
 
 

PLANNING, LICENSES AND DEVELOPMENT COMMITTEE 
Council Chambers A, Keene City Hall 

September 7, 2022 
6:00 PM

 
 
 
    
A. AGENDA ITEMS 
  1. Keene Kiwanis Club - Request to Use City Property - Tree Lighting 

Ceremony 
  2. Relating to Amendments to the Land Development Code - Rural District 

and Conservation Residential Development Subdivision Regulations 
Ordinance O-2022-09-A 

  3. Councilor Mitchell Greenwald - Amendment to the City Council Rules of 
Order - Remote Access 

    
B. MORE TIME ITEMS 
  1. Terry Clark - Relating to Small Wireless Facility Deployments in Public 

Rights-of-Way 
  2. Relating to Amendments to the Business, Growth and Reuse District - 

Recreational/Entertainment Facility - Indoor 
Ordinance O-2022-11 

    
  NON PUBLIC SESSION 
    
  ADJOURNMENT 
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.1. 

 
     
Meeting Date: September 7, 2022 
    
To: Mayor and Keene City Council 
    
From: Peg Bruce - Secretary 
    
Through: Patricia Little, City Clerk 
     
Subject: Keene Kiwanis Club - Request to Use City Property - Tree Lighting 

Ceremony 
     
  
Council Action: 
In City Council August 18, 2022. 
Referred to the Planning, Licenses and Development Committee. 
  
Recommendation:  
  
Attachments: 
1. Communication - Kiwanis Club 
  
Background: 
Annual request from the Keene Kiwanis Club to host the Tree Lighting Ceremony Friday, November 
25, 2022, on Central Square. 
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63 Emerald Street
PMB 451

Keene, NH 03431
keenekiwanis.org
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Treasurer
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Assistant Treasurer

Peg Bruce
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Secretary

Pam Wilson
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DIRECTORS:
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jeff Swenson

Scot Ward

PAST PRESIDENTS:

Elizabeth Say r e 2020 -21

Arthur Walker 2019-20

David Ganio 2018-19

Eli Rivera 2017-18

Paul Bothwell?01.6-17

Peg Bruce 2015-16

David Ganio 2014-15

Beth Healy 2013-L4

Gary Grashow 2012-13

Carl Allen 2011-12

Keene Kiutanls is a 50L k) 3

Or ganiza tion : t ilx exempt
number - 020458160.

Kiwanis
CLUB OF KEENE

August 12,2022

Mayor Hanseland the Keene City Council
3 Washington Street
Keene, NH 03431

Re: 1112512022 Kiwanis Tree Lighting, CentralSquare, Keene, NH

Dear Mayor Hansel and the Keene CiS Council:

The Kiwanis Club of Keene requests a license to produce the 2022 Kiwanis Tree Lighting
Event. The proposed date and time of the event is November 25,2022,5 p.m. to 8:00 p.m.

This event continues to compliment the Kiwanis' mission of supporting our local youth.

Keeping with tradition, we would once again like to decorate the Bandstand on Central Square
with wreaths and lights, decorate the City tree on Central Square and hope to put up a second
tree with battery operated mini lights on the Roundabout at the Marlboro Street and \Mnchester
Street intersection. We plan to do the decorating of Central Square on a Saturday in the
month of November 2A22 and take the decorations on Central Square down by the second
week of February 2023. (lt possible, we would keep the lights on through the lce and Snow
Festival, weather and City permitting.) We plan to string bars of soap on the trees to deter the
squirrel population from damaging the light strings. We had no lights damaged this past year.

ln spite of the bad weather, this past year's event was enjoyed by many and the decorations
are very much appreciated by our community. The children enjoyed the entertainment with the
bands and Mrs. Claus reading "Twas the Night Before Christmas. Santa's grand entrance with
assistance from Keene Fire Department was especially spectacular! Each year Kiwanis youth
groups participate and provide cookies and cocoa. Kiwanis distributes close to 600 Christmas
bells for the children to ring as Santa rounds the Common. We greatly appreciate the support
of the City of Keene departments who work together with Kiwanis to make the community
event special each year!

Feel free to contact me should there be any questions. I can be reached at 603-762-7276 or
at keenekiwanisinfo@gmail.com.

Thank you for your consideration of this request.

Sincerely,

Peg
Kiwanis Club of Keene
63 Emerald Street, PMB 451
Keene, NH 03431
603-762-7276
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.2. 

 
     
Meeting Date: September 7, 2022 
    
To: Mayor and Keene City Council 
    
From: Mari Brunner, Senior Planner 
    
Through: John Rogers, Interim Community Development Director 

Elizabeth Dragon, City Manager 
     
Subject: Relating to Amendments to the Land Development Code - Rural District 

and Conservation Residential Development Subdivision Regulations 
Ordinance O-2022-09-A 

     
  
Council Action:  
  
Recommendation: 
That Ordinance O-2022-09-A be referred to the Planning, Licenses and Development Committee. 
  
