
 

 
 

Planning Board – May 22, 2017, 6:30PM 
City Hall Council Chambers - 3 Washington Street, 2nd floor 

 
AGENDA 

 
I. Call to order – roll call 
 
II. Minutes of previous meeting – April 24, 2017 
 
III. Public Hearing 

1. SPR-02-17 – Liberty Utilities – 43 Production Avenue – Site Plan – Liberty Utilities 
(EnergyNorth Natural Gas Corp.) proposes to install a temporary compressed natural 
gas facility at 43 Production Avenue.  The site is 16.2 acres in size and located in the 
Industrial Zoning District (TMP# 702-01-005).  The Applicant is requesting a Surface 
Water Protection Ordinance Conditional Use Permit for the installation of paved vehicle 
turnaround in the Surface Water Protection Buffer.  

 
2. SPR-04-17 – 185 Winchester Street – Site Plan – Jim Phippard of Brickstone Land 

Use Consultants, LLC, on behalf of Theroux Properties, LLC proposes to demolish and 
rebuild an existing barn and expansion of parking.  The site is 0.59-acres in size and 
located in the Commerce Zoning District (TMP# 052-01-003). 

 
3. Planning Board Fee Schedule – The City of Keene Planning Department is proposing 

to amend the Planning Board Fees, which were last revised in February of 2012.  The 
proposed revisions are documented on the Planning Board Fee schedule dated May 
10, 2017, which is available for review in the Planning Department on the 4th Floor of 
City Hall.  

 
VI. New Business 
 
VII. Upcoming Dates of Interest – June 2017 

Planning Board Meeting – June 26, 6:30 PM 
Planning Board Steering Committee – June 13, 12:00 PM 
Joint PB/PLD Committee – June 12, 6:30 PM 
Planning Board Site Visits – June 21, 8:00 AM – To Be Confirmed 
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CITY OF KEENE 

NEW HAMPSHIRE 

 

PLANNING BOARD 

MEETING MINUTES 

 
Monday, April 24, 2017 6:30 PM Council Chambers 

 

Members Present 

Gary Spykman, Chairman  

Douglas Barrett, Vice-Chair 

Nathaniel Stout 

George Hansel 

Pamela Russell Slack 

Chris Cusack 

Martha Landry 

Andrew Bohannon 

 

Staff: 

Rhett Lamb, Asst. City Manager/Planning 

Director 

Tara Kessler, Planner 

 

Members Not Present: 

Mayor Kendall Lane 

Tammy Adams, Alternate 

David Webb, Alternate 

I. Call to order – Roll Call 

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

 

II. Minutes of previous meeting – February 27, 2017 

Pamela Russell-Slack indicated that Mayor Lane should be noted as being present at the meeting. 

 

A motion was made by George Hansel to accept the February 27, 2017 minutes as amended. The 

motion was seconded by Pamela Russell-Slack and was unanimously approved.  

 

III. Public Hearing 

1. SPR-01-17 – 639 Marlboro Rd, (Rt. 101) – Bulk Fuel Storage Facility – Site 

Plan 
Applicant Fieldstone Land Consultants, PLLC on behalf of owner, MAC Milford Realty LLC, 

proposes to build a 5,000 SF maintenance garage and office building and install two 30,000 

gallon liquid propane tanks at 639 Marlboro Rd. The site is 5.05 acres in size and located in the 

Industrial & Conservation Zoning Districts (TMP# 068-01-001). 

 

A.   Board Determination of Completeness. 

Planner Tara Kessler recommended to the Board that the Application SPR-01-17 was complete. 

A motion was made by George Hansel that the Board accept this application as complete. The 

motion was seconded by Andrew Bohannon and was unanimously approved. 

 

B. Public Hearing 

Mr. Chad Brennan civil engineer for Field Stone Lane Consultants addressed the Board first. Mr. 

Brennan stated he is before the Board representing the owner Mack Milford Realty LLC and 

Ciardelli Fuel Company. Mr. Brennan stated this application is for the purpose expanding the 

bulk fuel storage facility located at 639 Marlboro Road (Route 101).  

 

Mr. Brennan stated this project proposes to construct a 5,000 square foot maintenance building, 

garage and office building and the installation for two 30,000 gallon propane storage tanks. 

South of the site is Branch River and Swanzey Factory Road. Property consists of 5.05 acres of 
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land and is located in the Industrial and Conservation Zoning districts. This property was 

developed by Chabott Coal and Oil in the late1980’s as a fuel storage facility. The improvements 

being proposed lie within the Industrial Zone and there is an existing tree line within the southern 

boundary which is flanked by jurisdictional wetland which is adjacent to Branch River. There is 

also the 100-year floodplain line which is depicted by the blue line on the plan. The property 

slopes north to south with storm water running into the Branch River. This proposal will 

maintain the existing access off Route 101. 

 

Ciardelli Fuel Company purchased Chabot Coal and Oil and are looking to expand their presence 

in Keene. 

 

Mr. Brenna stated there are number of site improvements contemplated with this proposal. The 

existing gravel parking area will be paved. There will be three parking spaces provided at the 

front of the office site, one of which would be a handicap space, five spaces under the canopy 

area, and nine spaces to the west, which would call for 17 spaces.  

 

The tank storage area is currently at the center of the site will be relocated to the westerly portion 

and will be enclosed by a chain link fence for protection. Other improvements would include 

connecting the site to municipal water and sewer. Site lighting will be provided by seven 

building mounted lights and two pole mounted lights – they will all be full cutoff fixtures. The 

lighting meets the uniformity ratio.  There will be some landscaping improvements as depicted 

on the plan along Marlboro Road. Applicant will be maintaining the existing plants but are 

proposing some infill landscaping.  Any area disturbed will be mulched and seeded.  

 

Mr. Brennan stated the applicant feels the site configuration will offer significant improvements 

on Marlboro Road and all the improvements will be shielded from Marlboro Road. One of the 

biggest improvements is the storm water management system being put in place. Currently all 

the water runs into the wetland area without any treatment. This project would construct a 

conveyance swale along the perimeter of the property which will move the water into an 

infiltration basin along the west side of the work zone.  

 

The development of this site will have some impact on the floodplain, currently they are 

proposing to fill in about 108 cubic yards of flood plain. The applicant has filed for a City permit 

which is under review but the applicant is providing for a compensatory storage area which 

would provide for about 128 cubic feet of flood storage so they don’t expect any negative impact 

to the flood plain because of this project.  

 

In summary, Mr. Brennan stated the applicant feels this design meets local and state 

requirements and have addressed the 19 development standards. This concluded Mr. Brennan’s 

presentation.  

 

Dr. Cusack noted the existing stockade fence is going to be replaced by a chain link fence and 

asked whether any additional screening to act as buffer could also be added. Mr. Brennan stated 

the chain link fence is just for security and noted the existing stockade fence doesn’t provide 

much of a buffer currently nor is it aesthetically pleasing. The plan is to add more landscaping in 

place of the stockade fence at the front of the property on both sides of the road which would cut 

back on the visibility into the site. He added the storage tanks are being relocated to the western 

corner of the property. 
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Chair Spykman asked for the landscaping being proposed. Mr. Brennan stated they are proposing 

two sunset maples in front of the property, 15 Rhododendrons in clusters along the front of the 

property, 10 Viburnum and six Junipers. He added they plan to infill around the evergreen that is 

already on site. 

 

Ms. Landry asked about the maintenance garage and how much traffic this site will see during 

the course of a day as the staff report says. Mr. Brennan stated what they are proposing is not an 

expansion to what exists there right now. The fuel trucks are already on site and what is being 

proposed is propane storage which will reduce the traffic.  The “Bobtail” on site requires regular 

filling but when there is a large reservoir is kept on site these trips would reduce. There will be 

about ten employees who will be working out of this site and many use this site already. He 

added it is not going to be a drastic change, the business is already happening right now out of 

the building and the applicant just wants to improve the look of the building and make their 

presence known in the community.  

 

Ms. Russell-Slack stated she welcomes this new company to Keene stated she liked what is 

being proposed. 

 

Staff comments were next. Ms. Kessler with respect to drainage the applicant is proposing to 

construct a collection swale and infiltration basin which will not increase the peak rate runoff 

volume from the site. Engineering had not comments on this. The applicant would need to obtain 

a Shoreland Protection Permit from EPA. 

 

With respect to Sedimentation and Erosion Control the applicant proposes to install silt fencing 

and erosion control blankets which will be installed to the south of the proposed development 

area, parallel to the Branch River. She referred to the floodplain impact and the 128 cubic feet of 

fill that is being brought in, which exceeds the impact. 

 

With reference to landscaping, they meet the standards and the applicant has indicated the chain 

link fence is more for security of the two 30,000 gallon propane tanks. The tank storage is now 

going to be located behind these propane tanks and added while there will be additional 

landscaping it will be difficult to completely screen these structures from the right of way 

because of the size of these structures. 

 

Traffic impact is less than 50 vehicles per day. The applicant would need to obtain a renewal of 

their site access permit from the NHDOT to continue to use the access onto Route 101. This is a 

condition of approval. 

 

With respect to hazardous and toxic materials, this is a proposal for storage of propane on site 

and would need a permit from DES to verify that a Spill Prevention, Control and 

Countermeasure Plan is in place. 

 

Surface Waters - As mentioned previously, a Shoreland Permit from the NH Department of 

Environmental Services is pending. This site is also located within surface water protection 

ordinance but because the Shoreland Permit is required the local permits are waived.  

 

Ms. Kessler stated there is no concern with architectural elements – the applicant is proposing 

the office area of the building will have an evergreen pre-finished standing seam metal awning 

over the door and window areas.  The lower 3’ to 4’ of the office area will have be split-face 

masonry in a natural color. The architectural style and design of the proposed building appears to 
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be consistent with the existing development on the site and with an industrial area. Chair 

Spykman stated he doesn’t quite agreed with staff’s comments with respect to standard 19. 

Architecturally it is a shed.  

 

With no further comments, the Chair asked for public comment next.  

 

Mr. Todd Little of 606 Marlboro Road stated he was not here to oppose the project but as a 

neighbor has some concerns. Mr. Little stated he has been a contractor for 35 years and he would 

look at this proposal as a sensitive project with many impacts such as runoff and spill 

containment, he asked if there are oil separators for the work that is being proposed for the 

garage. Mr. Little went on to say he has been at meetings in the past where the beautification of 

corridors was discussed and over the past 15 years this has dissolved. He stated he did not want 

to lose the beautification of the corridors and noted the power lines installed are not aesthetically 

pleasing. He stressed he doesn’t oppose it but felt more attention needed to be paid.  

 

He agreed this is an Industrial Zone but there are neighbors who live here who are also tax 

payers and consideration needs to be paid to that as well. He also noted lighting is a concern as 

this site is located directly across from a residence, He also talked about the Stone Arch Bridge 

and attention needs to be paid to that monument as well.   

 

Councilor Hansel asked that the applicant give some additional information about the spill issue 

that was raised to ease the concern of the applicant. Mr. Brennan agreed this was a sensitive 

location because of its proximity to Branch River but noted it was a highly regulated site. He 

indicated DES will look at impact to Branch River and the applicant is working diligently to 

obtain the appropriate permits.  There is an existing fuel storage facility on site which is 

monitored by the State and goes through regular maintenance. The two 30,000 gallons tanks are 

also going to require permitting through the State, which includes appropriate specifications, 

fitting, spill containment etc. He indicated everything is very well regulated. 

 

Mr. Brennan stated he looks at this site as an improvement to what exists currently. From a 

drainage standpoint, the site is going to be self-contained and will drain internally and ultimately 

into that infiltration basin on site. If there is ever a spill it can easily be contained on site. The 

landscaping along Marlboro Road is also an improvement. The lighting meets all City 

requirements which had to be increased slightly to meet the uniformity ratio but there is no light 

pollution being caused.  

 

The maintenance building is more a facility where they will have supplies for projects they are 

working on. There will be no floor drains or containment areas which would cause potential 

hazards for the environment. 
 

Mr. Brennan felt this building is consistent with industrial use and the façade breaks up the 

building (canopy and colors).  

 

Mr. Andrew Ciardelli owner of the property addressed the Board next. He indicated this would 

not be a maintenance garage but more for housing oil trucks and the maintenance that takes place 

would be just general maintenance. 

 

In terms of operational uses, being located at the same location there will always be someone 

who is trained to take care of the equipment on site which seems to be a safer option.  
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With reference to propane tanks, he stated these tanks are built differently and much safer these 

days; they are built with smart hoses which shuts off the tank should a driver a pull away from a 

tank accidentally. He further stated his family takes pride in the sites they own and their sites are 

well taken care of.  

 

Mr. Brennan introduced Jody Pratt of Hamden Energy Consulting who has put together a fire 

safety analysis for this site and asked for her input. Ms. Pratt stated she prepared the fire safety 

analysis with Lt. Bates of the Keene Fire Department. She indicated the Fire Safety Analysis is 

something that is recognized throughout the country, it is a 200-page document as to how to 

handle propane facilities that carry over 4,000 gallons. This design will be reviewed by the state 

and has to meet all state and federal standards. The applicant is permitting access to this facility 

for the Fire Department to perform annual training and appropriate funding through the NE Gas 

Association for this training.  

 

The Chairman closed the public hearing. 

 

Councilor Hansel complimented how thorough this application was and felt all standards were 

met and stated he had no problem approving it. He also stated he was pleased to see a local 

company which was recently purchased by someone from outside being immediately invested in. 

This shows commitment to the community.  

 

Chair Spykman agreed the standards have been met but was hoping more attention was paid to 

the architecture. He felt a steel shed would be appropriate in an Industrial Zone but this is a 

corridor into our City and something more than a steel shed would have been more appropriate. 

The Chairman stated he does appreciate the canopies to break up the façade and the colors that 

blend with the natural setting and hoped more attention could be paid to entrance corridors to the 

City in the future. 

