7X19

CABLE ATTACHMENT COMPONENTS
TURNBUCKLE 1/2" X 6" GALV J-J 

SHACKLE 1/4" GALV
CABLE 3/16" GALV 7X19
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STAFF REPORT 
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SPR-13-17  SITE PLAN REVIEW – Eversource Substation, 0 Emerald St. 

 

Request: 

Property owner PSNH, Power Services in New Hampshire, is proposing a renovation to the substation on 

a 2.52 acre parcel at 0 Emerald Street in Keene NH, TMP 047-03-009. This parcel is located in the City’s 

Commerce zoning district.  The parcel is also within the City’s SEED (Sustainable Energy Efficient 

Development) overlay zoning district. The project scope includes the replacement, removal and upgrade 

of existing electrical equipment, the replacement and addition of security fences and the construction of a 

1,440 SF switch gear building.  The applicant is seeking a waiver to the Planning Board Standard 19 of 

Architecture and Visual Appearance for the new, industrial building. 

 

Background: 

This parcel is one of several in the area 

owned and managed by Eversource.  

As shown in Figure 1, the site is 

accessed by Emerald Street on the 

north and flanked by Mill Creek on the 

west.  The creek is physically separated 

from the project area by a sloped strip 

of dense vegetation. A 

commercial/retail building is on the 

east side of the property and a car 

dealership is at the southern boundary.   

The proposed area of disturbance is 

primarily the existing developed area, 

slightly expanded to accommodate an 

improved driveway (one of two 

existing driveways).  The new building 

is sited within the currently paved area. 

The application states that the proposed 

project footprint expands the existing 

impervious area by 0.055 acres.   

 

The project property contains an 

unspecified size wetland on its 

southern half.  In 2000, Eversource 

received approval for a Standard 

Dredge and Fill Application from the 

NH Department of Environmental Services to fill 1,455 sf of scrub-wetland allowing an expansion of the 

substation. The current project scope should have minimal impacts to the vegetated and wetland areas of 

the site. 

 

Completeness: 

The applicant has requested site-specific exemptions from the listed features which are not present on the 

property.  Additionally, because there is only emergency access lighting and no parking area, they have 

Figure 1: Existing Conditions - PSNH Substation at 0 Emerald Street 
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requested exemptions for a lighting plan.  And while they have provided existing soil data, they have 

requested an exemption from6 the Soil Report as well as the Drainage and Traffic Reports.  

 

After review of each request, Staff has determined that exempting the applicant from submitting this 

information would have no bearing on the merits of the application and recommends that the Planning 

Board accept the application as “complete.”  

 

Departmental Comments: 

 

Code:   

1) Concerned about disruption to the Floodplain.  Note #5 states “The proposed work within the 

flood zone is limited to underground trenching and existing elevations will be maintained.”   

 

10-05-17 The applicant has been contacted to clarify whether the proposed trenching will 

disturb more than is allowed Per Div. 2, Section 54-62. – Exception for minor fill projects  

 

“Under this division, a project which involves less than 500 square feet of fill shall be 

considered a minor fill project. If a minor fill project can be shown by the applicant to 

comply in all aspects with the performance standards of this article, the superintendent of 

code enforcement may issue a building permit without requiring the detailed submittal and 

review requirements specified in this division.  

 

2) Even though the disturbance in the Floodplain may be exempt it should be noted that all 

conduit must be sealed such that no flood waters can enter the conduit. 

 

Police Dept.: No comment. 

 

Fire Dept.:  No issues 

 

Engineering Dept.:  

1) Please confirm that all symbology used in the drawings is defined in the legend (e.g. the symbol 

for power pole on the drawing does not match that in the legend) 

2) Show location of soil percolation tests. 

3) Provide seasonal high ground water table elevation (to support the efficacy of the) proposed 

dry well. 

