
 

 

 
 

 

Planning Board – Tuesday, May 28, 2019, 6:30PM 
City Hall Council Chambers – 3 Washington Street, 2nd floor 

 
AGENDA 

 
I. Call to Order – Roll Call 
 
II. Minutes of Previous Meeting – April 22, 2019 Meeting 
 
III. Public Hearings 

1. CUCR-01-05, Mod. 4 – 19 & 15 Darling Court – Conditional Use Permit/Site Plan – Applicant 
and owner Walter H. Rohr proposes to modify the subdivision plan for Darling Court by replacing 
a shared driveway with single driveways and relocating the build areas for Lots 1 and 2. The 
parcels are located at 15 and 19 Darling Court and are in the Rural District (TMP#s 206-019-000 
& 206-020-000). 

 
2. S-03-19 – 0 Hurricane Road – Boundary Line Adjustment – Applicant and owner Bruce R. 

& Kimberly A. Pilvelait Revocable Trust proposes a boundary line adjustment between two 
properties located at 0 Hurricane Road (TMP#s 106-008-000 & 106-009-000). This adjustment 
is proposed in order to create a 200-foot lot width at the building line for each parcel and would 
result in no net change to the lot sizes. The parcels are 3.7 acres and 2.97 acres and are located 
in the Rural District. 

 
IV. Advice & Comment 
 222 West Street, Colony Mill – Applicant Brady Sullivan Properties plans to submit a revision to the 

approved site plan for this property for exterior wall penetrations for ventilation, outdoor lighting, and 
new perimeter drains. 

 
V. City Council Referral – Cheshire Rail Trail Phase III Project – The Discontinuance of a Portion of 

the Ammi Brown Road and the Lay Out of a new Class A Trail to be known as the Ammi Brown Trail:  
R-2019-08; R-2019-09; R-2019-10 

 
VI. Community Development Director Report  
 
VII. New Business 
 
VIII. Upcoming Dates of Interest – June 2019 

Planning Board Meeting – June 24; 6:30 PM 
Planning Board Steering Committee – June 7; 11:30 AM 
Joint PB/PLD Committee – June 10; 6:30 PM 
Planning Board Site Visits – June 19; 8:00 AM – To Be Confirmed 
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CITY OF KEENE 

NEW HAMPSHIRE 

 

PLANNING BOARD 

MEETING MINUTES 

 
Monday, April 22, 2019 6:30 PM Council Chambers 

 

Members Present 

Douglas Barrett, Chairman  

Chris Cusack, Vice-Chair 

Martha Landry 

Councilor George Hansel 

Gary Spykman 

Andrew Weglinski 

 

Members Not Present: 

Pamela Russell Slack 

Mayor Kendall Lane 

Michael Burke 

 

Staff: 

Rhett Lamb, Asst. City 

Manager/Community Development 

Director 

Mari Brunner, Acting Planner 

 

 

 

 

 

I. Call to order – Roll Call 

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

 

II. Minutes of previous meeting – March 25, 2019 Planning Board Meeting Minutes 

 

Mr. Spykman offered the following correction:  He is still listed as Chairman. 

 

Vice-Chair Cusack offered the following correction on page 13:  Correction to Dick Berry’s 

name – not as listed “Barry” 

 

A motion was made by Councilor George Hansel to accept the meeting minutes as amended. The 

motion was seconded by Gary Spykman and was unanimously approved.  

 

  III. Public Hearing 

1. S-02-19 – 451 Winchester Street Subdivision – Applicant and Owner, 451 Winchester LLC, 

proposes to subdivide property located at 451 Winchester St into 2 lots. The existing site is 6.18 

acres in size and located in the Industrial Zoning District (TMP# 115-026-000). The proposed 

lots would be 4.78 and 1.41 acres in size and would share a driveway.   

 

A.   Board Determination of Completeness. 

Community Development Director Rhett Lamb recommended to the Board that Application S-

02-19 was complete. A motion was made by Councilor George Hansel that the Board accept this 

application as complete. The motion was seconded by Andrew Weglinski and was unanimously 

approved. 
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B. Public Hearing 

Mr. Jim Phippard of Brickstone Masons stated this item is about a two-lot Subdivision and 

referred to an Existing Conditions Plan. Mr. Phippard noted everything on this plan has already 

been constructed. He referred to the Keene Collision site on the plan (13,600 square feet), there 

is also a 4,000 square foot auto-related business. The building located at the front of the site is 

5,600 square feet and is currently vacant; this is the reason for this subdivision application.  

 

The property is in the Industrial District and is a conforming lot except for the building located at the 

front, which encroaches into the side setback; this won’t be affected by this subdivision. Mr. 

Phippard referred to the property lines on the plan and added it meets the zoning requirements in the 

Industrial District. The two properties would have a shared driveway. There is also a shared 

driveway on the north side of the property for the property located to the north and for the abutting 

property. 

 

There is no proposed change to the drainage or the existing buildings. Mr. Phippard stated there 

are several easements that will be created because of this subdivision, including easements for 

the common driveway, a blanket easement for drainage, and an easement for utilities. The 

property is in the 100-year flood plain and complies with the City’s flood permitting 

requirements. There is flood storage provided for everything that is show on the plan.  

 

There are no other changes being proposed. 

 

Staff comments were next. Mr. Lamb stated this subdivision was anticipated when Keene 

Collision was constructed. All zoning requirements were reviewed by staff. He noted there are 

wetlands on the Keene Collision property, however because this property is located in the 

Industrial District, the lot size is such that wetlands does not impact this property. Mr. Lamb 

stated staff is also satisfied with the curb cut configuration for a shared driveway; the new lot 

does not require its own access. 