 

C.   Board Discussion and Action  

A motion was made by George Hansel that the Planning Board approve SPR-01-17, as shown on 

the plan set entitled “Site Plan Set, Ciardelli Fuel Co. Inc., Bulk Fuel Storage Facility Expansion, 

Tax Map Parcel 68-1-1 – 639 Marlboro Rd, Keene, New Hampshire” prepared by Fieldstone 

Land Consultants, PLLC Associates on March 16, 2017 and last revised on April 7, 2017 and on 

the building elevations entitled, “Ciardelli Fuel Co. Front and Left Side Elevation” prepared by 

Flynn Construction Corp. on February 17, 2017, with the following conditions: 

 

1. Prior to signature by Planning Board Chair:  

 

A. Owner’s signature on plan 

 

B. Submittal of security for landscaping, sedimentation and erosion control, and “as-built” 

plans in a form and amount acceptable to the Planning Director and City Engineer 

 

C. The Applicant will obtain a floodplain permit for the proposed development from the 

City of Keene 

 

D. The Applicant will obtain a NH Shoreland Water Quality Protection Act Permit from the 

NH Department of Environmental Services 

 

E. The Applicant will obtain an Access Permit from the NH Department of Transportation 
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The motion was seconded by Pamela Russell-Slack and was unanimously approved.  

 

With reference to the Administrative Approval Process, this is an item that was raised by the 

Mayor and asked whether this item should be continued until his return. The Chairman stated 

during the Steering Committee this was an item that was discussed as an item that should be 

discussed and the Mayor brought it forward to the public setting. The Chairman felt the matter 

should move forward. 

 

IV. Review of Administrative Approval Process 

Mr. Lamb stated the department gets about three or four types of minor amendments a year. The 

first is the change of use; Colony Mill, Toadstool, Benson Wood, Smiths Medical and Talons are 

examples of change of use. The question is whether some discretion needs to be applied for 

change of use.  

 

The next category is a modification to an approved plan – a plan that is not under construction; 

Hillside Village and MoCo Arts are examples of this.  

 

The next category a modification to an approved plan that is under construction – Mint Car Wash 

had three such changes. The applicant’s engineer works with staff during construction to make 

such changes happen.  

 

The other category is a modifications to sites that are already built – it could be a site that has 

been around for a long time; Nicolas would like to construct a roof top unit to improve 

ventilation in their kitchen, Monadnock Market Place for storefronts, or Monadnock Brewing. 

 

Mr. Lamb referred to page 35 and 36 of the Board’s regulations and noted these are the 

regulations staff works with. He recognized Ms. Kessler work with the flow charts on this page 

which outlines the steps for minor projects as well as for other projects. He referred to language 

on page 36, Item a (What Rhett is reading cannot be found on the Regulations on the web so I 

have paraphrased it) which talks about a circumstance where a use did not previously exist and 

this is the criteria staff used to approve the Colony Mill change of use administratively. The 

same would be true with a mattress store at the Hannaford Plaza using a space that was 

previously a restaurant. Mr. Lamb stated he has always looked at this language with some 

discretion in paragraph 3 “…the Planning Board relies on the discretion of the Planning 

Director…” 

 

Mr. Lamb stated there is discretion built into the language. When staff is in these controversial 

moments, staff communicates with the Chair, the Steering Committee and let the Chair know 

what staff is doing. 

 

Mr. Lamb stated he does not take these decisions lightly; the first consideration is whether there 

would be interest from the public. When staff moves a project from going before the Board to 

being reviewed by staff, it is moving a public process to a non-public process. Staff reviews 

whether there is value in having this as a public process or not. The introduction of Talons, a 

proposed bar on Ralston Street – there is no way this would be approved administratively, the 

public should be aware of this. The site at the Colony Mill had no changes to any of the 

standards, traffic, lighting, landscaping, parking but the only thing that changes is the activity 

that is going to take place. A month before this project was approved administratively, the 

applicant applied for a variance which was a public hearing and there was no interest from the 

public.  
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Mr. Lamb felt language in 2. a. should probably be revised to indicate what this criteria really 

means. Chair Spykman agreed and noted that there is discrepancy between the language that says 

change of use should come before the Board and other language that says it is up to the 

professional judgment of the Planning Director. 

 

Mr. Stout noted for the hearing on the variance there was media present. Mr. Lamb stated what 

staff looked for is whether any of the abutters showed up.  

 

Councilor Hansel noted 2. A. does not relate to any of the development standards.  The Board 

has jurisdiction as to what happens on a property not the use. Councilor Hansel stated there have 

been times when items come up for discussion that steer the Board from its primary 

responsibility which is to enforce the development standards. Mr. Lamb agreed this is what 

would have happened with the Colony Mill site. Mr. Lamb felt there is no perfect set of criteria. 

 

Mr. Stout stated when the matter came before the ZBA his concern was the density of the 

development, but the Planning Board does not have jurisdiction over the number of units. Mr. 

Lamb stated this would become an issue if the number of units translated into an impact – 

vehicle trips or pedestrian access. 

 

Ms. Landry asked of these 33 items on this list whether all of them had to go before the ZBA. 

Ms. Landry asked how the public know about the other applications. Mr. Lamb stated most of 

them didn’t and referred to the Hillside Village community where there was a fourth floor added 

to the Healthcare Building and this went before the ZBA and staff spoke to the only abutter who 

did not have an issue; the applicant provided a letter to that effect. 

 

Dr. Cusack talked about the multiple modifications Mint Car Wash requested and asked whether 

there comes a time when it can be realized all these changes don’t really keep with the original 

site plan. Mr. Lamb agreed there is but it has to be a legitimate reason before it gets sent before 

the Board for their review again. Mr. Lamb stated if there is a big change to the appearance of 

the building, location of a curb cut; staff is more cautious about issues such as that. The Mills on 

Ralston Street have not planted a row of landscaping along the south facing elevation. The Mills 

would like to gravel over this area and staff may not feel they have the authority to approve this 

request for change. Another item staff is cautious about is standard 19 which is a more subjective 

standard. Chair Spykman recalled getting a phone call about one of changes to the Car Wash and 

it was his judgment that particular request did not need to come before the Board.  

 

Councilor Hansel felt there is a big difference between a tenant fit out and a development project 

and referred to the former Olive Garden site and noted once they come before the Board for a 

certain use and that use changes asking the applicant to come back before the Board seems an 

onerous task. The Councilor felt these big developers the City wants to attract operate in such a 

manner. The Chair agreed that tenant fit out does not affect site plan. Mr. Lamb agreed even if 

this is a change of use 

 

Chair Spykman asked what the process was if the Board wanted to change its own language. Mr. 

Lamb stated there has to be a public hearing noticed. Staff would first bring the Board language 

to consider and if the Board is satisfied then a public hearing is scheduled – the matter does not 

have to go before City Council, the Board has the authority to change its own rules. 
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V. Discussion on Planning Board Fee Schedule  

Mr. Lamb stated the Manager has requested that all departments look at their fee schedule, a 

process that needs to be done on a regular basis. Most fees are held in an Appendix as part of 

City Code. Planning Board has authority over its own fees as per Statute. He referred to the fee 

list the Board was given, the last time fees were revised was in 2008. 

 

Ms. Kessler stated staff has been reviewing fees and comparing them to other communities. 

Twelve other communities were looked at. The challenge staff has if the department was to 

capture the entire cost of completing a site plan process the costs would be exorbitant. Hence, 

staff is looking at other communities more but also considering costs in Keene. Se reviewed to 

the legal advertisement cost of $9.00 which she indicated was an arbitrary number; the fee for 

running a legal ad is variable – it costs between $30 and $80 but the task at hand is to make sure 

the City is not losing money. The fee being charged for administrative reviews is a flat fee of $50 

but looking at surrounding towns, this amount is low but it is important to note whatever the 

increase will not fully reimburse staff time designated for the review process. Chair Spykman 

asked if these fees don’t full reimburse staff time, how are fees set. He asked whether there was a 

philosophical basis for this decision. Mr. Lamb stated sometimes the City takes the position it 

will recover all its costs, such as for a building permit where it could be tens of thousands of 

dollars for a commercial property because there is a lot of work that goes into it. He added if the 

City was to charge a full cost recovery the City would stop the type of development it would like 

to see; some recovery, some entry fee to get into the system but, by no means, not a full 

recovery. Other fees are also being looked at across City departments.  

 

Mr. Stout felt these fees should be looked at on a periodic basis and added the ZBA is also 

looking at its fee structure at this time.  

 

Vice-Chair Barrett asked how much effort it would take for staff to get an estimate as to how 

much each of the projects listed on the fee schedule would be; for example the cost of writing a 

legal ad. Councilor Hansel stated another issue that would be prudent to look at is how much the 

department makes on these during a year. Mr. Lamb stated the average the department makes on 

site plans is about $8,000 per year and slightly less for subdivisions.  Mr. Lamb added another 

reason the department is pursuing this is also to see how much time goes into each of these tasks. 

 

Ms. Landry with reference to the legal ad suggested the petitioner should be billed directly for 

this work. With reference to the fees the department is collecting, she asked how much time goes 

into billing these customers for the $8,000 the department is collecting. Mr. Lamb stated the 

applicant gets billed and the money is collected before the work is done. 

 

Mr. Bohannon stated his department went through this exercise and asked staff to remind the 

Board about what the fiscal policies say about cost recovery. He added for Parks and Recreation 

it is for community benefit – the costs can’t be set so high where people won’t participate, same 

would be true here as well. The Chairman stated this is the philosophical decision the City has to 

make. Mr. Lamb stated staff can bring back a clearer picture of what the City policy says on this 

item because it does get to the question of what you are trying to achieve. 

 

Councilor Hansel asked whether this Board would function under the Council policies. Mr. 

Lamb explained that this Board is not subject to those polices but it does set the tone. Councilor 

Hansel felt average plus a percentage is a great way to make sure the City is not losing money 

but added he did not want to add to staff’s workload.  
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VI. New Business 

 None 

 

VII. Upcoming Dates of Interest – May 2017 

Planning Board Meeting – May 22, 6:30 PM 

Planning Board Steering Committee – May, 9, 12:00 PM 

Joint PB/PLD Committee – Tuesday May 2, 6:30 PM 

Planning Board Site Visits – May 17, 8:00 AM – To Be Confirmed 

 

Meeting adjourned at 8:10 PM. 

 

Respectfully submitted, 

 

Krishni Pahl 

Minute Taker 

 

Reviewed by: Rhett Lamb, Planning Director 

Edits, L. Langella 
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SPR-02-17 SITE PLAN REVIEW – 43 PRODUCTION AVE –  

LIBERTY UTILITIES TEMPORARY CNG FACILITY  

 

Request: 

The Applicant, Liberty Utilities (EnergyNorth Natural Gas Corp.) proposes to install a temporary 

compressed natural gas facility at 43 Production Avenue.  The site is 16.2 acres in size and located in the 

Industrial Zoning District (TMP# 702-01-005).  The Applicant is requesting a Surface Water Protection 

Ordinance Conditional Use Permit for the installation of paved vehicle turnaround in the Surface Water 

Protection Buffer. 

 

Background: 

The proposed project involves the undeveloped 16-acre 

site at the end of Production Avenue, where there is 

presently a cul-de-sac. Liberty Utilities is seeking to 

convert its existing propane air gas system, which 

currently serves Keene, to a more efficient natural gas 

system. The proposed first phase of this transition is to 

install a temporary Compressed Natural Gas (CNG) 

facility at 43 Production Avenue that will provide 

natural gas service to the Monadnock Marketplace 

Shopping Plaza, which is located to the north of 

Production Avenue across NH Route 9. The Applicant 

notes that they are in the process of designing a new 

permanent facility to replace this proposed facility at the 

site. However, at this time, it is unclear as to when 

Liberty Utilities plans to make this transition.  

 

Most of the work proposed will take place on the 

existing paved area within the City’s Right-of-Way.  

The proposed temporary facility will be located on the 

existing paved cul-de-sac at the end of Production 

Avenue.  This facility will include a modular 

decompression skid and associated equipment that will 

decompress the CNG delivered by tanker trucks to the 

site. The Applicant proposes to install piping 

underground that will convey the decompressed natural 

gas to Liberty Utilities existing pipeline along 

Production Avenue. This piping will be installed within 

the area of the site that is already developed. A standby 

generator will be installed in the southeast corner of the 

cul-de-sac to maintain the CNG facility during a power 

failure.   

 

The Applicant has submitted a petition to City Council 

for discontinuance of this portion of Production Avenue.  

The Applicant has proposed to install a turnaround 

within the City Right-of-Way to replace the existing cul-

de-sac at the end of Production Avenue.  

 

Above photo: The star marks the location of the 

proposed CNG facility; Below photo: This 

image was taken by staff of the existing cul-de-

sac, while facing south. 
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As a portion of this proposed turnaround would be located in the 30’ Surface Water Protection Buffer, the 

Applicant is seeking a Conditional Use Permit. The Conservation Commission will evaluate this 

Conditional Use Permit Application submitted by the Applicant at its meeting on May 15, 2017.  City 

staff will provide comments offered by the Conservation Commission at the meeting on May 22, 2017.   

 

Completeness: 

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

requirements: grading plan, landscaping 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.”   

 

Departmental Comments: 

The following comments have been addressed by the Applicant in a revised plan set, which was shared in 

the meeting packet:   

Code: No issues. 

Police: No issues. 

Fire: No Issues.  

Engineering:  

 “Show the proposed vehicle turning radius/vehicle movement and vehicle types” 

 “Contact the City of Keene Engineering Division for updated standard details for work within the 

Right of Way” 

 “Show the location of the proposed gate valve” 

 “Provide details for sedimentation/erosion control”  

  

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 or paved area. However, within the City Right of Way, the Applicant proposes to install 

approximately 1,200 square feet of pavement for a turnaround. This turnaround would replace the 

existing cul-de-sac at the end of Production Avenue, if the City Council were to approve the 

discontinuance of that portion of Production Avenue. This standard appears to be met.  

 

2. Sedimentation and Erosion Control:  The Applicant is proposing to install silt fencing prior to 

snowfall to reduce the discharge of sand used in roadway treatments into the adjacent wetlands and to 

reduce any possible erosion within the wetland area due to snowmelt from snow storage on the site.  

The silt fencing will be installed along the either side of the paved roadway at the edge of the 

delineated wetland. The Applicant also proposes to install silt-fencing around the edge of the 

proposed turnaround area in the City of Right of Way during the construction phase. This fencing will 

be removed once the slopes around the turnaround are stabilized. This standard appears to be met.  