4) The project does not meet the net zero stormwater discharge policy.  The stormwater runoff 

volume will increase by 0.1 CFS during 2-year and 10-year storm events. 

 

Application Analysis: 

The following is a review of the Board’s relevant standards in relation to the proposed application: 

 

1. Drainage:    

 

a) Per Planning Board Development Standard 1.a. “the development of a site shall not result in 

increased runoff onto adjacent properties or surface water bodies unless specifically approved by 

the City and agreed to in some formal, legally binding manner…”  

 

The applicant states that while the proposed design decreases stormwater runoff to Emerald 

Street, it has a small increase in runoff (0.2 cfs maximum) to Mill Creek and a small increase in 

volume (0.01 ac-ft) to the on-site wetlands.  The applicant is asserting that these combine to a “de 

minimis” increase however; the Planning Board does not have such an exclusion. The City’s 
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Engineering staff contends that the increase will impact adjacent water bodies as the applicant’s 

wetland is hydrologically connected to Mill Creek; see Department Comments for Engineering. 

 

b) Per Planning Board Development Standard 1.b. Low Impact Design – the project proposes a dry 

well for stormwater infiltration however the required site data of the seasonal high ground water 

table elevation and soil percolation test results have not yet been supplied for review.  Additional 

information has been requested from the applicant. 

 

2. Sedimentation and Erosion Control:  Per Planning Board Development Standard 2. a. The Erosion 

Control Plan (Sheet C-4) shows a silt fence installation surrounding the area of disturbance, a 

stabilized construction entrance/exit, catch basin, existing tree protection and Siltsack sediment traps. 

This standard has been met.  

 

4. Snow Storage:  No changes are proposed to the current snow storage on site.  However, these details 

are quite important given the site’s projected runoff into its own wetlands, it’s immediately adjacency 

to Mill Creek and the overall site’s location within the 100-year floodplain so they are documented 

here for future reference: 

 

a) Per Development Standard 4.c. The application states that “snow will not be pushed or piled 

in the creek…wetlands or their associated buffers”. 

 

b) Per Development Standard 4.d. The applicant states that “No salt or deicing products will be 

used.”  

 

c) This standard has been met. 

 

5. Flooding: Just under half of the property is within the US Federal Emergency Management 

Agency’s Special Flood Hazard Area, zone AE, designation, or the 1% -annual-chance flood event 

area.  The proposed project includes two, lineal areas of disruption within this floodplain for two, 

lengths of conduit which will connect to existing power poles. Please see the attached statement 

describing the estimated amount of potential fill.  The stated amount of 475 CF qualifies, as 

mentioned earlier in the Code Department’s Comments for the provisions of Per Div. 2, Section 54-

62. – Exception for minor fill projects: 

 

“Under this division, a project which involves less than 500 square feet of fill shall be considered 

a minor fill project. If a minor fill project can be shown by the applicant to comply in all aspects 

with the performance standards of this article, the superintendent of code enforcement may issue 

a building permit without requiring the detailed submittal and review requirements specified in 

this division.  

 

This standard has been met. 

 

6. Landscaping:   

A. Per Planning Board Development Standard 6.c. A line of new shrubs are proposed along the 

northern perimeter of the project area to screen the site from Emerald Street.   These plantings 

are 10, 7-8’Arborvitae. 

B. Per Planning Board Development Standard 6.d. “Protective devices such as temporary 

fencing should be installed prior to the start of work to protect the root masses of existing 

vegetation.”  The project proposes to protect a shade tree just east of the west driveway along 

Emerald Street. 

 

This standard has been met. 
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7.   Noise: Per Planning Board Development Standard 7., the project proposes that the existing site noise 

will be reduced by the fact of removing two transformers and having two of the remaining three 

transformers being replaced with newer models. This standard has been met.   