 

The Chairman asked for public comment, with no comment from the public, the Chairman 

closed the public hearing. 

 

C.   Board Discussion and Action  

A motion was made by Councilor George Hansel that the Planning Board approve S-02-19, as 

shown on the plan identified as “Proposed Subdivision Plan Prepared for 451 Winchester Street 

LLC, 451 Winchester Street, City of Keene, County of Cheshire, State of New Hampshire” 

prepared by David A. Mann Survey, dated February 8, 2019 at a scale of 1” = 50’ with the 

following conditions: 

 

1.  Owner’s signature appears on plan prior to signing by Planning Board Chair. 
 

The motion was seconded by Gary Spykman and was unanimously approved. 
 

2. SPR-11-16 Modification #9 – 81, 95 & 100 Wyman Road – Hillside Village  

Continuing Care Retirement Community - Applicant Brickstone Land Use Consultants, on 

behalf of owner Prospect Woodward Home, requests the removal of decorative cupolas from the 

two covered parking structures located between Wyman Rd and the Hillside Village Community 

Building. The site is 35.7 acres in size and is located in the Rural District (TMP# 221-019-000-

000-000). 
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Andrew Weglinnski recused himself from the application as he is involved with this project. 

 

A.   Board Determination of Completeness. 

Mr. Lamb recommended to the Board that the Application SPR-11-16 Modification #9 was 

complete. A motion was made by Councilor George Hansel that the Board accept this 

application as complete. The motion was seconded by Gary Spykman and was unanimously 

approved. 

 

B. Public Hearing 

Mr. Phippard addressed the Board again and noted he was before the Board representing 

Prospect Woodward Home. Mr. Phippard stated he was before the Board with modification #9 

and added the project is almost complete. He stated the request is a simple one. He referred to the 

Community Center Building on the site which faces Wyman Road. In front of this structure are 

covered parking structures which had cupolas on the roofline on the approved plan. He indicated 

the proposal is to eliminate the cupolas from the roofline. The cupolas were purely ornamental, 

and the cost could not be justified.  

 

Staff comments were next. Mr. Lamb called the Board’s attention to the staff report which 

describes the modifications that have taken place on this site so far, including lot line changes 

and several changes that affect Development Standard 19. Mr. Lamb noted the current request is 

also related to Standard 19, architecture and visual appearance, and relates to what the public 

sees when driving by the site. He noted this is a decision for the Board and asked the Board to 

focus on the language in Standard 19, which specifically addresses architectural features such as 

the decorative cupolas.  

 

The Chairman asked for public comment next. Mr. Bradford Hutchinson of 305 Marlboro Street 

addressed the Board. Mr. Hutchinson clarified the cupolas serve decorative purposes only. The 

Chairman agreed. He asked how these cupolas will be manufactured. Mr. Phippard stated they 

will be manufactured off site; they have not been purchased and the cost for the four cupolas is 

$10,000. Mr. Hutchinson stated he did not see an issue with the applicant’s request.  

 

Mr. Spykman stated the Board’s duty on this item relates to Standard 19; there is an approved 

design for this building which has more detail to it than what is before the Board today. He noted 

the applicant asked for parking to be located at the front of the building (not what the Board 

usually approves), and then they asked for this parking to be covered with open car port 

structures, which was approved. After which time the Fire Marshall asked this parking to be 

enclosed due to the proximity to the building. This meant the aesthetics the Board approved 

could not be seen at all. Mr. Spykman noted these parking structures are very plain structures and 

are the dominant structures when you enter the site. He felt now asking to remove the smallest 

architectural element left goes against what the Board’s standard calls for. He stated he is not 

inclined to vote in favor of this request at this time. 

 

Councilor Hansel stated he tends to agree with Mr. Spykman except noted the roofline of the 

parking structure is lower than the building situated in the back. He stated because this issue 

relates to aesthetics it is a judgement call and it is difficult decision this Board has to make, He 

added if the plan was originally presented to him without the cupolas he would not have denied it. 
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Vice-Chair Cusack stated it is unfortunate at this point and because of the overall size of the 

building behind the cupolas it is not likely to make or break the aesthetics and even though it is 

unfortunate he will not vote to deny the application. 

 

Ms. Landry noted this is the 9th modification, which is concerning. She said that the applicant 

deleting items from the original plan is not true to the process the Board has before it. She did 

not feel this was a true budgetary issue and even though this is the 9th modification, it is not 

enough for her to vote against it.  

 

Chair Barrett went over the changes with these cupolas and noted without these cupolas there is 

no architectural detail to these structures. He stated if this was the original plan he would not 

have approved it and added he has a difficult time approving this application. 

 

C.   Board Discussion and Action  

A motion was made by Councilor George Hansel that the Planning Board approve SPR-11-16, 

Modification #9 as shown on the elevation entitled “Community Center Front (West)” for 

Hillside Village, Wyman Road, Keene, New Hampshire prepared by Tsomides Associates 

Architects Planners at a scale of 1/8”=1’ and submitted to the Community Development 

Department on March 15, 2019 with the following conditions: 

 

1. Prior to signature by Planning Board Chair: 

a. Owner’s signature on the revised elevation. 

 

The motion was seconded by Gary Spykman and carried on a 3-2 vote with Gary Spykman and 

Douglas Barrett voting in opposition. 

 

Mr. Weglinski rejoined the Board. 