Attachments: 
1. Application 
2. Narrative 
3. Ordinance O-2022-09-A_referral 
4. O-2022-09-A_Redline 
5. Communication_Sarah & Parker Hansel_Redacted 
6. Communication_Tochterman 
7. Communication_Redfern 
8. Communication_Matthews 
9. Communication_Haas_Redacted 
10. Communication_Clark 
  
Background: 
A Public Hearing was held on September 1, 2022.  Prior recommendations included a vote of 7-1 of 
the Planning Board that Ordinance O-2022-09, as amended, is consistent with the Comprehensive 
Master Plan.   
 
The attached materials include the full text of Ordinance O-2022-09, as amended, relating to 
proposed amendments to the City of Keene Land Development Code, as well as excerpted sections 
of the adopted City of Keene Land Development Code that are proposed to be amended with 
Ordinance O-2022-09, as amended. Text that is highlighted in yellow and bolded is proposed to be 
added; and, text that is stricken through is proposed to be deleted. 
  
The proposed changes include: 
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 Reducing the minimum lot size for the Rural District from five acres to 2 acres. 
 Changing the density factor and minimum lot size for the Rural District within the Conservation 

Residential Development Subdivision (CRD) regulations to 2 acres per unit and 32,000 square 
feet, respectively. 

 Adding three density incentive options to the CRD regulations, including an open space 
density incentive, a solar incentive, and a workforce housing incentive. 

 Modifying the permitted uses within the CRD regulations for the Rural District and Low 
Density-1 District to include multifamily dwelling with limitations. The number of dwelling units 
per structure shall be limited to three, and this use shall only be permitted in conjunction with a 
workforce housing density incentive application. 

 Amending Table 8-1, "Permitted Principal Uses by Zoning District, and the "Permitted Uses" 
sections of the Rural, Low Density, and Low Density 1 Districts in Article 3 to display uses that 
are permitted within the Conservation Residential Development Subdivision regulations. 

 Removing the requirement to submit a “Yield Analysis Plan” as part of a CRD application. 
 Adding additional submittal and filing requirements for CRD applications include a request for 

a solar density incentive and/or a workforce housing density incentive. 

  
The intent of these proposed changes is to expand opportunity for housing development in the Rural 
District while maintaining and protecting environmentally sensitive areas. In addition, the intent of the 
proposed density incentive options is to promote community goals related to open space 
preservation, renewable energy, and providing a balanced and diverse housing stock. 
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CITY OF KEENE 

NEW HAMPSHIRE 
 

O-2022-09 Relating to Amendments to the City of Keene Land Development Code, Rural 

District and Conservation Residential Development Subdivision Regulations 

 

The attached materials include the full text of Ordinance O-2022-09 relating to proposed 
amendments to the City of Keene Land Development Code, as well as excerpted sections of the 
adopted City of Keene Land Development Code that are proposed to be amended with Ordinance 
O-2022-09. Text that is highlighted in yellow and bolded is proposed to be added; and, text that 
is stricken through is proposed to be deleted. 
 
The proposed changes include:  

 Reducing the minimum lot size for the Rural District from five acres to 2 acres. 
 Changing the density factor and minimum lot size for the Rural District within the 

Conservation Residential Development Subdivision (CRD) regulations to 2 acres per unit 
and 32,000 square feet, respectively. 

 Adding three density incentive options to the CRD regulations, including an open space 
density incentive, a solar incentive, and a workforce housing incentive. 

 Modifying the permitted uses within the CRD regulations for the Rural District and Low 
Density-1 District to include multifamily dwelling with limitations. The number of 
dwelling units per structure shall be limited to three, and this use shall only be permitted 
in conjunction with a workforce housing density incentive application. 

 Amending Table 8-1, “Permitted Principal Uses by Zoning District,” and the “Permitted 
Uses” sections of the Rural, Low Density, and Low Density 1 Districts in Article 3 to 
display uses that are permitted within the Conservation Residential Development 
Subdivision regulations.  

 Removing the requirement to submit a “Yield Analysis Plan” as part of a CRD 
application. 

 Adding additional submittal and filing requirements for CRD applications that include a 
request for a solar density incentive and/or a workforce housing density incentive. 