 

8. Screening:  Per Planning Board Development Standard 8. The project proposes to increase the 

screening of the substation by two actions: 

A. The aforementioned 10 Arborvitae shrubs at the north end of the site along Emerald Street, and 

B. The addition of privacy slats to the existing and replaced chain link fencing that separates the 

project site from the adjacent commercial building and parking on the property’s east side.  

 

10. Lighting:  Per Planning Board Development Standard 10.B. the project proposes to replace existing 

fixtures at existing locations with full cut-off versions.  These lights are operated manually and used 

only during access to the site for maintenance or emergency circumstances. A specification sheet is in 

the Planning Board packet. This standard has been met. 

 

16. Wetlands: A VHB memorandum dated August 16, 2017 and titled “Emerald Street, 115 kV 

Substation, Keene, New Hampshire, Project #: 13563.33” documents the specifics of the property’s 

current wetland.  As mentioned in the Floodplain section, this project’s scope impacts two strips of 

land within the 30’ wetland buffer approximately 100 total lineal feet.  The Code department has 

determined that this disturbance does not require further review from a wetland disturbance 

perspective. This standard has been met.  

 

17. Surface Waters: Per Article VXI., the City’s Surface Water Ordinance, a Conditional Use Permit has 

been submitted and will be reviewed by the Conservation Commission on Monday, October 16, 2017 

for the temporary impacts to the wetland buffer area described in Standard 5 and 16.  A summary of 

the Committee’s comments will be provided at the Planning Board meeting.  

 

19. Architectural and Visual Appearance:   Per Planning Board Development Standard 19.a. the proposed 

technical structure is unable to meet the criteria of “blend(ing) with the City’s historic character”.  The 

applicant has requested a waiver from this standard and will speak to the required criteria at the Planning 

Board meeting.  

 

 

RECOMMENDATION FOR APPLICATION: 

 

A continued public hearing is recommended to review the requested additional project information 

which may have been presented at the October 23, 2017 Public Meeting.  The following list 

specifies the outstanding requested information: 

 

1. A revised site plan showing the location and results of soil percolation tests to validate the 

efficacy of the proposed Low Impact Development Stormwater Management strategy of a dry 

well. 

2. A revised Site Data Table showing the required Seasonal High Groundwater Elevation to 

support the efficacy of the proposed dry well for stormwater runoff. 

3. An alternate drainage plan to meet the City’s Net Zero stormwater discharge policy.  

 

OR 
 

1. If requested Drainage information is submitted and reviewed in advance of the October 23, 

2017 meeting.  Staff will provide a motion at the meeting 
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CITY OF KEENE I PLANNING BOARD 
SITE PLAN REVIEW I MODIFICATION APPUCATION 

This limn must be filled out in its entirety. /{a box is not checked, staff will assume that the infi)lmation is 
not Provided and the arm/ication is. therefOre. not complete. Incomplete applications will not be accgpted 
for review. 

Project Name 

Emerald Street ·subetat 

Tax Map Parcel number(s) 
...Q.._i_l- _Q___]_- _Q__Q_~----

Project 
Address: 

Name: PSNH 

0 Emerald Street Address: PO Box 270, Hartford CT 06141-0270 

Telephone\ Email: io.J-bS¢-3ZS(, ~<Ita'·~ 
~ 

Acreage/S .F. 
ofParcel:2. 52AC/109, 934SF 

Signature: 

..... Name: Eversource 

Zoning 
District: Commerce (COM) 

Sustainable Energy 
Efficient 
Developemnt (SEED) 
overlay 

Address: PO Box. 330, Manchester, NH 03105 

Telephone\ Email: 

Date: 

For those sections of the application that are not affected by the proposed modification to the previously approved site 
ons in lieu of · · documents. 