 

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 that will be removed from the areas 

surrounding the temporary CNG facility in an upland area between the existing roadway and the 

wetland boundary that surrounds the site. As noted above, the Applicant will install a silt fence at the 

edge of the wetland area to minimize the potential impact of snow storage on the surrounding 

wetlands.   
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5. Flooding: A portion of the site is located within the 100-YR Floodplain. The Applicant is not 

proposing to place fill within this area. The temporary CNG facility and turnaround proposed by the 

Applicant will be located outside of the 100-YR Floodplain. This standard appears to be met.  

 

6. Landscaping:  The Applicant does not propose to install any new landscaping as part of this project. 

At this time, the Applicant is not proposing to extend the existing paved areas on the site or to 

construct a permanent structure. Currently, the vast majority of this parcel is densely vegetated with 

wetland plant species. The Applicant is in compliance with the landscaping requirements of the 

Zoning Ordinance. This standard appears to be met.  

 

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

notes that the operation of the CNG skid equipment typically generates approximately 50 to 60 dBA, 

which is consistent with the sound levels in an industrial area. In addition, this site is not located in 

proximity to residential areas where noise impacts may be of greater concern. This standard appears 

to be met.   

 

8. Screening:  The site is not visible from NH Route 9 or from most of Production Avenue, and is not in 

close proximity to residential areas. Due to its location and temporary nature, screening of this 

proposed facility is not necessary.  For security purposes, the Applicant proposes to install a 10’ high 

fence that is composed of 2” mesh, 9-gauge galvanized steel around the perimeter (approximately 

35’x135’) of the temporary CNG facility equipment. An extension arm will protrude approximately 

1’ from the top of the fence at a 45-degree angle. This extension arm will be lined with 3-rows of 

barbed wire.  A gate composed of this fencing material will be installed at the entrance to the facility.  

This gated entrance will be set back approximately 50’ from the modified Right-of-Way boundary.  

   

9. Air Quality:  The Applicant notes that the temporary CNG facility will not generate significant air 

emissions with the exception of potential emissions from the emergency generator and exhaust 

emissions from the boilers within the decompression skid.  The Applicant notes that the proposed 

generator is estimated to use approximately 584,000 BTU/hour at maximum load, which is 

substantially less the state threshold of 10 million BTU/hour or greater for which an individual air 

permit or General State Permit is required for this type of fuel source/device. This standard appears to 

be met.  

 

10. Lighting:  The Applicant proposes to install four 200 watt, pole-mounted lighting fixtures around the 

perimeter of the temporary facility. The proposed poles are 20-feet high. A light stanchion fixture is 

proposed to be installed on the decompression skid at a height of 10-feet.  In addition, the Applicant 

proposes to install a 29-watt wall-mounted fixture as lighting for the electrical structure and generator 

located to the southeast of the CNG equipment area.  The proposed lighting plan and fixtures comply 

with the Planning Board lighting standards. For security purposes, the Applicant proposes to reduce 

light levels by 50% between the hours of 10 p.m. and 6 a.m. A motion control sensor will temporarily 

increase illumination 100% if it detects an approaching vehicle or fuel delivery.  This standard 

appears to be met.  

 

11. Sewer and Water: The site is currently served by an existing sewer and water line. The temporary 

facility will not require connection to these services. As part of the discontinuance of Production 

Avenue, Liberty Utilities will install a gate valve on the existing water mainline at the proposed limits 

of discontinuance, such that this control point will be located in the City’s Right-of-Way. The sewer 

line that extends onto the site will be cut and capped and may be reconnected in the future. This 

standard appears to be met.  
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12. Traffic: The Applicant notes that the site will be visited most frequently during the winter months. 

The estimated weekly traffic volume to the site will be approximately 2 to 3 CNG tanker trucks and 1 

service van during normal winter operations when the temperature is above 0°F. During peak winter 

operations when the temperature is at or below 0°F, the daily traffic volume is anticipated to be 1 

CNG tanker truck and 1 service van. This standard appears to be met.  

 

13. Comprehensive Access Management: The Applicant notes that the vehicles entering and exiting the 

site will utilize Production Avenue as well as the existing paved driveway on the adjacent property at 

30-42 Production Avenue (TMP# 702-01-010), which is owned by Ranger Curran.  There are 

multiple businesses that occupy this building including Autoparts International, Fastenal, Green 

Mountain Electric Supply. The tank trucks that will be entering and exiting this parcel will be 

approximately 74’ long and have a minimum turning radius of 45’.  The Applicant has submitted a 

truck turning plan documenting the proposing truck turning movements.  Staff have requested that the 

Applicant secure a temporary easement on this property to ensure the right to access and turn onto 

this property throughout the duration of the temporary CNG facility.   

 

The City Engineering Department has noted that the design of the proposed meets the City’s standards for 

the design and construction of City Streets per Chapter 70 of the City Code of Ordinances. 

 

14. Hazardous and Toxic Materials: The Applicant will submit copies of all appropriate state permits and 

Best Management Plans as required by NH Department of Environmental Services to the City of 

Keene Health Department and Fire Department. The Applicant notes that there will be no storage of 

hazardous liquids on the site that could impact the surrounding wetlands except for the CNG delivery 

trucks, which use diesel, oil and hydraulic fluids. The Applicant proposes to maintain a vehicle spill 

kit at the temporary CNG facility in the event of a malfunction.  The kit would consist of a 25-gallon 

over-pack drum containing spill response materials.  The Applicant notes that a release of CNG from 

the trucks or the facility or pipeline would not pose any risk to the adjacent wetland, as any possible 

leakage of CNG would evaporate into the atmosphere. 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 will be required for any excavation in the City 

Right-of-Way.   

 

16. Wetlands: Although there are substantial wetland areas on this parcel (approximately 12.7 acres), the 

Applicant does not propose to impact any wetland areas. The Applicant is proposing to install silt 

fence around the paved portion of the site to reduce and potentially prevent impacts to the wetland 

from snow storage.  

 

 The City’s Surface Water Protection Ordinance includes wetlands in its definition of surface waters.  

Per this Ordinance, the Applicant is seeking a Conditional Use Permit (CUP) to install the proposed 

turnaround, as a portion of it will be located inside the 30’ Surface Water Protection Buffer.  

 

 The CUP application has been shared with the Conservation Commission for their review and 

comment at their May 15
th
 meeting.  Staff will share comments provided by this Commission on this 

application at the May 22
nd

 meeting. A copy of this application is included in the meeting packet.  

   

The criteria for granting a CUP are included below.   

“a) The proposed use and/or activity cannot be located in a manner to avoid encroachment into the 

overlay district.  

b) Encroachment into the buffer zone has been minimized to the maximum extent possible, including 

reasonable modification of the scale or design of the proposed use.  
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c) The nature, design, siting, and scale of the proposed use and the characteristics of the site 

including but not limited to topography, soils, vegetation, and habitat are such that when taken as a 

whole, will avoid the potential for adverse impacts to the surface water resource.  

d) The buffer zone shall be maintained in a natural state to the maximum extent possible. In granting 

a conditional use permit, the planning board may establish conditions of approval regarding the 

preservation of the buffer including the extent to which trees, saplings and ground cover shall be 
preserved.  

1. Dead, diseased, unsafe, or fallen trees, saplings, shrubs, or ground cover may be removed.  

2. Stumps and their root systems shall be left intact in the ground, unless removal is specifically 

approved in conjunction with a Conditional Use Permit granted by the planning board.  

3. Exotic, invasive trees, saplings, shrubs, or ground covers, as defined by NHDES, may be 

removed. The stumps and root balls of exotic, invasive species may also be removed by hand 

digging and/or hand cutting.  

4. Preservation of dead and living trees that provide dens and nesting places for wildlife is 

encouraged. Planting of native species of trees, shrubs, or ground cover that are beneficial to 

wildlife is encouraged.  

5. Where there has been disturbance or alteration of this buffer during construction, excavation, 

or grading, re-vegetation with native species may be required by the planning board.  

e) With the exception of state permitted wetlands crossings, and in zoning districts listed in section 

102-1493, a non-disturbance buffer zone shall be maintained to at least 30 feet from the delineated 

edge of the surface water.  

f) In determining whether or not a conditional use permit should be granted, the planning board shall 

consider the following to determine whether allowing the proposed encroachment will result in an 

adverse impact on the surface water resource:  

1. The size, character, and quality of the surface water and the buffer being encroached upon.  

2. The location and connectivity of the surface water in relation to other surface waters in the 

surrounding watershed.  

3. The nature of the ecological and hydrological functions served by the surface water.  

4. The nature of the topography, slopes, soils, and vegetation in the buffer that encompasses the 

surface water.  

5. The role of the buffer in mitigating soil erosion, sediment and nutrient transport, 

groundwater recharge, flood storage, and flow dispersion.  

6. The extent to which the buffer serves as wildlife habitat or travel corridor.  

7. The rate, timing and volume of stormwater runoff and its potential to influence water quality 

associated with the affected surface water or any associated downstream surface waters.  

8. The sensitivity of the surface water and the buffer to disruption from changes in the grade or 

plant and animal habitat (biotic structure) in the buffer zone.” 

 

17. Surface Waters: There are no impacts to surface waters proposed as a result of this proposal.  Ash 

Swamp Brook, which is the nearest surface water body, is located 550-feet away from the proposed 

temporary CNG facility. This standard appears to be met.  

 

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

 

19. Architectural and Visual Appearance: The temporary CNG facility will include a modular metal 

decompression skid that is approximately 8’ high by 40’ long by 8’ wide and rests on top of the 

existing pavement. An image of a similar structure is included below. The decompression skid will be 

largely out of view from the public Right-of-Way and will be located in a predominantly industrial 

area. This standard appears to be met.  
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RECOMMENDATION FOR APPLICATION: 

 

Staff will provide a recommended motion at the meeting on May 22, 2017. 
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CITY OF KEENE I PLANNING BOARD 
SITE PLAN REVIEW I MODIFICATION APPLICATION 

Project Name 
Temporary CNG Plant 

Tax Map Parcel number(s) 
_L_Q_l_- _Q_ j_ w _Q__Q__§_ ___ _ 

Project 
43 Production Avenue Address: 

Name: Liberty Utilities 
... 
v Address: 15 Buttrick Road, Londonderry, NH 03053 

Acreage/S. F. 
ofParcel:707,000 sf/ 16.2 ac 

~ 

:=:: Telephone\ Email: 603-216-3544 
0 

Signature.: : ,, 

Name: Uberty Utilities 

Zoning Industrial 
District: 

c 
~ 

u Address: 15 Buttrick Road, Londonderry, NH 03053 

0.. 
0.. 

Telephone\ Email: 603-216-3544 

< Signature: 

Modifications: Is this a modification to a previously-approved si1e plan: 

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

V Two (2) copies of descriptive narrative 

¢Plans stamped/signed by reg. profe~sional 

if Two (2) copies on 8.5" x ll" or I 1" x 17'' 

N/AO Three (3) copies of all technical reports 

Date: 

if Certified list of all owners of property within 200' 

'ff Two (2) sets of mailing labels, per abutter 

~ Seven (7) copies on ''D" size papeJ of plans (22" x 36") 
NIA 

NfAD Two (2) color architectural elevations on I I" x 17" 

ff A check to cover tne cos1s of legal notice to advertise 

0 Three · of"D" size architectural out to abutters 

K:\Adminislralion ·Planning Department\FORMS\Site_Pian\Site Plan Application.docx 1.26.2015 
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Descriptive Narrative 

1.0 Project Description 

Liberty Utilities (Energy North Natural Gas Corp.) proposes to install a temporary 
compressed natural gas (CNG) facility at 43 Production A venue, located on Map 702 

Lot 01-05 (approximately 16.2 acres), in the City of Keene (the "Site"). 

The proposed CNG facility will be composed of a temporary fenced area with two 

swing gates that enclose up to two CNG tanker trucks, a decompression skid, and a 
natural gas fueled generator. A photo of the decompression skid that will be used in 
the temporary CNG facility is provided in Figure 1, below. The proposed project 

includes the following: 

~ A 35-foot by 135-foot fenced-off section of the existing paved space at the 
terminus of Production A venue. 

~ Placement of the modular temporary CNG facility equipment along with two 

CNG tanker trailers directly on the existing asphalt pavement of Production 
Avenue. 

~ A standby generator to maintain CNG facility operation at the Site during a 

power failure. 
~ Temporary lighting around the CNG facility and along Production Avenue. 

>- Construction of a tum-around for vehicles on the northwestern portion of the 
Site. 

To accomplish placement of the temporary CNG facility, Liberty Utilities will execute 
a lease agreement with Xpress Natural Gas (XNG) for the temporary CNG facility 
setup. 

The project is necessary to convert the existing propane air gas system that currently 
serves Keene to a more efficient natural gas system, and represents the first phase of a 

multi-phase effort to convert the entire existing system to natural gas. The temporary 
CNG facility will provide natural gas service to the Monadnock Mall shopping plaza 
located north of Production Avenue across NH Route 9. Liberty Utilities is currently 

1 Descriptive Narrative 
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in the early stages of project planning and engineering design for a new permanent 
facility to replace the temporary facility proposed in this application. Details of the 
p ermanent facility (including facilities for both CNG and LNG) will be provided in a 
subsequent Site Plan Application, but we expect that the permanent facility will be 
similar in scope to the fa cility designed and permitted by NH Gas in 2002 (See SPR-
895). 

Note that the proposed location of this temporary facility is within the current 
Production Avenue public right-of-way. Discontinuance of this portion of the public 
right-of-way was previously conditionally approved by the City of Keene (See City 
Council Resolution passed on March 21, 2002), but was never fully effected. A new 
petition for discontinuance for this portion of Production Avenue is expected to be 
filed with the City Council on April18, 2017. Discontinuance of this portion of the 
roadway will not affect any residents, businesses, or rights-of-way as there are no 
developed areas within this portion of Production Avenue. This Site Plan Application 
for the proposed temporary CNG facility assumes the approval for the discontinuance 
of Production Avenue will be contingent upon final approval of the Planning Board 
and vice versa. 