 

3. CUTC-01-19 – Verizon Wireless – 305 Main Street - Applicant Cellco Partnership d/b/a 

Verizon Wireless, on behalf of owner, University System of New Hampshire, proposes to install 

up to twelve antenna panels in three locations on the roof of Keene State College’s Elliot 

Building located at 305 Main Street. A waiver is requested from Sec. 102-1268(b)(11) of the 

Telecommunications Towers and Antennas Ordinance regarding screening of roof mounts. The 

site in which the building is located is 55 acres in size and located in the High-Density District 

(TMP# 591-001-000-011-000). 

 

A.   Board Determination of Completeness. 

Acting Planner Mari Brunner recommended to the Board that Application CUTC-01-19 was 

complete. A motion was made by Councilor George Hansel that the Board accept this 

application as complete. The motion was seconded by Gary Spykman and was unanimously 

approved. 

 

B. Public Hearing 

Shawn Mahoney on behalf of Cellco Partnership (d/b/a Verizon Wireless) addressed the Board. 

Mr. Mahoney stated he was before the Board regarding a Conditional Use Permit for a wireless 

communication facility on the Elliot Center at Keene State College. The rooftop location being 

proposed for this facility is set back 269 feet from Main Street, 87 feet from Wyman Way, which 

is not a public way, and 850 feet from Winchester Street. 
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Mr. Mahoney stated the facility they are proposing will have three sectors of antennae; one facing 

the campus, one facing Main Street, and one facing Wyman Way. The associated equipment will 

be located in a 12’ x 20’ compound in the loading area that is not visible from any public way and 

is only accessible via Wyman Way. The ground mounted equipment will be behind a fence which 

will have a green screening material. The equipment compound will also have an LED light 

pointing down and will only be used in an emergency and will be on an hour timer. The antennae 

will extend about ten feet above the roof top. Mr. Mahoney noted the purpose of this location is to 

extend Verizon coverage for the downtown. 

 

Mr. Keith Velante was the next to address the Board. With reference to a map, he noted the 

various locations that have these types of facilities, such as Sunset Rock, Central Square Terrace 

rooftop, and Keene State soccer field. Mr. Velante stated these existing sites are having a hard 

time keeping up with usage needs. He referred to the area in green which would be covered by 

this new location. 

 

Staff comments were next. Mari Brunner addressed the Board and referred to Section 3.D of the 

Board’s Site Plan Subdivision Regulations which refer to Telecommunication Facilities. 

 

Dimensional Requirements – The proposed antennae will extend ten feet above the roof and the 

standards calls for no more than 15 feet, hence this standard has been met.  

 

Fall Zone – This is not a requirement if an existing building is proposed as a mount. Setback 

requirements will apply but this facility does not change any of the setback requirements. This 

facility meets this standard as well.  

 

Other Minimum Requirements – Lighting – The applicant is proposing a LED flood light which 

would be in an enclosed area next to the loading dock and the applicant has indicated the light 

will be pointed down 

 

Advertising and Signage – None proposed. 

 

Noise – No emergency generator is being proposed – item not applicable. 

 

Radio Frequency and Radiation Standards – The applicant has provided a calculated radio 

frequency exposure report and the report indicates the exposure level will be below the 

maximum permissible level as required by FCC – this standard has been met.  

 

Design Standards and Conditional Use Permit Criteria – The facility is categorized as a “Type 

D” Facility and there are only certain criteria that apply to this type of facility. The first has to do 

with location, which is 305 Main Street. However, the facility is going to be placed on the rear of 

Elliot Hall on a newer addition which is setback 276 feet from the road – this standard has been 

met.  

 

Historic Structure – A report from the State Preservation Office was submitted to the department 

and it has been concluded this structure would have no effect on this standard. 

 

Electrical Equipment – The equipment will not be visible from the public right of way – standard 

has been met. 
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Scale – As mentioned earlier, the proposed facility will extend only 10 feet above the roof which 

is in keeping with the scale of surrounding structures. 

 

Color and Finish – The applicant is proposing to paint the equipment that runs down the building 

to match the building. 

 

Contrast – The background of this facility which is visible from a few locations is the sky, which 

is difficult to match. The applicant proposed to paint the antenna white to blend as best as 

possible with the background. As far as antennae type, this proposal is consistent with other 

proposals the city has seen in the past. Ms. Brunner noted there is an antenna plan for the Board 

to review, if desired. 

 

Roof Mounts – The standard calls for roof mounts to be screened or camouflaged which is not 

the case with the applicant’s proposal because it is located so far \from Main Street and the color 

will let it blend in with the background. Ms. Brunner noted the applicant is requesting a waiver 

from this standard, and said that the waiver criteria for are listed on pages 36 and 37 of the 

Board’s packet. 

 

Ms. Brunner went on to say the Board is also required to review these applications using its 19 

development standards. The only development standard not addressed in the conditional use 

permit criteria is drainage. The applicant is proposing to locate radio equipment at grade behind 

the building next to the loading dock. This area is unpaved, but the equipment would be located 

on concrete pads and the immediate area would be crushed stone. The City Engineer has 

indicated that, because of the relatively small size of this location, there is no concern for 

drainage issues. 

 

Chair Barrett noted the roof of Elliot Hall is one of the locations for potential nesting habitat for 

Night Hawks which are a protected species and asked for Ms. Brunner’s opinion. Ms. Brunner 

stated she was not familiar with the location of nesting for these species – Ms. Brunner felt this 

could be a question for the applicant, as they had to go through a full NEPA review process. 

 

The Chairman asked for public comment next. 

 

Mr. Brad Hutchinson addressed the Board and asked whether this tower would be 5G 

compatible.  The Chairman felt this was not germane to what the Board was considering tonight. 