131 Type of development 19 Sedimentation Control 

m Proposed uses Sl Vegetation 

Iii! Location of access points Q!l Debris management 

m Scope/scale of development 

Qa Parcel size 

31 PropOsed stormwater, drainage & erosion plan 

mAnv~o~ili~a~~~~~~~~~_J!J~~~~~~~~o~r~~~,~~,~~~~~~~--~~----~~~------J 

Ql Two (2) copies of completed application forms signed & dated m Plans stamped/signed by reg. professional 

131 Two (2) copies of descriptive narrative 3 Two (2) copies on 11" x 17" 

Q9 Notarized list of all owners of property within 200' ~ Three (3) copies of all technical reports 

a Two (2) sets of mailing labels, per abutter m Two (2) color architectural elevations on ll, X 17" 

a Seven (7) copies on "D" size paper of plans (24" x 36") 3 A check to cover the costs oflegal notice to advertise 

m Three of''D" size architectural elevations out to abutters 

6.16.2017 
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To: Ms. Michele Chalice 
City of Keene - Planner 
3 Washington Street, 4th Floor 
Keene, New Hampshire 03431 

From: Malia Ohlson, P.E. 
Senior Project Engineer 

Date: September 14, 2017 Memorandum 

Project #: 13563.33 

Re: Planning Board- Site Plan Development Standards 
Emerald Street Substation 
Keene, NH 03431 

The 2.52 acre Site is located at the west end of Emerald Street in Keene, New Hampshire (see Figure 1). The Site is 
bounded by Emerald Street to the north, a car dealership to the south, a mixed use commercial and retail building to 
the east, and Mill Creek to the west. The Site is accessed from Emerald Street via two gravel d riveways. The Site is 
currently zoned in the Commerce District. 

The Site is currently developed as an electrical substation. The proposed work involves a rebuild of the existing 
electrical equipment with a minor expansion of the existing substation gravel yard, which also includes replacing and 
adding fence and constructing a 1,440 SF switch gear building. 

The proposed development of the site will also include a sediment and erosion control plan to be implemented during 
construction. A majority of the work will occur within the existing substation yard and minimizes new impacts to the 
currently vegetated areas of the site. AJI debris and excess materials will be disposed of in accordance with federal, 
state and local requirements. 

Proposed stormwater treatment includes a leaching catch basin to infiltrate stormwater runoff. 

VHB has prepared this narrative to demonstrate conformance with the Development Standards for the proposed 
substation rebuild on Emerald Street as outlined in the Development Standards as adopted by the Planning Board. 

1. Drainage 

a. Runoff - The proposed project will result in a minor net increase of 0.055 acres of impervious surfaces. 
A hydraulic analysis of the site shows that there will be a decrease in stormwater runoff rate and 
volume to flows to Emerald Street, a small increase in runoff, 0.2 ds maximum, but decrease in 
volume to Mill Creek and no change in peak runoff but small increase in volume, 0.01 ac-ft, to the on
site wetlands for existing conditions to proposed conditions. The increases are small and represent a 
de minimis increase in stormwater runoff from the existing site. 

b. Low Impact Design- The proposed project will implement low impact design (UD) for stormwater 
treatment by means of site selection and reuse of existing substation yard, while minimizing the 
increase to substation yard to maintain natural features to the maximum extent possible. A dry well 
will also be used for stormwater treatment by infiltration. The substation yard and access drives will be 
constructed with gravel, as opposed to pavement, which provides a stable surface with less runoff. 

\\vhb\pro.i\lledford\1356333 Emel1l ld Street Rebuild\docs\Permlts\Site Plan\13563.33 Site Plan Narrative.doot 

2 Bedford Farms Drive 
Suite 200 
Bedford, NH 03110-6532 
p 603.391.3900 
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c. Quality of Stormwater Discharge - There is no current structural treatment on site, as such the 
applicant proposes a dry well be constructed adjacent to the proposed substation pad expansion to 
mitigate the minor increases in flow. The natural buffer between the developed site and the creek and 
wetlands will be maintained to the maximum extent practical to promote sed;ment removai prior to 
entering the surface waters. The exist!ng access ddve is tc relocated away from the creek and 
revegetated to provide additional bufter 

d. Security Deposits -The applicant wil! provide a security deposit for drainage system maintenance 
shou ld the City requests one. An [nspection and Maintenance Manua: has been developed and will be 
implemented by the applicant. 

e. Tax Ditch Requirements- The proposed stormwater design does not implement drainage ditches or 
pipes. 

f. Bike Friendly- The site does not propose any drainage catch basins in the road and will not impact 
the existing trail system. 