All activities will occur within the existing developed and paved area of Production 
A venue, with no new permanent grading or paving, except for the installation of a 
n ew tum-around on the northern portion of the Site. This turn-around will eventually 
be deeded to the City pursuant to the discontinuance of a portion of Production 
Avenue. No permanent buildings will be installed on the Site. Activities will not 
change any of the existing land use around the terminus of Production Avenue. The 
temporary CNG facility, including all equipment, fencing, and lighting, will be 
installed in a manner such that it could be removed and the Site returned to its 
original condition. 

2 

Figure 1: Decompression skid used in CNG fadlities. 
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2.0 Exemption from Submission Requirements 

Liberty Utilities respectfully requests exemptions from the following Site Plan 
Application submission requirements related to the project: 

~ Grading Plan: There will be no grading associated with the proposed project. 
The temporary CNG facility will be installed on top of an existing paved 
roadway. Therefore, a grading plan is not necessary for the proposed project. 

~ Landscaping Plan: fu.stallation of the temporary CNG facility will not require 
vegetation dearing. Therefore, no landscaping or screening is proposed as a 
part of the proposed project. Therefore, a landscaping plan is not necessary 
for the proposed project. 

~ Visual and Architectural Details: The proposed CNG facility is a temporary 
facility composed of a small modular container and generator surrounded by 
temporary fencing and lighting, therefore, no architectural plans have been 
developed for the proposed facility. A photo of the decompression unit has 
been provided to show the visual appearance of the proposed temporary 
CNG facility. Therefore, visual and architectural details are not necessary for 
the proposed project. 

3.0 Keene Development Standards 

The following is a description of the compliance status of the proposed project to the 
City of Keene Planning Board's nineteen (19) development standards. 

1. Drainage: No additions of impervious areas or modifications to existing drainage 
structures will be required to install the temp orary facility. No increased surface 
runoff will result from the project. Therefore, the project complies with the 
Planning Board's Drainage Development Standard. 

2. Sedimentation/Erosion Control: There will be no soil disturbance associated with 
the proposed project. The temporary CNG facility will be installed on top of an 
existing paved roadway. 

3. Hillside Protection: The proposed project will utilize level ground located along 
the terminus of Production Avenue. The proposed project is not located within or 
near slopes that are 15% or greater. 

4. Snow Storage and Removal: Snow removed from the terminus of Production 

3 

A venue around the CNG facility will be stored in the upland area between the 
roadway and the wetland boundary that surrounds the Site. Snow will n ot be 
stored within parking spaces and will be stored in such a way to prevent 
accumulation on adjacent properties. Care will be taken to not push or move 
snow into adjacent surface waters. A silt fence will be installed around the facility 
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prior to snowfall to reduce the discharge of sands used in roadway treatments 
into the wetland, and to reduce any possible erosion within the wetland due to 
snowmelt from the snow storage areas. Therefore, the project complies with the 
Planning Board's Snow Storage and Removal Development Standard. 

5. Flooding: A portion of the Site is located within the 100-year floodplain 
associated with Ash Swamp Brook, but there will be no placement of fill within 
areas subject to flooding. The base flood elevation at the Site is approximately el. 
471 ft, based on the Federal Emergency Management Agency (FEMA) Flood 
Insurance Rate Map (FIRM) for Cheshire County, New Hampshire (Map Number 
3300SC0266E, Panel 266 of 610, effective date May 23, 2006 and its supporting 
Flood Insurance Study). The portion of Production Avenue where the temporary 
facility is proposed lies at approximately el. 476, and therefore is outside of the 
jurisdiction of the City of Keene's floodplain ordinance. The base flood elevation 
for Ash Swamp Brook is depicted on the Existing Conditions Plan of Land for 
reference. Therefore, the project complies with the Planning Board's Flooding 
Development Standard. 

6. Landscaping: No landscaping or screening will be installed or modified as a part 
of the proposed project. Therefore, the project complies with the Planning Board's 
Landscaping Development Standard. 

7. Noise: No noises are expected from the Site except those specifically allowed 
under the noise ordinance such as snow removal and emergency alarms. The 
CNG facility will be located adjacent to industrial businesses and will have 
similar noise impacts as these businesses. Based on information provided by 
XNG, operation of the CNG skid equipment typically generates approximately 50 
to 60 dBA, which is consistent with typical sound levels in an industrial area. The 
terminus of Production Avenue where the temporary CNG facility is proposed to 
be installed is located away from residential areas. The nearest residential area to 
the terminus of Production Avenue is located greater than 0.3 miles to the west. 
Therefore, the project complies with the Planning Board's Noise Development 
Standard. 

8. Screening: No screening currently exists on the Site. Temporary fencing will be 
installed around the CNG facility. The fence will be 10-feet tall with barbed wire 
at the top, with 15-foot swing gates at the entrance and a 5-foot swing gate along 
the southeast comer of the fence. Refer to the Area Fencing Plan for further 
information. Therefore, the project complies with the Planning Board's Screening 
Development Standard. 

9. Air Quality: The temporary CNG facility will not generate significant air 
emissions except for potential emissions from the emergency generator and 
exhaust emissions from the boilers within the decompression skid. Liberty 
Utilities will comply with NH Department of Environmental Services 
requirements regarding permitting of emergency generators. The sizing and 
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specifications of the emergency generator is still being determined, but is 
estimated to be approximately 40 KV A (but will likely be smaller) which would 
use approximately 584,000 BTU/hour at maximum load (100%). Since this is 
substantially less than 10 MMBTU/hour, neither an individual air permit nor a 
General State Permit will be required. However, the facility would comply with 
applicable sections of the Federal Regulations, including 40 CFR Part 60 Subpart 
JJJJ and/or 40 CFR Part 63 Subpart ZZZZ as applicable. 

10. Lighting: Lighting will be installed in accordance with the City of Keene Planning 
Board's Development Standards and City of Keene requirements. Six (6) lighting 
fixtures are proposed to be installed around the CNG facility. Four of these lights 
are proposed to be approximately 200 watts and mounted on 20-foot square black 
poles (model KAX2 LEB P1 30K R4 MVOLT SPA PIRH DBLXD). A light 
stanchion fixture is proposed to be installed at a height of 10-feet on the 
decompression skid, and is proposed to be approximately 80 watts (model 
HAZSLED80C). Additionally, a wall mount fixture is proposed to be installed as 
lighting for the electrical structure and generator located within the southeastern 
portion of the CNG equipment area, proposed to be approximately 29 watts 
(model KAXW LED P1 30K R3 MVOLT DBLXD). The proposed light fixtures are 
designed such that light emitted by the lamp is below horizontal. As depicted on 
the Area Lighting Plan, only Production A venue and the area around the CNG 
facility will be illumined by the light fixtures, with no spill onto abutting 
properties. Lighting will be dimmed to 50% illumination between the hours of 
10:00 PM and 6:00AM as required in the Lighting Development Standard. 
However, for security and safety purposes, lighting will be controlled by motion 
sensors which will temporarily increase illumination to 100% in the event of an 
approaching vehicle or fuel delivery. Refer to the Area Lighting Plan for further 
information. 

11. Sewer and Water: The Site is served by an existing sewer and water line. The 
temporary CNG facility will not require connecting to these services. However, as 
part of the discontinuance of Production Avenue, Liberty Utilities has agreed to 
hire a contractor to install a gate valve on the existing water main line and a 
manhole on the sewer line at the proposed limits of the discontinuance such that 
these control points will be located within the public right-of-way. Once the 
discontinuance is effective, the water and sewer lines beyond this point will be 
considered a private service to the lot. 

12. Traffic: Expected traffic to the location of the CNG facility will be well below the 
City of Keene's threshold criteria of 100 vehicles per day or 50 vehicles during the 
peak hour. CNG tanker trucks visiting the Site will be the most frequen t during 
the winter months. During normal winter operations (temperature above 0°F), 
approximately two to three (2-3) CNG tanker trucks and one (1) service van will 
visit the Site weekly. During peak winter operations, (temperature at or below 
0°F), one (1) truck and one (1) service van will visit the Site daily. Additionally, 
the Site is on existing truck routes (NH Route 9/101). 

5 Descriptive Narrative 
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Since the CNG facility will be located within the cul-de-sac of Production A venue, 

a new tum-around for vehicles will be constructed within the northwestern 
portion of the project area (refer to the attached Proposed Conditions Plan). This 
portion of the lot will be incorporated into the public right-of-way, and this tum

around will serve to replace the cul-de-sac. 

13. Driveways: The proposed Site will use the existing paved surface of Production 

A venue, as well as the existing paved driveway on the adjacent property (Map 

702 Lot 01-10) as a turn-around area for CNG tanker trucks. Liberty Utilities has 
entered into a written agreement with Mr. Ranger Curran, owner of the parcel 
located on Map 702 Lot 01-10. This agreement allows Liberty Utilities to use the 

driveway on the lot for CNG trucks to turn around and be positioned to back 
d own Production Avenue to the CNG facility. Currently there are no developed 

areas within this portion of Production Avenue, therefore the presence of the 
CNG facility will not interrupt existing through-ways. Therefore, the project 
complies with the Planning Board's Driveways Development Standard. 

14. Hazardous & Toxic Materials: Two CNG tank trailers will be parked on the Site 
and natural gas will be distributed to the Monadnock Mall shopping p laza 
located across NH Route 9 using existing bur ied gas pipeline facilities. Liberty 

Utilities (Keene Division) is a regulated and permitted gas utility under 
jurisdiction of the New Hampshire Public Utilities Commission. As is required by 
the City of Keene Development Standards, copies of all appropriate State permits 

and Best Management Plans as required by the NH Department of Environmental 
Services (NHDES) shall be submitted to the City of Keen e Health Department and 

Fire Department for the proposed project. Therefore, the project complies with the 
Planning Board's Hazardous and Toxic Materials Standard. 

15. Filling & Excavation: No changes to existing grades will be made on the Site. 
Therefore, the project complies with the Planning Board's Filling and Excavation 
Development Standard. 

16. Wetlands: The temporary CNG facility will not require impacts to wetlands, and 

the decompression skid and CNG tank trailers will be located outside of the 30 ft 

buffer required by the City of Keene's Surface Water Protection Overlay (Article 
XVI). All activities are limited to the existing paved surface of Production Avenue 

and immediate surrounding area. Therefore, the project complies with the 
Planning Board's Wetlands Development Standard. 

17. 

6 

Surface Waters: There will be no impacts to surface waters. The nearest surface 
water to the Site is Ash Swamp Brook, located approximately 550 feet away from 
the proposed temporary CNG facility. The proposed CNG facility will be located 

outside of the 30-foot Surface Water Protection Overlay, as is shown on the 
Proposed Conditions Plan. The Surface Water Protection Overlay is reduced to a 30-
foot buffer within the project area since the proposed project is located in the 

Descriptive Narrative 

\Mlb'4>foj\Bedlord\52420.06 Production Ave -
Keenelteoh'PiaMing Board'Pianning Boord Silo Plan 
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Industrial District (Article XVI, Sec. 102-1493). Therefore, the project complies 
with the Planning Board's Surface Waters Development Standard. 

18. Stump Dump: No tree clearing is proposed for this project. Therefore, the 
proposed project complies with the Planning Board's Stump Dump Development 
Standard. 

19. Architecture & Visual Appearance: No permanent buildings or structures will be 
constructed as part of the proposed temporary CNG facility. The Site where the 
facility is proposed to be located is at the terminus of Production Avenue and is 

not typically accessed by the general public. Additionally, the views of the Site are 
restricted from NH Route 9, such that only the businesses directly abutting the 
proposed project would have a view of the Site. Therefore, the project complies 
with the Planning Board's Architecture and Visual Appearance Development 
Standard. 

7 Descriptive Narrative 
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May 9, 2017 

Ref: 52420.06 

lara Kessler, Planner 

City of Keene 
Planning Department 

3 Washington Street 
Keene, NH 03431 

Re: Response to City of Keene Memorandum dated April 27,2017 
Comments on Site Plan Application for 43 Production Avenue 
Liberty Utilities (Energy North Natural Gas) Temporary CNG Facility 

Dear Ms. Kessler: 

- ... 
~\thb. 

w [f~;~ ; 9il2~7 ~ w 
By 

This letter responds to your memo dated April 27, 2017 regarding a Site Plan Application for liberty 
Utilities' proposed Temporary CNG Facility at 43 Production Avenue in Keene (TMP #702-01-005). Each 
comment is provided below, followed by our response, and additional documentation is attached. 

1. As we discussed on April 21st, a Conditional Use Permit from the City of Keene Surface Water 
Protection Ordinance is required for the expansion of Production Avenue to install the vehicle 
turnaround. The Planning Department will need to receive this application by May Sth. 
Please, be prepared to attend and give a presentation on the proposed project at the May 15th 
Conservation Commission. The Commission meets at 4:30p.m. in the 2nd Floor Conference 
Room of City Hall. The Commission will conduct a site visit ot 3:30p.m. on the 15th in advance 
of the meeting. 

An application for a Conditional Use Permit for the proposed vehicle turnaround was submitted to 
the City of Keene Planning Department on May 5, 2017. We look forward to meeting with the 
Conservation Commission on May 15 to discuss the proposed project 

2. Please contact the City of Keene Engineering Division for updated standard details for work 
within the Right-of-Way. Planning Department Staff are in consultation with the Public 
Works Director to confum that the proposed turnaround complies with Chapter 70-124 of the 
City Code of Ordinances. Once more information is available, staff will shore this directly 
with you for your review. 

In an email dated April 21, 2017 to Mr. Steven Rakes (Liberty Utilities), Don Lussier, PE, Keene City 
Engineer, stated that the proposed turnaround complies with Chapter 70-124 of the City Code of 
Ordinance. Additionally, Mr. Rakes reviewed a revised draft plan of the turnaround with Mr. Lussier 

finolneeu I Scientists I Planners I Designers 

2 aedford Farms Drive 

Suite 200 

Bedford. New Hampshire 03110 

p 603.391.3900 

F 603.518.7495 
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on May 4. Sheet C3, Proposed Roadway Turnaround, included in the enclosed revised plait set, 
ref:ects Mr. Lussier's comments. Liberty is committed to continuing coordination with the City to 
ensL<re that the tL<rnaround meets City standards. 