Mr. Lamb agreed and noted the standards the Board applies to these facilities are not specific to 

any particular type of service or generation of service. Mr. Hutchinson stated his question does 

not have anything to do with service capabilities of the tower but rather the technical capabilities 

of the tower. Mr. Spykman suggested Mr. Hutchinson address this question with the 

representative from Verizon who are present tonight at the end of the meeting as this has nothing 

to do with the permit process.  

 

With reference to the Night Hawk project, Mr. Hutchinson stated this is not an endangered or a 

protected species, but their numbers are declining in this portion of New England. He noted this 

is a building that Night Hawks have nested on in the past but did not feel they have nested in the 

Keene area in the last few years and did not think this project would have any effect on this 

species.  

 

With no further comment, the Chairman closed the public hearing. 
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Mr. Spykman stated he appreciates staff’s work on this project and could not find any reason to 

vote against it and added this is out of his knowledge area. Vice-Chair Cusack stated he 

appreciates the renderings shared by the applicant and had no reservations. 

 

C.   Board Discussion and Action  

A motion was made by Councilor George Hansel that the Planning Board approve CUTC-01-19 

and the waiver request from Section 102-1268(b)(11) as shown on the plan identified as “Keene 

3 NH” prepared by Hudson Design Group LLC at varying scales and revised through September 

20, 2018 with the following conditions prior to signature by Planning Board chair: 

 

1. Owner’s signature appears on the plan. 

 

The motion was seconded by Andrew Weglinski and was unanimously approved. 

 

4. Changes to the Planning Board Development Standard 6 – Landscaping – 

Mr. Lamb stated this item is in reference to Councilor Jacobs’ idea of introducing art into the 

Board standards. He referred to the changes which are outlined on page 85 of the packet and 

include a change to Standard 6 by adding the words “art installation’ and under section C “all 

art installation or landscaping shall be located without impeding visibility or safety”.   

 

Mr. Lamb noted this is not a requirement, but an option should a property owner wish to include 

art. 

 

Chair Barrett noted this is a proposed change to the Board’s standards and there is a motion 

required to adopt this change. 

 

Mr. Lamb stated once the standard is adopted the regulations will be reissued and all members 

will be given a copy as well as copies sent to the City Clerk, a copy to the State and to the 

Planning Commission.  

 

The Chairman asked for public comment.  

 

Councilor Hansel asked whether this change was permissive or just a reminder to developers 

because there is nothing that prevents property owners from including art on private property. 

Mr. Lamb agreed and added this is just a suggestion. With no further comment, the Chairman 

closed the public hearing. 

 

Mr. Spykman reiterated what Councilor Hansel stated and stated he was glad to see a reduced 

version of the language and added he supports this item. 

 

A motion was made by Councilor Hansel that the Planning Board approve the proposed changes 

to landscape Standard #6 as indicated in the memo from Staff dated April 4, 2019. The motion 

was seconded by Gary Spykman and was unanimously approved. 

 

VI. Community Development Director Report  
Mr. Lamb referred to a Memo the Board has regarding 96 Dunbar Street which was an 

application that came before the Board last month. Mr. Spykman clarified whether this was 

informational – Mr. Lamb agreed and added this has to do with the façade facing Community 
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Way. He recalled that the request was to eliminate the red pilasters and allow staff to approve an 

alternative as a way of helping the applicant get through this process. The applicant was asked to 

demonstrate that the necessary product was not available to construct the project as originally 

approved. After following up on the approved motion, it was clear to staff the material the 

applicant purchased did not include the H Chanel which would have allowed for the two 

different colors. Mr. Lamb further stated the material indicated in the October Plan and the 

Modification that came before the Board last month is not the material the applicant purchased. 

If the applicant had purchased the material that was listed on the approved site plan, there would 

have been no issue with installing the red pilasters.  

 

He stated what staff has decided to do is to honor the decision of the Planning Board, in that the 

applicant has met the Board’s condition – the product was not economically available for the 

product that had already been purchased. Mr. Lamb noted the letter to the applicant has been 

issued and staff wanted the Board to be aware of what has taken place. He added the Board is 

frequently seeing modifications which seems to alter the character of a building. In this case, it 

was concluded the change was not that significant. He added staff doesn’t have a clear-cut 

answer to substitutions of approved products for products that are similar in appearance. 

 

Ms. Landry asked whether the applicant had indicated at the last meeting that a substitution had 

been made. Mr. Lamb stated the applicant had indicted the material had been purchased, but did 

not say that it was a different product.  

 

Mr. Weglinski felt Mr. Bergeron did the right thing by coming before the Board when he saw 

something different than what was approved was being done; they were trying to do the right 

thing. Chair Barrett agreed there was no malfeasance; it was an honest mistake. He stated the site 

is getting a few new trees with this plan, which he felt was a good thing.  Chair Barrett agreed as 

Mr. Lamb has indicated there is no clear guidance on material substitution.  

 

Councilor Hansel stated that in construction, this kind of change often happens but wasn’t sure if 

there was some sort of information sheet that can be provided to contractors to track these kind 

of changes. Mr. Spykman noted the contractors are not the ones who come before the Board and 

it ultimately falls on the applicant to make sure what is approved is constructed. The Chair noted 

at times this puts the Board in a difficult position with trying to uphold its standards. Mr. Lamb 

stated it could be as simple as staff from Code Enforcement making sure the contractor has the 

right plans and felt this might be a good place to start. 

 

VII. New Business 

None 

 

VIII. Upcoming Dates of Interest – May 2019 

Planning Board Meeting – TUESDAY, May 28, 6:30 PM 

Planning Board Steering Committee – May 10, 11:30 AM 

Joint PB/PLD Committee – WEDNESDAY, May 15, 6:30 PM 

Planning Board Site Visits – May 22, 8:00 AM – To Be Confirmed 

 

The meeting adjourned at 7:50 pm. 