2. Sedimentation and Erosion Control 

A sediment and erosion control plan has been developed for the construction of the proposed project. A 
majodty of the work is located within the existing substation yard and will minim;ze the disturbance of the 
existing vegetated areas. The sediment anc! erosion contra! plan has beer. developed in accorda11ce with the 
New Hampshi re Department of Environmental Services NH Stormwater Manual. 

The Applicant will provide a security deposit for twelve months after the completion of construction should 
the City request one. 

3. Hillside Protection 

The proposed work is located outside of areas with a slope greater than 15%. The 1-lillside Protection 
Ordinance does not apply to this project. 

4. Snow Storage and Removal 

There is nc change to the current snow storage plan for the exist:ng site. No salt or deicing products will be 

used. Snow will not be pushed or piled in the creek or wetlands or their associated buffers. 

5. Flooding 

A portion cf the site is located in Special Flood Hazard Area Zone AE as shown on FEMA Flood Insurance Rate 
Map 33005C0266E, effective May 23, 2006. Zone AE indicates areas subject to a 100-year fiood, where base 
flood elevations are known. rn this location, the 100-year fiood water surface elevation occurs at 471.3 feet. 
Approximately 1.455± SF of the existil"'g d eveicped site is located below this elevation and wit: be unaltered 
with this development. The proposed work within the flood zone is limited to underground trenching and 
existing elevations will be maintained. 

\\v~b\proj\Bedford\13563.33 Emerald Street Rebuild\docs\Permits\Site Pfan\13563.33 Site Plan 

N arrative.docx 
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6. Landscaping 

a. Zoning Standards- The proposed layout will provide a layout in which the gravel, with exception to 
the access drives will be 5' farther back into the site than the existing gravel parking area. A net· 
increase of 925 SF of green space will be provided with proposed development. 

b. Tree Sizes/Culture -The proposed rebuild does not involve the development of a parking lot. Plants 
will be provided for screening and existing vegetation will be maintained to the maximum extent 
practical. 

c. Location -The proposed landscaping will be provided for screening. The existing vegetation will be 
maintained where possible, but will not impede access in or out of the site. As the proposed use is for 
a utility appropriate vegetation will be planted and maintained on the site. 

d. Protecting Vegetation- Tree protection fencing will be provided for existing vegetation to remain. 
See Site Plan Sheets- Overall Site Plan (C-2) and Site Details 1 (C-4) for location and details. 

e. Security- The proposed plantings will be maintained and inspected for up to a year after planting. 

f. Trees - The proposed plantings have been chosen to add variety to the existing development and 
provide screening. 

g. Parking Lots ~ 50 Spaces -The developed portion of the site is fenced and will have limited access at 
two secured gates coinciding with the two gravel access drives. Parking will only be provided at the 
access drives as the site is intended to have infrequent use. 

1. Noise 

The site is located in Zone B per the Noise Ordinance Map. The site will not be accessed unless the equipment 
requires maintenance or emergency work which would be exempt under Section 66-125 (3). Additionally, 
ambient noise will be reduced under proposed conditions as the number of transformers will be reduced from 
5 to 3. Two of the transformers will be replaced with newer models with lower sound levels. 

8. Screening 

The proposed site will be screened by landscaping along Emerald Street and the existing chain link security 
fence will be enhanced by privacy slats in the portion of the fence on the east side abutting a commercial use. 