3. Display the proposed vehicle turning radius/vehicle movement and vehicle types 
entering/exiting the site. 

The proposed CNG tanker vehicie movements are shown in a new plan, Sheet C4, Truck Turning 
Plan, attached. The design veh icle for this turning analysis is AASHTO WB-67, with an overall length 
of 73.5 ft and a mi!"limum turning radius of 45 ft. 

4. Display the edge of pavement for the road/turnaround reconfiguration in addition to the 
right·of-way boundary. 

Please see Sheet C3, Proposed Roadway Turnaround. 

5. The project application states that the adjacent property (TMP 702-01-10) will be utilized as 
a turnaround for the CNG trucks. A written agreement with the property owner is not 
sufficient to ensure adequate access to/from the site for vehicles. Have you explored the 
option of an easement on the neighboring property to ensure access? 

We have attached a copy of the executed agreement between Liberty Utilities and Mr. Ranger 
Curran, owner of the adjacent property. The writte!1 agreement incorporates provisions typically 
found within an access easement, and Liberty is confident that the agreement will ensure access to 
the temporary CNG fad!ity. If the City determines that a formal easement is required, Uberty would 
work with Mr. Curran and the City's attorney to develop such a document 

6. The area proposed for snow storage appears to encroach into the public right of way. Please 
confirm that the snow storage will be entirely on the property, and revise plans to reflect this 
detail. 

Siit fence was proposed to be installed between snow storage. areas and the wetland iocated on 
the Site. The portion of silt fence proposed along the northeastern portion of the Site which 
encroached on the public right-of-way has been removed. We have also slightly revised the silt 
fence configuration within the upland area along the northwestern portion of the Site. See revised 
Sheet Cl. 

7. Provide details for sedimentation and erosion control on the plans. 

A detail of the proposed silt fence erosion control barrier has been added to Sheet C2 of the revised 
project plans. 
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8. Display the location of the proposed sewer manhole. 

During further coordination with the Keene Department of Public Works, it was determined that no 
new sewer manhole would be required, since one already exists in an appropriate location. Rather, 
the sewer line that extends onto the Site will be cut and capped as part of the discontinuance of 
Production Avenue. (See Sheet C3.) The sewer line may be reconnected in the future to serve the 
Site if a more permanent facility is constructed. 

9. Display the location of the proposed gate valve. 

The location of the proposed gate valve has been added to Sheet C3 of the Project Plans. The 

location and type of valve has been coordinated with the Keene Department of Public Works. 

10. Is the HazsledBOc light fiXture full cut-off? 

The HAZLED80C fixture shown in the previous plan set was used in the illumination study as a 
surrogate for the fixture that will come mounted to the decompression skid. The final lighting 
fixture will be a full cut-off, Class I Div. 2, LED fixture mounted on the northern wall of the 

decompression skid with similar lighting properties. 

11. What measures will be in place to ensure against spills or impacts to the surrounding 
wetlands from the proposed facility/tankers entering/exiting the site? 

There would be no storage of hazardous liquids on the Site that could impact the surrounding 
wetlands except for the CNG delivery trucks, which use diesel, oil, and hydraulic fluids. Therefore, 
Liberty will maintain a vehicle spill response kit at the temporary CNG facility in the unlikely event 
of a vehicle malfunction. The spill kit would consist of a 25-gallon over-pack drum containing spill 

response materials. A release of CNG from the trucks or the facility would not pose any risk to the 
adjacent wetland, as any possible leakage of CNG would evaporate into the atmosphere. 

We hope that these responses fully address all your questions. But, if you have any other questions or 

need any more information, please don't hesitate to contact me or Lindsay Jones at (603) 391-3900. We 
look forward to discussing this information with the Conservation Commission at their May 15 meeting 
and with the Planning Board on May 22. 

ii~YJ~ 
:/ Principal, Environmental Services 

cc: Shawn Furey, Liberty 
Michael Sheehan, Esq., Liberty 
Steve Rakes, Liberty 
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Bituminous Concrete Pavement Section
N.T.S. Source: City of Keene

5/17

NOTES

1. PAVEMENT SECTION SHALL BE IN ACCORDANCE WITH THE STATE HIGHWAY
SPECIFICATIONS, SECTION 403 AND 304 AND THE CITY OF KEENE PUBLIC
IMPROVEMENT STANDARDS.

2. BASE MATERIAL SHALL EXTEND 3 FEET BEYOND EDGE OF PAVEMENT.

2 12" BITUMINOUS DENSE BINDER COURSE
(34" AGGREGATE, NHDOT ITEM 403.12)

1 12" BITUMINOUS TOP COURSE
(12" AGGREGATE, NHDOT ITEM 403.12)

COMPACTED SUBGRADE

PHASE 1: TEMPORARY CNG
LIBERTY UTILITIES 

PROPOSED ROADWAY TURNAROUND
2 Bedford Farms Drive, Suite 200
Bedford, New Hampshire 03110
603.391.3900 • FAX 603.518.7495

8" CRUSHED GRAVEL BASE
(NHDOT 304.3)

14" BANK RUN GRAVEL SUBBASE
(NHDOT 304.2)

Erosion Control

1. INSTALL SILT FENCING PRIOR TO START OF CONSTRUCTION, TO BE MAINTAINED UNTIL COMPLETION
OF CONSTRUCTION AND ESTABLISHMENT OF PERMANENT GROUND COVER.

2. SLOPES SHALL BE STABILIZED WITHIN 72 HOURS OF ACHIEVING FINISHED GRADE.

3. LOAM AND SEED (4-INCHES) WITHIN 72 HOURS OF ACHIEVING FINISHED GRADE.

4. PERMANENT SEEDING SHALL OCCUR BETWEEN APRIL 1 AND JUNE 1, AND/OR BETWEEN AUGUST 15
AND OCTOBER 15.  ALL SEEDING FROM SEPTEMBER 15 SHALL BE HAY MULCHED.

5. ALL PERMANENT AND TEMPORARY SEEDING SHALL BE AS FOLLOWS (UNLESS OTHERWISE NOTED):

GERMINATION PURITY
PERMANENT SEEDING PROPORTION MINIMUM MINIMUM

LAWNS:
CREEPING RED FESCUE 50% 85% 95%
KENTUCKY BLUEGRASS 40% 85% 90%
MANHATTAN PERENNIAL RYE 10% 90% 95%

GERMINATION
TEMPORARY SEEDING* % WEIGHT MINIMUM

WINTER RYE 80% MIN. 85%
RED FESCUE (CREEPING) 4% MIN. 80%
PERENNIAL RYE GRASS 3% MIN. 90%
RED CLOVER 3% MIN. 90%
OTHER CROP GRASS 0.5% MAX.
NOXIOUS WEED SEED 0.5% MAX.
INERT MATTER 1.0% MAX.

* TEMPORARY SEED FOR LAWNS SHALL ONLY BE PLANTED WHEN PERMANENT GRASSES CANNOT BE
PLANTED DUE TO THE GROWING SEASON.

6. CONTRACTOR SHALL INSPECT AND MAINTAIN EROSION CONTROL MEASURES, AND REMOVE SEDIMENT
THEREFROM ON A WEEKLY BASIS AND WITHIN TWELVE HOURS AFTER EACH STORM EVENT (0.5" OF
RAINFALL OR GREATER) AND DISPOSE OF SEDIMENTS IN AN UPLAND AREA SUCH THAT THEY DO NOT
ENCUMBER OTHER DRAINAGE STRUCTURES AND PROTECTED AREAS.

MAJOR CONTOUR

MINOR CONTOUR

SILT FENCE

TREE LINE

FIRE HYDRANT

EDGE OF PAVEMENT

GRAVEL ROAD

WETLAND LINE WITH FLAG

TO FLOODING

WETLAND BUFFER ZONE

FLOODPLAIN
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RIGHT-OF-WAY/PROPERTY LINE

EASEMENT

PROJECT LIMIT LINE

PROPERTY LINE

SEWER MANHOLE

WATER VALVE & BOX

DRAIN MANHOLE

PLUG OR CAP

CATCH BASIN

DOMESTIC WATER

FIRE PROTECTION

ROOF DRAIN

SEWER

OVERHEAD WIRE

WATER

DRAIN

UNDERDRAIN

30' BUFFER IMPACT = 262 SF

SPOT ELEVATION

FORCE MAIN

Legend

BORDERING LAND SUBJECT
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Key Plan
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PIPING ARRANGEMENT
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CITY OF KEENE l'hmning lkparllncnl l'ilc~"ffi-

PLANNING BOARD 
lh·n·ilcd 

- ~-- -4- . .. .. 

Surface Water Protection Conditional Use Permit (SWP ('UP) App/ictttion 
To he used when proiect also require~· Site Plan Re,,iew 

Please fill out entire ap;pJication 

Section One: Project 

Tax Map Parcel# 702 - 01 -__QQS_ Existing Zoning: Industrial 

Project: 

Name Temporary CNG Facility - - - - --·-···-- ··----· 

Address 43 Production Avenue, Keene, NH 03431 

Section Two: Contact ·lnformation 

Owner: 
Name Shawn Furey, Liberty Utilities 

{ /,. / .--- .· 

Signature ;.fi.< < • / _. -f~---· _ . 
Name Signature ___ _ 

Address 15 Buttrick Road, Londonderry, NH 03053 

Phone (day) (603)..;;;;2;..;.1-=-6--=3-=-54-=-4:__ _ ________ (F~x) ( 

Date ____________ _ 

Signature .• ..::<)')~.,z- : /~-····· · ··· · Applicant/Agent: 
Name Shawn Furey, liberty Utilities 

Address 15 Buttrick Road, Londonderry, NH 03053 

Phone: (day) ~-"2'"'-1..::...6-..;;..35"-4'-'4 ___ _ Fax: L_)-.,..-___ _ Dntc .5'/5 /l ( 
I I 

Surveyor/Planner/Engineer: ~~ 'f'Y1fi) ,.A A 

Name Peter Walker, VHB Signature ;i·~r v v\...-.---

Address 2 Bedford Farms Drive, Suite 200, Bedford, NH 03110 -653~ / 

Phone: (day) l.§Q2.)_,3:.::;9..:....1·=39=0=0 ____ Fax:(~_) _____ D ate: _ _;'S:o-,
1
1-/5:::...

1
1--{-f+---- -

IJ 

Keene Planning Dcparlmcnl. 3 Washington St. Keene. Nil 03-D J (60.1) .~52-5474. htlp:li\\\nu;i.kc~ c h.liS'J1lanning 

MAY 0 5 2017 

By 

n 
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Descriptive Narrative 

1.0 Project Description 

2.0 

Liberty Utilities (Energy North Natural Gas Corp.) proposes to construct a vehicle 
turnaround on a portion of Tax Map 702, Lot 01-005 (the "Site") currently owned by 
Liberty Utilities to serve motorists using Production A venue. The new turnaround is 
intended to replace the existing cul-de-sac at the end of Production A venue which 
will be discontinued as part of a proposed energy development on the Site. 

The turnaround w ould require approximately 262 square feet of impact within the 30-
foot wetland buffer (i.e., Surface Water Protection Overlay District), as a result of the 
addition of graded fill associated with the proposed slopes of the turnaround. Erosion 
controls (i.e., silt fence) would be installed downslope of the turnaround footprint to 
contain the work site and reduce the risk of sediment-laden discharge from entering 
the wetland and/or wetland buffer. The turnaround has been designed in accordance 
with the City of Keene Ordinance Section 70-124 - Streets. (See Sheet C3 in the 
attached plans.) 

Upon construction of the turnaround, a portion of the Site will be deeded to the City 
in exchange for the discontinuance of a portion of Production A venue. A Petition for 
Discontinuance was filed with the City Council on Aprill8, 2017, with a site visit and 
public hearing scheduled for June 1, 2017. 

The turnaround and discontinuance of Production Avenue is necessary to allow 
installation of a temporary CNG facility on the Site. This facility would comprise a 
temporary fenced-in area with two swing gates that enclose up to two CNG tanker 
trucks, a decompression skid, and a natural gas fueled generator. The temporary 
CNG facility is part of a long-term plan to convert the energy source of the 
Monadnock Mall Sh opping Plaza to natural gas. The Monadnock Mall Shopping 
Plaza is located north of Production Avenue across NH Route 9. Note also that 
Liberty Utilities is currently in the early stages of project planning and engineering 
design for a new permanent facility to replace the temporary facility that will be 

constructed on the Site. 

Wetland Description 

A wetland delineation of the Site was performed by VHB Senior Environmental 
Scientist, Kristopher Wilkes (CWS #288), on December 1 and 2, 2016. All wetland, top-

1 Descriptive N arrative 

111/hb\proj\Bedfofd\52420.06 ProdUdion Avo • 
Keene\!och'PiaMing Board\CUP Appication for May 1, 

2017\Production Ave_Surface Water Protection 
Overlay _CUP _Appication_05032017 _revkpw.docx 
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of-bank and ordinary high water flags were surveyed ;;rild mapped by VHB's survey 
team during the week of December 5, 2016. The Site contains a single large wetland 
complex consisting of several cover class types. This wetland surrounds the Site to the 
east, south, and west of the cul-de-sac. Additionally, a second large forested wetland 
intersects the northeastern edge of the Site but is physically separated from the main 
complex by an tumamed tributary running north to south along the eastern edge of 
the Site. 

The wetland buffer associated with a portion of the w etland complex delineated to 
the west of Production A venue will be permanently impacted by the proposed 
turnaround. At this location, the wetland is dominantly comprised of a Palustrine, 
Emergent, Persistent, Seasonally-Flooded/Saturated, Partly Drained/Ditch (PEM1Ed) 
cover type, with the exception of portions of the wetland located immediately along 
the eastern bank of Ash Swamp Brook. The wetland cover type transitions in this area 
to Palustrine, Scrub-Shrub, Broad-leaved Deciduous, Seasonally-Flooded/Saturated 
(PSS1 E). Wetland hydrology is directly influenced by Ash Swamp Brook as well as 
site topography. In general, the wetland within this portion of the Site is located at a 
lower elevation than the cul-de-sac to the east, industrial development located outside 
of the Site's boundary to the north, and an unnatural berm associated with Ash 
Swamp Brook located along the Site's western boundary. 