 

Respectfully submitted, Krishni Pahl, Minute Taker 

Reviewed and edited by Mari Brunner, Acting Planner 
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CUCR-01-05 – Modification to Subdivision – 15 and 19 Darling Court 

 

Request: 

Applicant and owner Walter H. Rohr proposes to modify the subdivision plan for Darling Court 

by replacing a shared driveway with single driveways and relocating the build areas for Lots 1 and 

2. The parcels are located at 15 and 19 Darling Court and are in the Rural District (TMP#s 206-

019-000 & 206-020-000).   

 

Background: 

The Planning Board originally approved 

this subdivision as a Conservation 

Residential Development with eight 

residential lots off of an extension to 

Darling Court through a conditional use 

permit process in June 2005. The tract of 

land for the Conservation Residential 

Development is located in the Rural 

District and is 84.51 acres in size. 

Approximately 59.13 acres, or about 

70% of the tract of land, was placed into 

a protected conservation status. 

 

As part of the original approval, the 

Planning Board required shared 

driveways for Lots 2 and 3, Lots 4 and 5, 

and Lots 6 and 7 to minimize impacts to 

slopes and wetlands. In addition, the Board required a driveway design for Lot 1 that demonstrates 

no increased volume or velocity of surface runoff onto adjacent properties or surface water bodies. 

The driveway design for Lot 1 was approved by the Planning Board at a compliance hearing on 

December 19, 2005.  

 

Since the original approval, three modifications to the subdivision plan have been approved which 

altered the build area locations and driveways on the subdivision plan: 

 

1. Modification #1, approved by the Planning Board on March 27, 2006, allowed separate 

curb cuts and driveways for Lots 2, 3, 4 and 5 (the shared driveway for Lots 6 and 7 was 

maintained by this modification). 

2. Modification #2, approved by the Planning Board on October 23, 2006, relocated the build 

area and driveway on Lot 5.  

3. Modification #3, approved by the Planning Board on June 22, 2007, relocated the build 

area for Lot 2 to the north end of the lot and created a shared driveway for Lots 1 and 2. 

 

The current request is to replace the shared driveway for Lots 1 and 2 with single driveways for 

these lots. The driveway and build area for Lot 1 would revert back to the design that was approved 

by the Planning Board through the compliance hearing process in December 2005, and the 

driveway and build area for Lot 2 would revert back to the design that was approved by the 

Above: The parent parcel for the 8-lot subdivision on Darling Court is 

highlighted in yellow, with Lots 1 and 2 outlined in black. 

Page 11 of 41 Page 11 of 41



Planning Board as part of Modification #1 to this project in March 2006. Currently, both lots are 

owned by the same person. The applicant notes that the owner would like to sell Lot 2 and the 

buyer prefers to have separate driveways rather than a shared driveway.  

 

Departmental Comments: 

 

Code: No issues. 

 

Engineering: Construction note #4 on the driveway profile plan for Lot 1 should be modified to 

require a vehicular turnaround that meets the requirements described in Section 70-

124, subsections (3) and (4), of City Code regarding dead-end streets.  

 

Police: No issues.  

 

Fire:  The applicant/owner should be aware that Fire Department approval for emergency 

access will be required for any driveway over 150 feet. 

 

Completeness: 

The applicant requests exemptions from providing a landscaping plan, lighting plan, and technical 

reports which are not applicable to this request. Staff has determined that the requested exemptions 

would have no bearing on the merits of the application and recommend accepting the application 

as “complete.” 

 

Application Analysis 

The applicant has submitted driveway designs for Lots 1 and 2, including plan sheets which show 

the driveway layout and the profiles. No development is proposed at this time. An analysis of the 

relevant development standards for driveways is included below.  

 

1.  Drainage: The applicant submitted a driveway plan dated March 1, 2006 that shows the 

driveway designs for Lots 1 and 2 that were approved by the Planning Board as part of 

Modification #1 to the project. The applicant has noted that the drainage from the two lots 

is directed into the culvert and catch basin on the north side of Darling Court. From there, 

it is piped to the on-site detention pond south of Darling Court. Engineering staff have 

reviewed the driveway plan and have noted that this plan meets all City driveway standards. 

 

4. Hillside Protection: Sec. 102-1404 (a) (2) of the Hillside Protection Ordinance states that 

“Construction of a new driveway across a prohibitive slope area to access a new single-

family dwelling on a lot that existed at the time the Hillside Protection Ordinance is 

adopted shall be permitted provided that there is no alternative driveway location that 

would avoid the prohibitive slope.” The Hillsides Protection Ordinance was adopted in 

2009, after this subdivision was approved by the Planning Board. The applicant submitted 

a topographic survey with precautionary slopes (15-25%) and prohibitive slopes (25+%) 

delineated on Lots 1 and 2 to show where the driveways are located in relation to steep 

slopes. There are a few areas where the driveway on Lot 1 would cross prohibitive slopes, 

however in general both driveways are placed to avoid steep slope areas. The applicant 
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also submitted driveway profiles which show that after grading, the driveway for Lot 1 will 

not exceed a 12% grade and the driveway for Lot 2 will not exceed a 14% grade. 

 

13.  Comprehensive Access Management: Subsection (c) of this standard states that “Entrances 

and exits onto public streets shall be designed so as to provide safe and convenient 

vehicular passage into and out of the site. It is a policy of the City to limit the number of 

curb cuts or driveways on public streets.  The use of common driveways and service roads 

is encouraged, and in some instances may be required.”  