9. Air Quality 

The proposed s ite rebuild will result in a reduction of equipment'that could reduce air quality. 

10. Lighting 

The proposed lighting for the site will include upgraded lighting fixtures at the existing locations. The lighting 
will only be in use when someone is accessing the site. This includes access during emergency situations or 
during maintenance. The proposed lighting fixtures will be full cut-off. 

\\vhb\proJ\ Bedford\13563.33 Emerald Street Rebuild\docs\ Permits\Site Plan\13563.33 Site Plan 
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11. Sewer and Water 

The site use does not require sewer and water. 

12. Traffic 

The site is private and wiii be accessed by the utility company occasionaHy for mafnte:~ance or emergency 
purposed. The site is also located at the end of Emerald Street that dead ends. Mir,ima! traffic generation !s 
anticipated from the proposed rebuild. 

13. Comprehensive Access Management 

The site is private with locked gates, and based on the use, does not encourage the public to access or enter 

the site. The site driveways have been designed fer safe access of those allowed access to the site. 

14. Hazardous or Toxic Materials 

Insulating oil is associated with the proposed site, however, due to the reduction in transformers the resulting 
oil wit! also be reduced. Hazardous materials wi!l be received, handied and stored as reguiated by local, state 

and federal requirements. 

15. Filling and Excavation 

The propased rebuiid with yard expansion will maintain most of the site at the current existing eievations. 
Portions of the new gravel substation yard wm requ!re re-grading, however, this wilf be located outside of the 
fioodplain. A sediment and eros:on control plan has been developed with the proposed site. 

16. Wetlands 

. The proposed work is ~ocated outs! de of the mapped on-site wetla~d. A portion of the subsurface conduit and 

manhole work is located in the 30-foot buffer resuiting ''1 a temporary impact. 

17. Surface Water 

The site is adjacent to Mill Creek and a wetland is located on the southern porticn of the site. The applicant is 
submitting a Surface Water Protect1on Conditional Use Permit w!th this application. 

18. Stump Dumps 

The proposed project does not require dearing of trees and no stumps wili be buried on site. Select trees will 
require removal related to the proposed improvements and wili be hauled and disposed of accordingly. 

19. Architecture and Visual Appearance 

The proposed project is the rebuild of an existing electric substation. The work proposed will include the 
expansion of the substation yard, which includes the replacement of existing e!ectr1ca: structures that those of 

\\vhb\proj\Bedford\13563.33 iOmerald Street Rebuild\docs\Permits\Site P!an\13563.33 Site Plan 

Narrative.docx 

Page 55 of 67



Ref: 13563.33 
September 14, 2017 
Page 5 

similar size, a .switchgear building, and new or replaced fencing. The substation yard will be screened with 
landscaping from Emerald Street. 

The proposed project will also include a new switchgear building. Preliminary architectural elevations have 
been included with the application package. 
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Surface Water Protection Con~itional Use P_ermit. (SWP CUP~ ~#P{ff::~lf~:: -;·~·::. 
To be used when project also requtres Stte Plan Revtew· 

Please ~II out entire applicatic;m 

Section One: Project 

Tax Map Parcel# 047 - 0 3 - 009 Existing Zoning: Commerce (COM) 

Project: 

Nrune Emerald Street Substation 

Address 0 Emerald Street 

Section Two: Contact Information 

Owner: 
Nrune PSNH 

Address -------------------------------------------------------------------------
Phone (day) L_). _ _____ _ ____ _ (Fax) L_) _______ _ ____ _ 

Date -------------------------------------
Applicant/ Agent: 
Name Eversource - Kurt Nelson 

Address PO Box 330, Manchester, NH 03 105 

Phone: (day) (§QlJ 634-3256 F~: l__j ___ _ _ 

Surveyor/Planner/Engineer: 
Name VHB - David Fenstermacher 

Date q!ls;6-..,tz 

Signature -.,~"*:----J->......s;i2:-=-.......,· =-==· ""'-- =· =-=---~-------
Address 2 Bedford Farms Drive , Suite 200, Bedf ord, NH 03110 

Phone: (day)~ 391-3900 Fax: (____) ____ Date: -----+.~,_...//..Lffh-=--'JO'-'-(-t-7--

Keene Planning Department, 3 Washington St. Keene, NH 0343 1 (603) 352-5474, http://www.ci.keene.nh.us/planning 
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Section Three: Required items included with this submittal 

Qll 2 Copies of the application. 