A total of 12.7 acres of the 15.7-acre parcel is composed of wetlands, and the 30-foot 
wetland buffer on the industrially-zoned Site totals approximately 2.5 acres. 
Therefore, the Surface Water Protection Overlay District covers approximately 15.2 
acres of the Site. A general summary of wetland vegetation, soils and hydrology as 
well as other special features noted at the Site is provided in the attached 
memorandum from Kristopher Wilkes which describes the wetlands further. 

3.0 Conditional Use Permit Criteria 

The following outlines the Conditional Use Permit criteria as found in the Surface 
Water Protection Ordinance (Section 102-1490). The Surface Water Protection Overlay 
District includes a 75-foot bu ffer around all delineated surface waters, with the 
exception of certain zoning districts including the Industrial Zoning District, in which 
the Site is located, which has a 30-foot buffer. 

3.1 Surface Water Protection Ordinance: Section 102·1490 

The following addresses the criteria outlined in City of Keene Zoning Ordinance 
Section 102-1490 - Surface Water Protection Ordinance. 

2 Descriptive Narrative 
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(a) The proposed use and/or activity cannot be located in a manner to avoid encroachment 
into the overlay district. 

The temporary CNG facility would be installed within a portion of Production 
Avenue (to be discontinued). Therefore, a new vehicle turnaround must be 
established to serve as the new terminus of Production Avenue. Only a small 
portion of the Site is located adjacent to Production A venue and is therefore 
available for use as a turnaround, as depicted on the Proposed Conditions Plan and 
on the plan entitled Proposed Roadway Turnaround. The proposed location of the 
new turnaround uses an upland area, but grading into the buffer area is required. 

(b) Encroachment into the buffer zone has been minimized to the maximum extent possible, 
including reasonable modification of the scale or design of the proposed use. 

The proposed turnaround area was designed to reduce the amount of impact to 
the 30-foot wetland buffer to the maximum extent practicable, while s till meeting 
the City of Keene's Standards for Turnarounds at Dead End Roads (Section 70-124 
- Streets). Use of this portion of the Site as a turnaround will result in 
approximately 262 square feet of permanent impact within the 30-foot wetland 
buffer. 

Two designs of the proposed turnaround were considered. The first design 
involved complete avoidance of the 30-foot wetland buffer. However, this 
alternative required construction of a retaining wall and the addition of guard 
rail. Slopes that would be graded around the turnaround would have to be 3:1 or 
greater to avoid impact to the wetland buffer. These design features w ould 
decrease the safety of the proposed turnaround, which was a basis for rejecting 
the alternative. 

The proposed design incorporated slopes less than 3:1 to improve safety and 
constructability and eliminate the need for guardrail. To achieve more gradual 
slopes, grading will extend i1"1to the 30-foot wetland buffer zone and will result in 
approximately 262 square feet of permanent impact. 

(c) The nature, design, siting, and scale of the proposed use and the characteristics of the site 
including but not limited to topography, soils, vegetation, and habitat are such that when 
taken as a whole, will avoid the potential for adverse impacts to the surface water resource. 

3 

The proposed turnaround will not result in direct impacts to the adjacent wetland 
due to the limited amount of encroachment into the wetland buffer (262 square 
feet). Additionally, the turnaround is proposed within an area that has been 
previously disturbed by cut and fill activities associated with the construction of 
Production A venue. Lastly, the proposed turnaround will not extend into the 
wetland or cause fragmentation of the wetland or wetland buffer. Further 
description regarding topography, soils, vegetation, and habitat are provided in 
the attached memorandum from Kristopher Wilkes (NH CWS #288). 

Descriptive Narrative 
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(d) The buffer zone shall be maintained in a natural state to the maximum extent possible. In 
granting a conditional use permit, the planning board may establish conditions of 
approval regarding the preservation of the buffer including the extent to which trees, 
saplings, or ground cover shall be preserved. 

The proposed turnaround will occur adjacent to an existing impervious area 
(Production A venue) and will not extend into wetland or cause fragmentation of 
the wetland or wetland buffer. The encroachment into the w etland buffer will be 
minimal, as the proposed turnaround will only result in 262 square feet of 
permanent impact, and since this area is dominated by herbaceous ground cover 
with sparse shrubs and saplings. Therefore, the turnaround is not anticipated to 
result in significant adverse impacts to the wetland buffer or the wetland itself. 

1) Dead, diseased, unsafe, or fallen trees, saplings, shrubs, or ground cover may be 
removed. 

Construction of the turnaround will involve minor (262 square feet) 
clearing and removal of existing trees and shrubs within the 30-foot 
wetland buffer. 

2) Stumps and their root systems shall be left intact in the ground, unless removal 
is specifically approved in conjunction with a Conditional Use Permit granted by 
the planning board. 

Should any trees or shrubs need to be cut in the 30-foot wetland buffer, 
stumps and their associated root systems will be cut off at ground level 
and covered with fill used for the graded slopes. 

3) Exotic, invasive trees, saplings, shrubs, or ground covers, as identified by 
NHDES, mmJ be removed. The stumps and root balls of exotic, invasive species 
may also be removed btj hand digging and/or hand cutting. 

Some invasive species were observed on Site during the wetland 
delineation conducted by Kristopher Wilkes, as described in the attached 
memorandum. Should any invasive species be found within the footprint 
of the proposed turnaround they will be cut at ground level and covered 
with fill used for the graded slopes. 

4) Preservation of dead and living trees that provide dens and nesting places for 
wildlife is encouraged. Planting of native species of trees, shrubs, or ground cover 
that are beneficial to wildlife is encouraged. 

Vegetation within the affected area con sists of shrubs and saplings, with 
no trees that provide dens or nesting places. No significant h abitat for 
wildlife is located within the footprint of the proposed turnaround or the 

Descriptive Narrative 
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adjacent wetland buffer. The graded slopes of the turnaround will be 
loamed, seeded, and mulched as part of restoration efforts once the 

turnaround is completed. 

5) Where there has been disturbance or alteration of this buffer during construction, 
excavation, or grading, re-vegetation with native species may be required by the 

planning board. 

All disturbed areas containing exposed soils will be loamed, seeded, and 
mulched as part of restoration efforts following the completion of the 

turnaround. 

(e) With the exception of state permitted wetlands crossings, and in zoning districts listed in 

Section 102-1493, a non-disturbance buffer wne shall be maintained to at least 30 fee t 

from the delineated edge of the surface water. 

As previously explained, the Surface Water Protection Overlay includes a 75-foot 

w etland buffer around all wetlands with the exception of certain zoning districts, 
including the Industrial Zoning District, which requires a 30-foot wetland buffer. 

The proposed turnaround will encroach into the 30-foot wetland buffer, as 

described in (b) above. 

(f) In determining whether or not a conditional use permit should be granted, the planning 
board shall consider the following to determine whether allowing the proposed 
encroachment will result in an adverse impact on the surface water resource: 

5 

1) The size, character, and qualihj of the surface water and the buffer being 
encroached upon. 

The amount of wetland delineated on the Site totals 12.7 acres of the 15.7-
acre p arcel. The 30-foot wetland buffer totals approximately 2.5 acres of 
the Site. Therefore, there are approximately 15.2 acres of Surface Water 
Protection Overlay District on the Site, which is large in comparison to 

the 262 square feet of permanent impact on previously disturbed land for 
the proposed turnaround. While some portions of the wetland on the Site 
are relatively diverse, particularly those areas directly adjacent to Ash 

Swamp Brook, the area being encroached upon for the proposed 
turnaround has been previously disturbed and consists of characteristics 

typical to roadside/road shoulder environments. 

2) The location and connectivity of the surface water in relation to other surface 

waters in the surrounding watershed. 

The wetlands on the Site are hydrologically connected to Ash Swamp 

Brook, which is located along the western side of the Site. Ash Swamp 
Brook flows in a southeasterly direction, eventually discharging into the 
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6 

Ashuelot River approximately 1 mile to the southeast of the Site. The 

proposed turnaround is located approximately 550 feet from the Brook, 
and its construction would not result in direct impacts to the Brook or 
associated wetlands. Further information regarding Site hydrology and 

the characteristics of wetlands and surface waters delineated is provided 

in the attached memorandum from Kristopher Wilkes. 

3) The nature of the ecological and hydrological functions served by the surface 
water. 

The proposed encroachment into the 30-foot buffer of the wetland will 

not significantly impact the ecological and hydrological functions of the 

wetland due to the minor nature of the impacts (262 square feet) and 
since the turnaround is proposed within an area that has been previously 
disturbed by cut and fill activities associated with the construction of 

Production A venue. 

4) The nature of the topography, slopes, soils, and vegetation in the buffer that 
encompasses the surface water. 

The topography at the proposed turnaround location is relatively flat. 

While some grading and fill would be required, the flat nature of the 
proposed location limits any potential impacts to the adjacent wetland. 

Vegetation within the footprint of the turnaround will be removed and 
covered with fill. As the encroachment into the 30-foot buffer will be 
relatively minor (262 square feet) and since the footprint of the proposed 
turnaround is located within an area that was previously disturbed by the 
construction of Production A venue, the proposed turnaround w ould not 
significantly affect the adjacent wetland. 

5) The role of the buffer in mitigating soil erosion, sediment and nutrient transport, 
groundwater recharge, flood storage, and flow dispersion. 

The wetland buffer currently receives sheet flow from Production Avenue 

and other adjacent impervious surfaces, and provides some level of 
sediment and nutrient retention, treating storm water prior to its 
discharge into the adjacent wetland. Groundwater recharge does n ot 

appear to be a significant function of this buffer, and the impacted buffer 
is not located within the floodplain. The remaining portions of the 
wetland buffer would continue to provide storm water treatment since a 

substantial buffer would remain. 

6) The extent to which the buffer serves as wildlife habitat or travel corridor. 

The wetland buffer at the location of the proposed turnaround does not 
provide significant wildlife habitat, or significantly valuable ecosystem 
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7 

services for wildlife. While the wetland located to the west contains food 
sources, is densely vegetated, and is connected to a watercourse (Ash 
Swamp Brook), w hich are important ch aracteristics for wildlife h abitat, 
the portion of the wetland buffer where impacts are proposed for the 
turnaround is fragmented by Production Avenue and is located directly 
adjacent to the developed footprint of the roadway and industrial 
buildings to the north. Additionally, this portion of the wetland buffer 
has been previously disturbed by cut and fill activities associated with the 
construction of Production Avenue. Lastly, Ash Swamp Brook, which 
provides valuable ecosystem services, is located approximately 550 feet 
away from the proposed turnaround, therefore wildlife utilizing the 
brook are unlikely to be impacted by the p roposed activity. 

7) The ra te, timing and volume of storm water runoff and its potential to influence 
water quality associated with the affected surface water or any associated 
downstream surface waters. 

The wetland located on the Site receives s torm water runoff from 
Production A venue and the industrial parking lots and buildings located 
to the north of the Site. The proposed turnaround will result in 
approximately 262 square feet of additional impervious area. Due to the 
amount of surface water that is currently received by the w etland, and 
since the wetland discharges into Ash Swamp Brook, the turnaround is 
unlikely to significantly impact the existing hydrology of the wetland. 
Additionally, due to the minor amount of p roposed impervious area to be 
added with construction of the turnaround, it is not expected to result in 
any adverse impacts to water quality. 

8) The sensitivihJ of the surface water and the buffer to disruption from changes in 
the grade or plant and animal habitat (biotic structure) in the buffer zone. 

The wetland is located directly adjacent to Production A venue to the 
southeast and the parking lot of industrial buildings to the north, 
therefore this wetland has experienced disruption from changes in 
surrounding land uses within the wetland and buffer zone. Additionally, 
the area where the turnaround is proposed to be located h as been 
p reviously disturbed by cut and fill activities associated with the 
construction of Production Avenue. Due to the minor encroachment into 
the 30-foot wetland buffer (262 square feet), the installation of the 
turnaround is unlikely to disrupt the existing biotic structure of the 
wetland located on the Site. 
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3.2 Mitigation Measures 

3.3 Other Permits 

Proposed mitigation measures will include the installation of erosion controls (i.e., silt 
fence) downslope of the area to be impacted by grading for the turnaround during 
construction to contain the work site and reduce the risk of sediment-laden discharge 
from entering the w etland and/or wetland buffer. See Sheet C3 of the attached plans. 

The proposed temporary CNG facility will not require a New Hampshire Department 
of Environmental Services (NHDES) Wetlands Permit, since the proposed project will 
not result in any direct impacts to wetlands. Likewise, a p ermit from the US Army 
Corps of Engineers (USACE) is not required, since there is no fill proposed in inland 
wetlands or waterways for the turnaround. 

Note that Liberty does intend to construct a permanent energy facility on the Site in 
the future which would have direct impacts to wetlands and wetland buffer. This 
permanent facility is anticipated to be similar in scope to the LNG plant designed and 
permitted on the Site by NH Gas in 2002. Liberty has already initiated discussions 
with the NHDES Wetlands Bureau, the USACE, and the USEPA regarding state and 
federal permitting requirements for the permanent facility. 
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SPR-04-17 SITE PLAN REVIEW – 185 Winchester St., Barn & Office  
 

Request: 

Owner Theroux Properties LLC is proposing to remove and replace an existing barn structure on a 0.59-

acre lot (TMP# 052-01-003) into a new office and storage space.  The property is located in the 

Commerce Zoning District at 185 Winchester St. near the Keene State College campus. The attached 

house currently contains office space as well as two apartments and the subject barn previously held an 

antique and used furniture retail business.    

 

Background: 

While the property is not within the Historic District, the house is a traditional New England structure 

with the attached barn which is proposed to be replaced.  The existing building will be removed 

although the new building will be in the same style keeping with the New England traditional 

architecture of an attached barn structure. This new 1,650 SF “barn” will contain a bathroom, storage 

area and offices.  

 

Parking will be expanded however no additional driveways are necessary. The project takes advantage 

of sandy soils to do onsite drainage. 

 

Completeness: 

The applicant has requested site-specific 

exemptions from the aspects that are not 

relevant to the project scope. After review of 

the requests, 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:  no issues 

 

Police Dept.: no issues 

 

Fire Dept.:  Need to show distance between curb and new barn for Fire Department access. 