 

The applicant proposes to separate the common driveway for Lots 1 and 2, which has an 

approved design for a drive that is almost 950 feet long, into two single driveways that are 

just under 540 feet long (Lot 1) and just under 375 feet long (Lot 2). The curb cuts for each 

driveway are on Darling Court, a dead-end residential road. While this request would result 

in two curb cuts instead of one, the overall impacts from the two driveways is not expected 

to be significant in comparison to the impacts from the common driveway. 

 

 

RECOMMENDATION FOR APPLICATION: 

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

 

Approve CUCR-01-05 Modification #4 as shown on the site plan identified as “Driveway 

Plan Separate Curb Cuts” prepared by Brickstone Masons, Inc. at a scale of 1 inch = 50 

feet and dated March 1, 2006 with the following conditions prior to signature by 

Planning Board chair: 

 

1. Submittal of a revised drive profile for Lot 1 to include a note which states 

“Construct a vehicular turnaround as described for dead-end streets in 

Section 70-124 subsections (3) and (4), of the Keene City Code.” 

2. Owner’s signature appears on the plan. 
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STAFF REPORT 
 

S-03-19 – BOUNDARY LINE ADJUSTMENT – 0 Hurricane Road 

Request: 

Applicant and owner Bruce R. & Kimberly A. Pilvelait Revocable Trust proposes a boundary line 

adjustment between two properties located at 0 Hurricane Road (TMP#s 106-008-000 & 106-009-000). 

This adjustment is proposed in order to create a 200-foot lot width at the building line for each parcel and 

would result in no net change to the lot sizes. The parcels are 3.7 acres and 2.97 acres and are located in the 

Rural District.  

 

Background:  

The two parcels are undeveloped lots located off of Hurricane 

Road, approximately 1 mile west and slightly north of Keene 

High School. The applicant received a variance from the Zoning 

Board of Adjustment for both properties in January 2019 to 

allow the construction of single family homes on lots which do 

not meet the minimum lot size for the Rural District and where 

City water and sewer are not present.  

 

The applicant proposes a boundary line adjustment in order to 

create building sites which comply with the City’s zoning 

requirement to have a 200-foot lot width at the building line. 

The lot line adjustment would result in a shift of approximately 

0.19 acres from lot TMP# 106-009-000 to lot TMP# 106-008-

000 near the center of the two parcels, and a shift of about 0.19 

acres from lot TMP# 106-008-000 to lot TMP# 106-009-00 near 

the rear (southwest) end of the parcels for no net change in lot size.  

 
Completeness: 

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

from providing a lighting plan and drainage and traffic reports. After reviewing this request, Staff has 

determined that exempting the Applicant from submitting this information would have no bearing on the 

merits of the application.  Staff recommends that the Planning Board grant these exemptions and accept the 

application as complete. 

 

Departmental Comments:  

There were no comments from staff from Code Enforcement, Engineering, Police or Fire. 

 

Application Analysis:  

This boundary line adjustment does not compromise the minimum development capacity of either parcel. 

As no new development is proposed at this time, many of the Planning Board development standards do 

not apply. Included below is a review of the relevant development standards. 

 

3. Hillside Protection: Sec. 102-1404 (a) (2) of the Hillside Protection Ordinance states that “Construction 

of a new driveway across a prohibitive slope area to access a new single-family dwelling on a lot that 

existed at the time the Hillside Protection Ordinance is adopted shall be permitted provided that there is 

no alternative driveway location that would avoid the prohibitive slope.” There are steep slopes on the site; 

the applicant has a submitted a “Steep Slope Plan” to demonstrate that the driveways could be constructed 

to avoid prohibitive slopes and impact less than 20,000 square feet of precautionary slopes. A note has been 

added to the plan which states that “Work performed within the precautionary and prohibitive slope areas 

shall conform to the City of Keene Hillside Protection Ordinance.”  

The two parcels proposed for a lot line 
adjustment are highlighted in yellow above. 
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5. Flooding: Neither parcel is located in the 100-year floodplain; this standard is not applicable. 

 

11. Sewer and Water: In January 2019, the applicant received approval from the ZBA to construct a single 

family home where city water and sewer are not present. As part of their application, the applicant submitted 

a letter stamped by a licensed designer of subsurface disposal systems stating that individual septic systems 

can be designed for each lot. The boundary line adjustment plan shows the 4,000 square foot dedicated 

septic areas for each lot, which are outside the 75-foot well protection radius.  

 

13. Comprehensive Access Management: The applicant notes that, while driveway locations are shown on 

the Topographic Plan and Steep Slope Plan, these locations are shown for demonstrative purposes only. A 

note is included on both plan sheets stating that a driveway permit will be obtained from the City of Keene 

Public Works Department prior to any excavation in the public right-of-way.  

 

16. Wetlands: Although wetlands are present on each lot, the applicant has demonstrated that both lots can 

be developed without impacting wetland areas.  

 

17. Surface Waters:  Section 102-1492 of the Zoning Ordinance (Surface Water Protection) states that, for 

pre-existing uses and lots, the construction of single-family and two-family residential structures and 

associated accessory structures shall not be prohibited provided that certain conditions are met. Condition 

(e) states: “A minimum 30-foot buffer is maintained from the surface waters, as required by the planning 

board development standards in effect at the time this article was adopted.” In order to demonstrate that 

meeting this condition is possible, the applicant has included a 30-foot buffer around each wetland area 

on both lots to demonstrate the lots can be developed without impacting this buffer.  