 
The intent of these proposed changes is to expand opportunity for housing development in the 
Rural District while maintaining and protecting environmentally sensitive areas. In addition, the 
intent of the proposed density incentive options is to promote community goals related to open 
space preservation, renewable energy, and providing a balanced and diverse housing stock.    
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O-2022-09 

1 

 

 

 
 
 
 

Twenty-Two 

 
Relating to Amendments to the Land Development Code 

 
 
 
 
That Chapter 100 of the Code of Ordinances of the City of Keene, New Hampshire, as amended, is hereby 
further amended by deleting the stricken text and adding the bolded and underlined text, as follows: 
 
 

1. That Section 3.1.2 “Dimensions & Siting” of Article 3 be amended as follows: 

Min Lot Area 5 acres 2 acres 

Min lot area per dwelling unit 

without city water & sewer 
5 acres 

Min lot area per dwelling unit with 

city water & sewer 
2 acres 

Min Lot Width at Building Line 200 ft 

Min Road Frontage 50 ft 

Min Front Setback 50 ft 

Min Rear Setback 50 ft 

Min Side Setback 50 ft 

 

2. That Section 3.1.5 “Permitted Uses” of Article 3 be amended to display “Dwelling, Two-
Family / Duplex” and “Dwelling, Multifamily” as permitted uses by a Conservation 
Residential Development Subdivision in the Rural District. 

3. That Section 3.3.5 “Permitted Uses” of Article 3 be amended to display “Dwelling, Two-
Family / Duplex” and “Dwelling, Multifamily” as permitted uses by a Conservation 
Residential Development Subdivision in the Low Density District. 

4. That Section 3.4.5 “Permitted Uses” of Article 3 be amended to display “Dwelling, Two-
Family / Duplex” and “Dwelling, Multifamily” as permitted uses by a Conservation 
Residential Development Subdivision in the Low Density 1 District. 

5. Update Table 8-1 “Permitted Principal Uses by Zoning District” in Article 8 to display 
“Dwelling, Two-Family / Duplex” and “Dwelling, Multifamily” as permitted uses by a 
Conservation Residential Development Subdivision in the Rural, Low Density, and Low-
Density 1 Districts. 

 

Page 16 of 37



O-2022-09 

2 

 

 

6. That Section 19.3.2.C “Density” of Article 19 be amended as follows: 

C. Density. The maximum number of dwelling units allowed within a conservation residential 

development subdivision shall be determined by dividing the total area of the existing tract by the 

density factor per dwelling unit specified in Table 19-2. 

1. The number of dwelling units allowed within a conservation residential development subdivision shall 

be determined by dividing the total area of the existing tract by the density factor per dwelling unit 

specified in Table 19-2. 

2. A density bonus may be granted to developments that meet the criteria for one or more of the 

density incentives detailed in Section 19.3.6. In no instance shall a total density bonus of more than 

30% above the standard allowable density be granted to any single development. This section shall 

not be waivable. 

 

7. That Table 19-1 “Dimensional Requirements for Conservation Residential Development 
Subdivisions” in Article 19 be amended to change the minimum lot area for the Rural 
District from 1 acre to 32,000 square feet. 

7.8.That Table 19-1 “Dimensional Requirements for Conservation Residential Development 
Subdivisions” in Article 19 be amended to add a footnote that states “New lots in the Rural 
District that are created as part of a CRD that are less than 1 acre in size may utilize an 
approved Subsurface Disposal System.” 

 
8.9.Remove Section 19.3.2.D “Open Space Reserve,” sub-section 2 of Article 19, which sates 

“Conservation residential development subdivisions in the Rural zoning district that 
permanently reserve 60% of the existing tract area or greater as open space shall be eligible 
for a density bonus, as noted in Table 19-2.” 

 

9.10. That Table 19-2 “Density & Open Space Requirements” in Article 19 be amended 
as follows: 

Zoning District Density Factor per 

Dwelling Unit1 

Min Open Space 

Rural 4 acres 2 acres 50% 

3 acres 60% 

Low Density-1  

(without city 

water) 

1 acre 50% 

Low Density-1  

(with city water) 

20,000 sf 50% 

Low Density 10,000 sf 50% 

1 Density bonus(es) may be granted as specified in 

Section 19.3.6 
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10.11. That Table 19-3 “Conservation Residential Development Permitted Uses” be amended as 
follows: 

Permitted Use Rural 

District 

Low 

Density-1 

District 

Low Density 

District  

Single-Family 

Dwelling 

P P P 

Two-Family 

Dwelling 

P P P 

Multifamily 

Dwelling 

P1 (max of 3 

dwelling 

units per 

structure) 

P1 (max of 3 

dwelling 

units per 

structure) 

P (max of 6 

dwelling 

units per 

structure) 

"P" = Permitted Use " - " = Use Not Permitted 

P1 = Use permitted with workforce housing density 

incentive  

11.12. That a new Section entitled “Optional Density Incentives” be added after Section 
19.3.5 of Article 19, as follows: 

Section 19.3.6: Optional Density Incentives 

Conservation Residential Development Subdivisions that meet certain performance criteria 

shall be eligible for a density bonus above the standard allowable density, up to a maximum 

of 30%. The 30% density cap shall not be waivable. If a density incentive is granted, the 

minimum lot size specified in Table 19-1 shall be waived. 