 

Engineering Dept.:  

a) Show location of temporary construction entrance into the site. 

b) Existing condition contour lines are not labeled. 

c) Provide pipe inverts for proposed and existing catch basins.   

d) Confirm that all symbology and lines used in the drawings are defined in the legend (e.g. 

proposed silt fence, storm drain, grading, etc.). 

e) The drainage summary states that the proposed infiltration system designed to handle the 50-yr 

storm, but there is overflow pipe for higher storm frequencies.  

f) Provide seasonal high ground water table elevations.   
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Application Analysis: 

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

 

1. Drainage:  Per Dev. Standard 1.b.1. The new building will be constructed on the existing footprint.  

However the project requires additional parking spaces.  Therefore, the existing parking lot is to be 

expanded necessitating additional drainage provisions. Currently the existing parking lot is drained 

in two different ways: the southern part of the existing parking lot sheet drains, whereas the existing 

four spaces in the northeastern parking area drain into a dry well or “infiltration catch basin”. These 

methods are possible due to the existing sharply drained Occum Fine Sandy Loam on site which was 

shown to be able to drain 30 inches per hour.  

 

In the proposed project, a second dry well will be added to the NE area to drain the additional 

paving and parking spaces. These two dry wells will be connected with perforated pipe to create 

increased surface area for infiltration.  The east parking area will continue to sheet drain into the 

existing lawn after being expanded from 5 to 7 spaces. See the attached drainage report by Thayer 

R. Fellows, PE. This standard appears to be met.  

 

2. Sedimentation and Erosion Control:  Per Dev. Standard 2.1) and 2) Silt fence is shown to be 

installed surrounding the west side of the site prior to any site disturbance to prevent any sediment 

from leaving the site.  The site is nearly level so there is not a great danger of erosion. This standard 

appears to be met.  

 

4. Snow Storage:  Snow storage will be provided onsite adjacent to the paved parking area.  There are 

adequate grassed areas for such storage.  This standard appears to be met.  

 

6. Landscaping:  The site has a mix of existing landscaping.   

a) Per Dev. Standard 6.b. Three Chanticleer Pear trees are proposed along Foundry St. They are 

specified at the City’s required 3” caliper.  

b) The project also proposes a line of new Arborvitae shrubs along Foundry St. to screen the added 

parking spaces and pavement. These shrubs are spaced at 4’ on center which is an appropriate 

on- center distance to accomplish screening. This screening accomplishes its purpose for views 

from Foundry St. however; a second line of these or similar large shrubs would be necessary to 

screen this parking lot from the adjacent property to the north as well.  The Board may wish to 

discuss this possibility with the applicant. 

 

8. Screening:   

a) Per Dev. Standard 8.C.1. The project proposes a new dumpster enclosure at the far northeast 

corner of the site.  The enclosure is proposed to be screened with 6’ high solid wood fencing. 

This standard appears to be met. 

 

10. Lighting:  

a) Per Dev. Standard 10. C.1. The building-mounted wall-paks are full cut-off fixtures.  They are 

proposed to be installed on the north, east and south sides of the new building.  This meets our 

standard. 

b) Per Dev. Standard 10.C.4. The mounting height of these wall-paks will be at 12’-14’. This meets 

our standard. 

c) Per Dev. Standard 8.D.1. The parking lot lighting levels are at the lowest end of the “General 

Parking and Pedestrian” use.  This seems appropriate given the proposed hours of operation as 

well as the mixed use status (including apartments) of the two connected buildings. The 

proposed uniformity ratio meets the Keene Planning Board’s lighting standard.   
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d) Smaller fixtures will be mounted over the passage and overhead doors.  The Board may wish to 

ask whether these fixtures are full cut-off as well.  

 

12. Traffic:  Per Dev. Standard 12. B. As mentioned earlier, the property was formerly retail; an antique 

and used furniture store with a seven-day business schedule.   The project would reduce traffic trips 

by reducing the office-business hours to a M-F schedule with an “occasional Saturday”.   This 

standard appears to be met.  

 

13. Comprehensive Access Management:   

a) Per Dev. Standard 13.b. The Ashuelot Rail Trail is immediately adjacent to the site.  

Additionally there is a sidewalk along Winchester Street in front of the property.  Both the Black 

and the Red Lines of the City Express bus have a stop at the adjacent, Island St. Bridge.  

b) Per Dev. Standard 13.d. Accessible parking spaces are shown at the new building façade.  

c) Per Dev. Standard 13.d.1. A bicycle rack is called to be located “at the east side of the driveway 

adjacent to the parking spaces”.  The Board may wish to request that this proposed bicycle rack 

be shown on the plan.  

 

19. Architectural and Visual Appearance:    

a) Per Dev. Standard 19.3. The proposed new structure has traditional architectural elements such 

as gable end roofs, and an articulated garage door with windows as well as traditional windows 

suitable for a New England “barn”.   

b) Per Development Standard 19.4. The materials specified of white, vinyl, clapboards with cement 

board trim will meet the City’s requirement of being visually non-aggressive.  As well, the 

roofing is specified as dark gray fiberglass shingles.  This standard appears to be met.  

 

RECOMMENDATION FOR APPLICATION: 

 

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

 

Approve SPR-04-17 as shown on the plans entitled “New Storage Barn & Office” as well as 

“Theroux Properties”; Tax Map 052-01-003, 185 Winchester Street, Keene, Cheshire County, 

NH, dated March 14, 2017 and January 5, 2017 respectively.  The site plan set is drawn by 

Brickstone Land Use Consultants, LLC at various scales and the schematic architectural 

drawings are by db architects, LLC at a scale of 1/4” = 1’-0”; with the following conditions: 

 

Prior to signature by Planning Board Chair: 

1. Submittal of a revised site plan to show: 

a. The location of the proposed bicycle rack, and  

b. A second line of large shrubs to screen the proposed additional parking spaces 

from the northern, adjacent property.  

2. All lighting fixtures are confirmed to comply with the City’s full cut-off requirement.  

3. Submittal of security for landscaping, site erosion control and an “as-built” plan in a 

form and amount acceptable to the Planning Director and City Engineer. 
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7 AU. 0/J,/F"IU. SLOPtS TO 9£ L(W.l£0 ANO WI.CH£0 OR PI.NlfEO Wf1'M GROUND CO"J£R WITHN 72 

liOURS OF ,\CHI[VINC ANISH£0 CJW)(. 
8 fH( SM.fLI.£ST AA£A PfW:ftCA8tL StWL 8£ D,ISTVRB£0 ~ OONSTRUC'OON. ST.ABI.JtADON SH.\ll 

BE D£rMO AS tiTHEit 8ASC C0URSt PAV1NC. COHCR£T£, RfP IVP, J IHCH(S Of BAAl<' Ml.l.CH, OR A 
wiN or as~ or vrcttArm GROWTH HAS 9EtN mASUSHm. 

9 AU. CCST't.IRetD ARrAS SJoW.l. B£ ST.481JZEO v.TTHIN ·~ Oo\YS. 
10. WH£N AU WORK IS CO-..PlCT[D, St.OP£':5 ANO MCHES AR£ ST~1UZ£D, ROQ£ f'f:1.IPOR.4R'r £li?OSION 

CONTROl M!ASUR£S NfO ANY $£00ttNT THAT HAS COU..(CT£0 IN OlfQi(S, C'Ul\I('ATS OR 0£1[HTJOH 
PONOS. 

I 1 SHOIA.O TH£ COM'AACTOR M$H TO ~rot THIS SEOU£'HC(. HE SliAU. ~IT fHC PftOPOSU 
~ W w.RmNQ TO T'M£ (NCIN(£1t JliE (NQIH££R WU R£YI£W n-1( PI«))I()Stt) CHNIC£S ~ 
A0\1$£ 'hi£ COHTRi'CTOR. 

I' CONTRACTOR tS RUPOHSr8L£ FOR I&IPlEMEHT!NC" Nfr NfO AU. PROCt'txJRt'S TO CONTROL E10SJON OH 
AND OIT TH( COHSTROCnotl srrt. 

tJ. COHTRACTOR ~L MAl!'l1NN AN IH$P(C'nON LOO fOR ~lNC BY t'HE CITY £HCINEER. 

W'INT£R CONSTRUC'hON NOl£5: 

1. ~l PROPOS£0 \ltctrArrD AREAS WHICH 00 HOT C»>I88T A loUNJUUN OF 85~ V!CtTAfflt CROW'Ilf flY 
OCToeat 15TH. ott W'I"M:H ARt OISTVRS£0 A17tR OCTOBER I.STH. SHAll 9E STABIUZED 8Y S£EONC" AND 
INSTAU..C ~ CONTROL Bt.ANI([TS ON St.OPt.S CREATER Ttw.' J:l, NlO S!EOOIC /4ND PLAONC J TO 
4 1'0NS Of t.4UlCH P£1( ACR£. S£CUMD WITH NICttOR£0 NO'TlNC. EI.S£WH£R£. 01£ ~STAU..ATIOJI OF 
E'A'OSION CONTA'Ol ~KCTS OR .uut.CH N40 NffiiNC SHALl NOT OCCU!it OVER: ACCUWLATED SH:>W OR OH 
N«>lCH ~NO A/110 SI-W..l 8£ COiroiPt.ETEO IN NJVAHCE (X TH4W OR SPfi'IHC MO.J tvr:HTS. 

'- All OfTC"'£$ OR SWALCS WW!Cii 00 NOT EXI1191f J, MIN1UU.U or 8~~ VECETAM GROWTH 6"1' OCT08£R ''JH OR ~ .&R£ OCS'TVA:S£0 ..ti"IUt OCTOSE:R ,Sfl-1, SH.AU. 9£ STA&Il.JZ£0 T'£MPOR.ARILY WITH STOfolC ort 
EROSION CONTROL SlANKtrs APPROPIMTE ~ I'HE OCSICN now CONOn'lON'$. 

J, ArTeR N~SER 15TH, .IHCG\UPtD[ ROAD Oj:f PAAIONO SURfACf.'S, WH[R( WMK .HAS STOPPE) fOtt Tli£ 
WINTm S£A.COOH, SHAH 9r PROTTtrm 'M'!J.I A ~ IV 3 INCHN'O ()f ~U~ l'..RAvn. P£/f N.H001' fT'nl 
;!I)< J, 

EROSION COHTROL IHSPECftON: 
INSP(COOHS 0t THt COHSTIWCnoN SIT£ StW.l. Sf: MAO£ Err PERSONN£t 
rMtlltAA WITH I'H£ CONSTRUCilOH ACTMTY 
EROSION AHO S(~OIT CONTROl. ME'ASUR£'$ IOOITlflEO 1H TW£ PLAN SHA.ll 9( 
OSS(RV(O TO £HSUR£ THAT THEY AAE OPtfiATlNC CORRECTlY. 
1NSP£'cnoHS SHAU BE COOOOCTto AT LEAST 0HC£ MRY EACH WEO< AND 
Wff'HIN 4.8 HOURS or ffl( (NO OF A STORM £VOlT TMA.T IS 0.5 IHCH OR 
GR£ArtR. 1HtS£ INSPCCTIOHS SHALL covtR DfSfiJR8EO MEA'S THAT HAY£ NOT 
S£(H mw.t.Y STJoBilllltO. /IR£JIS IIS£0 rOR S1"0RAG( Of ~Tt'RW.S THAT ARL 
EXPos£0 TO PRCCIPITATIOH. STRUCnJRAL C0H1R01.. M£ASURES, JoNO l.DCAOOHS 
WH£RE VD«:l£S EHTER OR 0/T THE SrTE 

DftiWEU TO BE CONSTRUCJU) 
wnH SCGNEKTI:D 8t& ...,.0 BARREL 
BlOCK OR PRUAS ORYWtl.L UOO. 
BASCH 10 8( 8Aa<rlu.£0 wrrH A 
MIN Of 12 INCHES OF l 1/2. STON( 

DRYWELL DETAIL 

2 COURSES Of BRICK 

BASE 

~TIVE SOIL 

I 1/2~ STONE 

JV 

s 

U,AJ 4 -
STATE Of NH 

• ' 48 
:otteoRtl, tiH OJ.lO.. 

:ow~~. ~c 

W~E AA!AS t1AY£' SEEH f1NALLY OR l'tMFORARILY STA9l.ltt0 OR RtiHOfT 1H 
UNUI<tlY DUE TO WIH1';£R CONOOIONS (E.C .• SlTE IS C~ 'MTH SNOW. CE. Cit 
'R0l£H CA'OI.Roil> OIST$) $UOi WSP£CTION$ SfW.l 8£ CONOOCT£D AT LE.AST 
ONCE MAY .uoNlli, •&'' WIN. ftHC( POST - ·- ·- "' - · 
THE CONTRACTOR $Ho'U KEEP WRtTT(N R£P0RTS SUMMARfZINC tAQ4 INSP(CJlON 
OHSIT(. 

INFILTRATION TRENCH SECTION 
stilL iibt TO WLt 

GENERAL NOTES 

ow~ 

EMB£0 f'll'tEI\ CI.Oni -
UlN 8"' IHTO CROIJHO 

CONSTRUCllON SP(CW"ICATIOHS 
I fABRtC TO 8[ fASTDIED SECURnY TO f£HC£ POSTS 'M'TH Wit£ 

TIES Oft STAPLES. 

2. WH£N TWO S~S or rUtA: CI.O~ AO.IC)N tACH OJH£Jt, ni£'r $KALL. 
8( OV(RI..APP(O AT A POST 8Y' 6 !NQiCS, f()t.D[O 1\NO STAPLED. 