 

 

RECOMMENDATION FOR APPLICATION: 

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

 

Approve S-03-19, as shown on the plan identified as “Boundary Line Adjustment, Lots 106-008-

000 & 106-009-000, Hurricane Road, Keene, NH 03431” prepared by Cardinal Surveying and 

Land Planning at a scale of 1 inch = 50 feet and dated April 9, 2019 with the following conditions 

prior to signature by the Planning Board chair: 

 

1. Owners’ signatures appear on plan. 

2. Surveyor’s stamp appears on plan. 
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~O NORTHEAST Rt:OK»ol, \ftRSION 2. 
JANUARY 2012 (EROC~ TR-12-1). 

OWNER CERTIFICATIONS 
~ 9Ruct It_. AHO KlMBERLY A. PILVEl.AIT, 
CtRnN 'TH.AT WE Altt THE OWNERS OF LOT$ 
toe-oot-ooo ANO ,oe-009-000, AND 
APPROVE Of THIS 80UNOARY UN[ 
A0JJS1\4£NT. 

SURVEYOR'S CERTIFICATION 

~ -
LOCUS MAP 

NOT TO SCALE 

NOTES 
1) TI-!E PURPOSC OF "l'),(IS Pl.AN rs TO AO,,JJST TI-fE 80UNOAA:Y UNt 

BETWEEN lOT 106-00a-000 ANO 1..0T 106-009-000. 

2) o,,tl£"5 ~ IICC<lflt•. 

l ) AREAS: 

BRUC[ ft, ,c KIMBERLY A, Ptl~IT' REVOCABl.lE TRUST 
30 SUNNYSIOE ORa.E 
CHAAU.STO'M\I, NJ-t 03e03 
""0LUME 2893 P'AGE 884 

LOT 100-008-000 
EXISTING: 1&1,314 SF 0llt 3 .70 AattS 
PARCQ. A: - a,,e7 5" OR 0 .18 ACRES 
PAACEL I: + &469 S, OF 0 .18 ACRES 
ADJJSnD: 181,318 ST OR J.70 ACRES 

LOT 106-008- 000 
E>oSTINO: 129,458 SF' OR 2.87 ACRES 
PARCO. A; + &4'7 S, OR O 18 Aat($ 
PARCEL 8: - a.•eo Sf' OR 0.19 ACMS 
~~O: 12.o,454 SF OR 2.87 ACRES 

' ) MAP ANO LOT J,,iUMBtltS RUCR TO TH£ OTY OF KUH[ TAX MA.PS. 

.5) CURRENT Z0NING: RURAL 04$Tf't1CT 

MTN. lOT AREA - $ AattS 
MIN FRONTAOC - ~ fEET 
M.J.N WIDTH AT BUU.~NO UNE - 200 f'[£T 

S£l8Aa<S: 
FRONT - ~ f'ttT 
SIDE - ~ FEET 
1111:EAR - SO f'ttT 

IBA AP'PROVAL: 110-0\ & 110-02, 0ATE0 JANUARY 7, 2018, 4 'r'EA,t 
£X1DISION TO BUILD OM A NON- COHFOR.MJNG LOT, EXTtNSION EXPIRES 
JANUARY 7, 20" 

I) THE RIQHT OF WAY Of" HURRICANE ROAD WAS C£1Y.RMINEO BY Tl-iE 
L.OCAllOH or ST0NEWAU..S AHO MONUMEHTATION AHO 1$ SHOWN TO 8£ 
l ROOS IMO£ ( 49.$') IIAS[0 ON THC I.A YCUT ~ UM 7 11£COAl)(O .. 
VOC.UME 1 PAO£ 110 ON F'lL£ AT THE QTY Of l(£ENE CURK'S o,ncc.. 

7} STATE stP'DC liPPftOVAI. ra., OPUA110H NVMBtllt 
LOT 1oe-ooa-000: _ 
LOT 1~-009- 000: _ 

STAT[ SIJ8DIY4SK)N A/l'PROVAJ.. NUM8£R.: 

a) ¥/Ell.ANOS ~t C[UNE.ATEO IN MAY, 201a 8Y TIMOTHY J. FERltif:ROA, 
CWS 0.l9, OF MCRIOtAN u.NO SERVICES. INC., 31 0LO NASl-4\JA ROAD, 
SUllE 2. ANH(ltST, NH 03031 , PHOHE ,soJ--87l-14A1 

9) ELEVATtONS ARE 8AS£0 ON AN ASSUMED OATVI.I, CONTOUR INTER\/Al 
IS 2 ,UT. 

\0) LOTS 108- 009-000 ANO lOT 1oe-000-ooo ARE NOT WITHIN 
THE 100 'VE.AA FtOOO f)LAIN. 

11) l#OAk PERF'ORMEO 'MTHfN 'THE PM:CM.JTKIHARY AHO PftOHISlllYE 
SLOPE AREAS SHALl CONFORM TO THE ()TY 0, KEENE HILI..SIDE 
PR0ltC110N ORDINANCE. 

12) THE PROPostO OR:WtWA Y Will. B!: CONSTRVC1t0 IN ACCORDANCE 
Will• CITY DRIVEWAY STANDARDS. A PERMIT SHALL BE OBTAINED 
fROM THE PVBUC WCfU<S 0£PARTMENT PRIOR TO ANY EXCAVATION 
'Mn-trN TI-IE CITY RIOHT OF WAY. lHE OTY DKINttRJHC 01'-'StON 
SHALL. BE CONTACTE.0 48 HOURS MINIM\JM 1N AOVANC[ T0 INSPECT 
TME ORl~WA Y. 