~ I Copy ofNotarized abutters list required as part of the Site Plan Review Application, including 

Name, Address, and Tax Map# of owner, agent, and all abutters within 200 feet. 

~ 1 Copy of the scaled and dimensioned plot plan of the property, showing existing conditions and pro-

posed changes, detailing all the relevant features of the site including surface waters and buffer zones. 

121 1 Copy of the plan reduced to 8~ X 11 inches. 

~ 2 Copies of the written narrative that includes all information outlined in Section 4. 

m 3 Copies of wetland delineation reports completed by a NH Certified Wetland Scientist including loca-· 

tion, area, and limits of all surface waters and associated buffers (9 copies for the Planning Board may 

be required after staff review). 

~ 2 Copies other reports: Stormwater Memorandum 

Section Four: Conditional Use Permit Criteria 

All applicants must comply with the standards of Section 102-1480 Surface Water Protection of the Keene 
Zoning Ordinance (Please refer to the Keene Zoning Ordinance for a full description.). All applicants must 
submit documentation that supports the following: 

IX! Documentation of proposed mitigation measures, 
including details of how mitigation has been de
signed to prevent adverse impacts to surface water 
resources 

Written narrative explaining: 

liD Why proposed use or activity cannot be placed 
outside of Overlay District 

liD How encroachment into buffer zone has been 
IZJDisclosure of any State or Federal Permits needed minimized to maximum extent possible 
in addition to CUP requirements 

IX] How proposed use was designed to avoid adverse 
impacts to surface water resources 

~ How the buffer will be maintained in natural state 

lXI Location and connectivity of surface water in 
relation to surrounding watershed 

liD Extent to which buffer serves as wildlife habitat 

Please note that the submittal of this signed application grants members of the Planning Board and City employees to access the 
project site for matters related to site plan and conditional use pennit review from the time of application submittal to the time of 
the final decision rendered by the Planning Board. 

Keene Planning Department, 3 Washington St. Keene, NH 03431 (603) 352-5474, http://www.ci.keene.nh.us/planning 
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To: Ms. Michele Chalice 
City of Keene - Planner 
3 Washington Street, 4th Floor 
Keene, New Hampshire 03431 

From: Malia Ohlson, P.E. 
Senior Project Engineer 

Date: September 14, 2017 

Project # : 13563.33 

Re: Conditional Use Permit Criteria 
Emerald Street Substation 
Keene, NH 03431 

Memorandum 

VHB has prepared this narrative to demonstrate conformance with the condit ional use criteria for the proposed 
substation rebuild on Emerald Street as outlined in Section 102-1490 of the Zoning Ordinance. 

The Emerald Street Substation rebuild includes the retirement of aging equipment, upgrades to ex!sting equipment, 
and installation of new equipment which will be supported by a new switchgear building on an expanded pad. In 
association with this work, new fence will be installed, existing fencing will be replaced and underground conduit will 
be constructed. No State or Federal permits are required for the proposed project. 

Two surface waters are located on the site which would be considered part of the Surface Water Protection Overlay 
District. Mill Creek is located on the west side of the site and a wetland is located to the south of the site. See wetland 
delineation memorandum for a detailed description of the surface waters, under separate cover. The site is located in 
the Commerce District, therefore a reduced buffer of 30-feet applies to both surface waters. 