J. MNNTENANC£ SHALL 8E PCRrOfli.l£0 AS NEEOCO N>IO W.TtAIA&. Rtlo&OVED WH£H 
"'9UlCU" OCVQ.OP IN THE SILT Ft:NC:t. 

SILT FENCE DETAIL 

1. ...U. CI.TCHWINS TO Kt!VE A M~. 2' SUMP. 
2. ~TtS ~l 9£ T'VPE -a~ OR AS APPR0v£D f1t CfiY OF' K££NE IF 

WfTMIN TM£ CIT"f AOW. 
3. PAVINC SHAll CONSIST Of 2• 8AS( COORS£ .AHO 1• TOP PAVING SASE 

SHAll 8( OF' 12• BA.NK RVN CRAvtl. ANO 6'" CRUSHED GRAVEL All 
FJ,.L IM.TERW. AND OISTVR8EO AREAS UKOER PAW4C TO BE COMPACTED 
TO A lrollN 95X OEI'ISilY, 

" · ORA!NAC£ ptp( TO 8£ COftR\.IGAT£0 PlASTJC PIPE (CPP) OR P!RtOAATED 
COAA:IJGAT£0 PI.ASTIC PIP( (PCPP) SUrTA8lE fOR H-20 lOADittei, 

~. CONSTRUCTION WITHIN THE CITY ROW REWRES AN EXCAVA.TK>N P(RMlT 
fROM THt PV81JC WORKS O(PT. <X»ll'RACTOR tS R£SP0NSI8l( F"OR AU. 
~VATlON ~MITS REQUIRED. 

$. Q.CAVATlON 'WITI11H floi( CI'TY STRtt1' SHALl 9£ SAW cur. WORK TO 9( 
OON£ TO OPW STANOAAOS AND INSPECTED 8"f OPw. 

7. SEWER l.lolts WITH l£SS 'llWf • F£0 OF CCM:R SHAU. BE tNSUlATEO 
wm1 2"' (PS, 

B. OOMESTIC WATER SOMC( SHAI..L RtOUIRE A l(((NE 0PW APPROY£() 
TtSTA9l[ BACI<nOW DtVICE TO 8E INSTAUltl IN 8UILO!NC. 

9. £HStAU CORPOAATlOtfS <Mt CAT£ VALVE$ .-,t ALL WATER U!<l£ 
OO~ECTIOI'lS TO Tlf£ CITY w.IN UNE. 

__ _, ---

INSPteT ,YiO .WNTAIIf STONt a nL.TtR fABRIC 
NiER 1/J• RAIN £V£NT OR WEEKLY 

CATCH BASIN PROTECTION DETAIL 
HOr ro SCAI.£ 

- - · . -L w, N cHEsT E R"s 'TRE'o -·-·- ·-L· 

SITE PLAN 
SCALE: 1"=20' 

/ 

12" LOW PERMEASUlY 
MATEitiAl 

J" WIDE STONE ORIP EOCF: 
3/-4"' WASHED Sf~( 12· O£EP 

STONE INFILTRATION AT BUILDING 

DATE; 

ENGINEER: 

THEROUX 
PROPERTIES, LLC 

12 COLBY ROAD 
LITCHFIELD, NH 03502 

B rickstone 
Land Use Consultants 

GRADING & 
DRAINAGE 
PLAN 

SCALE: 1"=20' 

DATE: MARCH 14, 2017 
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t.11H 10 CY fOPSOL NJO I CY U CONPOSl 
AT PI..AN'TWC Tq 8£ V.Y£.Rt0 'MtH TOPSOIL 

-..._...,NDISl~R8tD OIS1>IO SUBSOL 

DETAIL OF TREE PLANTING AND GUYING 

DETAIL OF 

~T TO SC:AU: 

t>0 NOt CVt lfAO(R Of 
£'VEJtCREt!f PtAH'T$. 

PRUN( AND 1WH &RANCHES AND 
FOUAC£ SY 1/) (K PlAtH 
t>0 HOT CUT N.L (NO 1PS-
It£1AJN fH( NA1UftAL !iiAP( Of' tHAT 
SI'<OES. 

C()I.I.PACT(O TQP$011. 8A0<1U 

l.(Af CCIMPO$f OR p(:ANOS$ AHO 
tClPSOII. AJ 2 1 UIX 

-...__UN.,.,;ruosroE'l<ISTIHG SIAI:SOil. 

SHRUB PLANTING 
N01 TO $CAl£ 

LEGEND 
-6- oni)IWII 
+ Ttl£f'HIOH£POI,( 
• C\TQt 8o\SJ.i 

-W--. WA.Tt:RliH£ 
-s- st'¥1tRl»>E 
-c- (l.(C'f11t TV, ttLtPt<~Nt 

-c- Gt-Su~IE 

OCISTINC GRAD[ 

@I """"'"" ..J.,.. W,AU. UGHl 

PCPP PERfOAATE'O COR~f£0 
PI...ASOO PIP£ 

1. SPfttAO ta..M TO SP(CIFlE:D D£PTH NfD IW<£ TO RE~ All UNSOOAE!l! 
IM.mtW.S ROU. lOAM TO COI.IPACT. 

2. SPfi£AO UM£St0Nt AT A AAT( or .SO lBS/1000 Sf Of SURfACE AREA 
J, ftRTIUZ( wm1 10 .. 1()-10 ftRTlJZ£R AT A AATt Of 20 lB$/1000 V 
4 , SPREAD ~ IN o\R£.AS $MOWN ON P\AH' 

LOAM AND MULCH DETAIL 
NOT TO SCALE 

I. SPREAD lQolM TO SP!ctni:D DEPTH AHO IW<£ TO ROIOV(. AU UNSunABI.£ 
"""JtRW.S. R0U. \.(l,.\,t,l TO CQt.IPACJ, 

r =[~cf-~-~oR.f~~ }f{':fc. ~ ~ 'f:l;~~ 
4 SctD AT 2.75 \.95/1000 Sf' 

HH DOT Sl£lD l'rP£ t~ 

KINO or SUO 

~R:[Or£$CU( 
P(RE'HN!ot4 RYtCAASS 
KENTIJCKY 81.\IECRASS 
MOTOP 

.......... 
'""""' . •• •• ., 

•• 
•• <0 
.. 50 .. .. 
.. .......L-

TOTAL 120 

LOAM AND SEED DETAIL 
NOT TO SCAl£ 

-· 

·-- ... -·- ·-
-110_..,_ 

----

·-· •....!. • 

_.,., _,liQ -~~ ... 

SITE PL AN 
SCALE: 1 "=20' 

LANDSCAPE LEGEND 

PARKING LOT IJV<DSCI>P/NG 
IJV<OSCAPINC REOUIR£0 - 22X9XIBXO. J=J56 SF 
IJV<DSCI>PING PR0\110£0 - I 025 SF 

---

... ... 
I 

I I 
I I 

I I 
I I 

ENGINEER: 

THEROUX 
PROPERTIES, LLC 

12 COLBY ROAD 
LITCHFIELD, NH 03502 

NEW STORAGE 
BARN & OFFICE 
185 WINCHESTER 
KEENE, NH 

LANDSCAPE 

PLAN 

SCALE: AS NOTED 
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Schedule 
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2 

Label 
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Arrangemem: 
SINGLE 
SINGLE 

SI T E 
SCALE: 1"-20' 

Des cription 
XTOR2B 
XTORlB 
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PL AN 
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StatArea 1 
PARKING LoT AREA 
Illuminance (Fe) 
Average = 0 . 66 
Maximum • 5 . 6 
Minimum = 0 . 2 
Avg/Min Ratio • 3 . 3 
Max/Min Ratio • N. A. 

s 

LEGEND 
<>- _, 
+ I'[L.£PI<Oij( POU: 

• CATCH 84$1N 
- W - W.AT[ft Ult 
- S - stWtR UHt 
-t- ~IV.~ 
__.,_ <AS ...... 

OCIST1NG ..._ 

@) OWPSTIII 
....:a,.. w.tU. uaHT 

PCPf' POireowtl) ClliOIIIJCA!tD 
PIASnc: PIP( 

THEROUX 
PROPERTIES, LLC 

12 COLBY ROAD 
LITCHFIELD, NH 03502 

NEW STORAGE 
BARN & OFFICE 
185 WINCHESTER 
KEENE,NH 

LIGHTING 

PLAN 

SCALE: 1"=20' 
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CITY OF KEENE 

NEW HAMPSHIRE 

 

M E M O R A N D U M 
 

TO: Planning Board 

FROM:      Tara Kessler, Planner 

DATE:  May 12, 2017 

SUBJECT: Planning Board Fee Schedule Proposed Changes  

 

 

At the May 22
nd

 Planning Board Meeting, there will be a public hearing to review proposed 

amendments to the Planning Board Fee Schedule. The current Fee Schedule was last revised in 

February of 2012.  This document is attached.   

 

Also included in this agenda packet, is a version of the Fee Schedule entitled “Proposed 

Revisions (Draft)”, which contains the amendments proposed by staff to the 2012 Fee Schedule.  

This document is dated May 10, 2017.   

 

Staff will conduct a presentation on the proposed changes at the May meeting.   
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CITY OF KEENE 
PLANNING BOARD FEES 

 

SITE  PLAN  APPLICATION SITE  PLAN  APPLICATION SITE  PLAN  APPLICATION    
 Advice & Comment  $25.00  
 Design Review  $100.00 + $1.00/100 sq ft of new construction.  Add $10.00/acre when 

total building square footage is less than 5% of the total site area.  
 Formal Review  $250.00 + $5.00/100 sq ft of new construction.  Add $20.00/acre when 

total building square footage is less than 5% of the total site area.  
 Request for Modifications to an approved Site Plan  $100.00  
  Request for Waiver of Full Site Plan Review  $50.00  
 Request to extend expiration of conditionally approved $25.00 
 Site Plan 
  Postage for Certified mail Current USPS certified mail rate 
  Printing fee for legal ad in newspaper  $9.00 
 

SUBDIVISION  APPLICATION SUBDIVISION  APPLICATION SUBDIVISION  APPLICATION    
 Advice & Comment  $25.00  
 Design Review  $100.00 + $50.00/ lot or dwelling unit, whichever is greater.  
 Formal Review  $200.00 + $100.00/lot or dwelling unit, whichever is greater.  
 Formal Review for Boundary Line Adjustment $100.00 + $20.00 per lot. 
 Request for Modifications to an approved Subdivision  $100.00  
  Boundary Line Survey (RSA 676:18) $25.00  
 Request to extend expiration of conditionally approved $25.00 
 Subdivision 
 Postage for certified mail  Current USPS certified mail rate 
 Printing fee for legal ad in newspaper  $9.00 
 Filing mylar with Cheshire Country Registry of Deeds $51.00 per mylar (includes LCHIP fee). 
 made payable to Cheshire County Registry of Deeds. Other costs 
 Due after approval when mylar and paper copies  - $12.00 for the first page of 8-½  x 11 documents. 
 are submitted. - $4.00 for each additional page of 8-½ x 11 documents. 
 

ADMINISTRATIVE  REVIEW  
 Administrative Review  $50.00  
 - Minor Projects & Minor Modifications 
 

CONDITIONAL  USE  APPLICATION  
 Telecommunication CU  $200.00  
 Accessory Dwelling CU  $100.00  
 Conservation Residential Development CU  $150.00 + $100.00/lot or dwelling unit, whichever is greater. 
 Postage for certified mail  Current USPS certified mail rate 
 Printing fee for legal ad in newspaper  $9.00 

 

DRIVEWAY-CURB  CUT  APPLICATION  
 New Driveway Curb-Cut  $50.00  
 Expansion of existing Driveway Curb-Cut  $50.00 
 

VOLUNTARY  MERGER  APPLICATION  
 Application Fee  $25.00  
 Recording fee   $16.00 

Notes:  
 1) The balance of any design review fees over $1000.00 shall be credited to the application fee for the formal submittal.  
 2) All abutter mailing costs, legal notifications and recording fees are to be paid by the applicant.  
 3) All  fees are requested in a check made payable to The City Of Keene, except for recording fees which should be made out to the 

Cheshire County Registry of Deeds.  

Revised February 2012—postage 
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PROPOSED REVISIONS (DRAFT) 
CITY OF KEENE 

PLANNING BOARD FEES 
 

SITE  PLAN  APPLICATION SITE  PLAN  APPLICATION SITE  PLAN  APPLICATION    
 Advice & Comment  $25.00  
 Formal Review  $250.00 + $0.05 per sq. ft. of new construction  
 Request for Modifications to an approved Site Plan  $250.00 + $0.05 per sq. ft. of new construction 
 Request to extend expiration of conditionally approved $25.00 for 1st request, $50 for each request thereafter 
 Site Plan 
  Postage for Certified mail Current USPS certified mail rate 
  Printing fee for legal ad in newspaper  $25 
 

SUBDIVISION  APPLICATION SUBDIVISION  APPLICATION SUBDIVISION  APPLICATION    
 Advice & Comment  $25.00  
 Formal Review  $200.00 + $100.00 per lot  
 Formal Review for Boundary Line Adjustment $100.00 + $20.00 per lot 
  Boundary Line Survey (RSA 676:18) $25.00  
 Request to extend expiration of conditionally approved $25.00 for 1st request, $50 for each request thereafter 
 Subdivision 
 Postage for certified mail  Current USPS certified mail rate 
 Printing fee for legal ad in newspaper  $25 
 Filing mylar with Cheshire Country Registry of Deeds Cheshire County Registry of Deeds Fee (Includes LCHIP fee) 
 made payable to Cheshire County Registry of Deeds.  
 Due after approval when mylar and paper copies   
 are submitted.  
 

ADMINISTRATIVE  REVIEW  
 Administrative Review  $125  
 - Minor Projects & Minor Modifications 
 

CONDITIONAL  USE  PERMIT (CUP) APPLICATION  
 Telecommunication CUP $300.00  
 Accessory Dwelling CUP $100.00  
 Hillside CUP $100.00  
 Surface Water Buffer CUP  $100.00  
 Conservation Residential Development CUP  $200.00 + $100.00 per lot  
 Postage for certified mail  Current USPS certified mail rate 
 Printing fee for legal ad in newspaper  $25 

 

DRIVEWAY-CURB  CUT  APPLICATION  
 New Driveway Curb-Cut  $50.00  
 Expansion of existing Driveway Curb-Cut  $50.00 
 

VOLUNTARY  MERGER  APPLICATION  
 Application Fee  $50.00  
 Recording fee   Cheshire County Registry of Deeds Fee 

Notes:  
 1) All abutter mailing costs, legal notifications and recording fees are to be paid by the applicant.  
 2) All  fees are requested in a check made payable to The City Of Keene, except for recording fees which should be made out to the 

Cheshire County Registry of Deeds.  

Proposed Revisions - May 10, 2017 
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