13) AU. Nt.CESSAltY P[,tMITS •u. 8E OBTNNE:0 FROM QTY OF KECNE 
PUBUC WORK$ DEPARTMENT FOR SEWER AHO WATER CONNECTIONS. 
PRIV.\T[ ON-SrTE stv.t'.A E.£CTOft PUMPS MAY BE NE£0EO TO 
ACCCSS QTY SOWER UNES. 

1•) ON-Sll'E BURIAL OF SlVMP"S fROM LANO Cl£ARIN0 SHALL 8£ lN 
ACCORDANCE 1MTM 'ISA 1 •-M: I STUt,,j....P IURIAL. SHAU. NOT 8[ Wf'n-tlN 
7~• OF ~y ~BUC Oft PltfVA T[ WA TtR SYSlDf lHE 9Uft£AU OF 
SCI.JO WAST[ SHALL BE NOTIFIED 0, ANY INlEHT TO BUftY S1\IM.PS. 

PLAN SET 
SHEET 1/2 BOUNOARY LINE ADJUSlMENT PLAN 
TO BE RECORDED AT CHESHIRE COUNTY REG4STRY 
OF DEEDS. 

SHEET 2/2 TOPOCRAPHIC PLAN TO RE'4AIN ON 
FILE AT THE TOWN OFFICE. 

WP 

8Ruct It. PtL\CJJT Tl-OS SURVEY IS 111E RESULT OF A RANDOM TRAVERSE 
USI.NC AN El.£.CTftONiC TOTAL STAflOf,,1 ANO MEETS THE 
MINIMUM REOI.NREMEHTS OF AH URBAN SUflt'.'EY AS 
SP[Q,iEO IN N.H LAN ~1 TOPOGRAPHIC PLAN 

LOTS 106-008-000 & 106-009-000 
HURRICANE ROAD 

BY 

k:IMBERLY A. ~L~T 

- ----------- 2019 

APPROVED AS A 80UNOARY UNE AD.AJSTMENT 

IN ACOOM>ANCE WTH THE PltOVIStONS OF "5A 17"

THE CITY OF KEENE PLANNING BOARO 
BY ____________ • OtNRMAN 

I HEROY CEl':TIFY THAT THIS Pl.AT CONF'OA:MS TO ALL 
APPUCABlE LOCAL ZONi"NO OROIN.ANCES AHO RUU:S. 

TO 8E STAMPm 
UPON APPROVAL 

KEENE, NH 03431 
APRIL 9, 2019 SCALE: 1 "•50' 

PREPARE0 fOR: "' .H BRUCE R. PILIIELAIT 
ANO 

KI'4BERL Y A. PIL 1/ELAIT 

"' c CARDINAL ~'i"'~~"c 
Keene, New Hampshire 03431 

s Tel. (603) 499-6151 S><T 2/ 

Page 26 of 41 Page 26 of 41



MAGNETIC 2018 

LEGEND 

• 0 
q2• 
0 

I 234-022-0001 

HAIIISEL BROTl-lERS LLC 
PETER HANSEL 

61 8RAOF'ORO ROA.0 
KEENE, NH 0343\ 
VOL 2701 PG 548 

- PIN FOUND 

- REBAR SET 

- UTILITY POI.E 

- ~ST PIT 

- STONE WALL 

- GUARO RAIL 
---118--- - £)()STING CONTOUR LINE 

- ·· - ·· - - EDGEOFWETAREA 

- • - • - - ED« OF OEUNEA TEO WE'II.Al<OS 
• • • • • • • • • • • - SOILS LINE 

- APPROXIMATE ABUTTER LINE 

- SUILOING SETBACt( UN[ 

- 4,000 SOUARE FOOT 
OEOICA TEO SEPTIC AREA 

/ - ......_ 

I \ 
(\ ~ - PROPOSED PROTECTIVE WEU RADIUS 

' / 

l1os- 010- oooj 

CORY W. &. PAMELA J. CRA'vt:S 
284 HURRICANE ROAD 

KEENE, NH 03431-2160 
VOi. 2866 PG 52$ 

-- -- --

' 

GRAPHIC SCALE 

i i 
( IN l'El':I' ) 

lhlab•50tt. 

T 

l1os-011-oool 

F'ILTRINE MANUF'ACTIJRING COMPANY 
15 KIT STREET 

KEENE, NH 034.31 
VOL 1076 PG 368 

I 1os-007-ooo 1 

HANS£l BRO~[RS UC 
PETER HANSEL 

61 BRADFORD ROAD 
KEENE, NH 03431 
VOL 2701 PC 5-48 

1 ,os- 012- 0001 

SARAH H. HA.NSEL RE-VOCABLE TRUST 
233 HURRICANE ROAD 

KEENE, NH OJ 4J 1 
VOL 2804 PG 718 

SLOPE LEGEND 
< 15 
15 to 25 

• > 25 

"' 
< 
0 

• 'l! a: 
iil 

::; 
• 
~ z 

~ 

A 
~ 

LOCUS MAP 
NOT TO SCALE 

'lE!!!fEll" tem 
• MAI I O 20'9 ~ 

NO. OAlE REVISION BY 

STEEP SLOPE PLAN 
LOTS 106-008-000 & 106-009-000 

HURRICANE ROAD 
KEENE, NH 03431 

DATE: MAY 9 , 2019 SCALE: 1"•50' 

PREPARED FOR: 
.N .• , BRUCE R. PIL VELAIT 

ANO 
KIMBERLY A. PILVELAIT 

CARDINAL tx~m~~i,NG 
Keene, New Hampshire 03431 

s Tel. (603) 499-6151 SHT l /l 
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