The proposed work within the Surface Water Protection Overlay District is located within the existing substation yard 
with a small portion of underground conduit work connecting to existing poles within the wetland and wetland buffer. 
The substation expansion areas are located to the north of the site and are outside of the overlay district. 

a. The proposed work includes a rebuild of the existing equipment with a minor expansion of the 
substation yard. The work within the Surface Water Protection Overlay District is associated with 
conduit connected to existing poles and upgrades to exist ing poles. All other work has been 
minimized within the Surface Water Protection Overlay District. 

b. The expansion of the substation yard will be t o the north of the site to minimize further impacts to the 
wetlands and the 30-foot buffer. The expansion of the substation yard will be outside of the Mill 
Creek buffer. However, upgrades to existing poles will be located in the Creek buffer. Work will be 
performed in a way as to minimize impacts to the natural state of the Mill Creek buffer. 

c. The site is an existing electric substation. The proposed work is a rebuild of the existing use. The 
expansion of the yard has been located to minimize impacts within the Surface Water Protection 
Overlay District and a large portion of the site will be maintained in its current undeveloped state. 

d. The buffer for Mill Creek will be minimally impacted where the existing poles are located. The buffers 
natural state will be maintained to the maximum extent possible. The work within the buffer for the 
on-site wetland is limited to underground conduit to existing poles within the conduit. The ground 

\\vhb\projWedford\13563.33 Emerald Street Re build\doc<\Perm its\Conditional Use\13563.33 Conditional Use Permit Criteria.docx 
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cover over the conduit will be re-established with vegetation. The remaining buffer will not be 
impacted. 

e. A portion of the proposed work is within the 30-foot buffer, but it is limited to upgrades or conduit 
connections to the existing utility poles already located within the buffer. The expansion of the 
substation yard will occur outside of the surface water buffers. 

f. A wetland delineation memorandum is included in the application package and addresses surface 
water characteristics as associated with Mill Creek and the on-site wetland. A stormwater 
memorandum is also included in the application package which addresses stormwater impacts in rate 
and volume for the proposed site. 

\\vhb\proj\Bedford\13563.33 Emerald Street Rebuild\docs\Permits\Conditional Use\13563.33 
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To: Michele Chalice 

Planner 

City of Keene, New Hampshire 

Planning Department 

3 Washington Street, 4th Floor 

Keene, NH  03431 

 

Date: October 13, 2017 

 

 Project #: 13563.33  

 

From: David Fenstermacher, PE 

Project Manager 

 

Re: Emerald Street Substation  

Floodplain Disturbance 

 

 

VHB has prepared this memorandum to describe the work associated with the improvement project at the Emerald 

Street substation within the 100-year Floodplain.  Part of the project will require the installation of underground 

conduit and associated trenching within the existing substation, a portion of which will be located within the 

floodplain located at the southern portion of the site.  Based on the current design, as shown in Site Plan submitted, 

the total disturbance within the floodplain is approximately 475 SF.  However, the intent of the design is to return the 

disturbed area to existing grade following installation.  Therefore, though the area will be disturbed, the project will 

result in no new fill within the floodplain, which is in conformance with Division 2, Section 54-62 of the local 

regulations, that a project which involves less than 500 square feet of fill, the project shall be considered a minor fill 

project. 
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• Approximate Net Weight: 21 lbs (9.53 kgs)

D
A

TA

Product Dimensions

14.5 in.
(369.3 mm)

6.6 in.
(168.3 mm)

Top/Side View Top View

5.2 in.
(133.0 mm)

5.7 in.
(145.3 mm)

12.1 in.
(307.4 mm)

Front View Side View

4.4 in.
(111.5 mm)

2.9 in.
(72.4 mm)

.188 in. (5 mm) DIA
for use with 3.250 in. (83 mm)
Octagon Box (4 places)

.188 in. (5 mm) DIA
for use with 4.000 in. (102 mm)

Octagon Box (4 places)
Back View
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