A.  Open Space Density Incentive. Conservation Residential Development Subdivisions with a 

minimum tract size of 10 acres that permanently reserve at least 65% of the existing tract 

area as open space shall be eligible for a density bonus of 10% or one dwelling unit, 

whichever is greater. 

B. Solar Density Incentive. Conservation Residential Development Subdivisions that meet the 

following criteria shall be eligible for a density bonus of 10% or one dwelling unit, 

whichever is greater: 

1.  At least 50% of the lots shall be solar-oriented. A "solar-oriented lot" shall mean a lot 

with its longest lot line dimension oriented to within thirty (30) degrees of a true east-

west line. 

2. The long axis of all dwelling units on solar-oriented lots shall be oriented so that the 

long axis faces within 20 degrees of true south. 

3.  At least four (4) kilowatts of solar PV shall be installed for each dwelling unit on a solar-

oriented lot. 
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4.  Where, as determined by the City, topographic, environmental, and soil conditions, and 

existing street configurations permit, the predominant pattern of new streets in 

subdivisions subject to this section shall be oriented within thirty (30) degrees of east-

west orientation. 

C.  Workforce Housing Density Incentive. Conservation Residential Development Subdivisions 

that meet the criteria below shall be eligible for a density bonus of 20% or one dwelling 

unit, whichever is greater. In addition, the permitted uses for a development that meets 

this section in the Rural District or Low Density-1 District shall include “multifamily 

dwelling” (max of 3 units per structure). 

1.  Workforce Housing, Owner-Occupied. A Workforce Housing Density Incentive will be 

granted to developments that guarantee the following: 

a.  Twenty percent (20%) or more of the units constructed will be sold at initial sale for 

a price that can be afforded by a household with an income not more than 80% of 

the HUD Median Area Income for a family of four in Cheshire County. 

b.  Units will be sold with a deed restriction and recorded housing agreement that 

names an Income Verification Agent who will verify that the purchaser meets the 

income requirements. The resale value of the unit shall be restricted to the 

affordable purchase price for a period of 30 years. The resale value of the unit is not 

to be more than the original purchase price plus two times the accumulated 

consumer price index. 

c.  All units built under this provision shall be of the same approximate size, character, 

quality, and construction as the market rate units, and shall be distributed evenly 

throughout the project. 

d.  Affordability shall be defined as housing that can be purchased under a 

conventional mortgage whereby the combined annual expenses for principal, 

interest, property taxes, homeowner’s insurance and condominium fees (if 

applicable) will not exceed 30% of household income. 

2.  Workforce Housing, Rental. A Workforce Housing Density Incentive will be granted to 

developments that guarantee the following: 

a.  Twenty percent (20%) or more of the units constructed will be rented for a price 

that can be afforded by a household with an income not more than 60% of the 

HUD Median Area Income for a family of three in Cheshire County. 

b. Units will be rented with a deed restriction and recorded housing agreement that 

names an Income Verification Agent who will verify that the renter meets the 

income requirements. The rental value of the unit shall be restricted to the 

affordable rental price for a period of 30 years. 

c. All units built under this provision shall be of the same approximate size, 

character, quality, and construction as the market rate units, and shall be evenly 

distributed throughout the project. 

d. Affordability shall be defined as housing that can be rented whereby the 

combined annual rental and utility expenses will not exceed 30% of household 

income. 
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3.  Assurance of Continued Affordability. In order to qualify as workforce housing under 

this section, the application shall make a binding commitment that the dwelling units 

will remain affordable for a period of 30 years. This shall be enforced through a deed 

restriction, restrictive covenant, or some other contractual arrangement through a 

local, state or federal housing authority or other non-profit housing trust or agency to 

administer this provision. No dwelling unit created by this bonus shall be occupied 

until written confirmation of the income eligibility of the tenant or buyer of the unit 

has been documented. 

 

12.13. That Section 25.10.5 “Submittal Requirements,” sub-section C “Conservation 
Residential Development Subdivision Applications” of Article 25 be amended as follows: 

In addition to the submittal requirements for a subdivision or boundary line adjustment in Section 

25.10.5.B, a completed application for a proposed conservation residential development subdivision 

shall include the following.  

1.  An overview plan (1-copy on 22-in by 34-in paper or larger size; 1-copy on 11-in by 17- in paper; 

and, an electronic pdf file), which displays the entire tract and any existing public roads, public or 

private protected lands, woodlands areas, surface waters, and precautionary or prohibitive slopes 

located within 200-ft of the tract.  

2.  An existing conditions plan displaying the location of primary and secondary conservation values 

as defined in Section 19.3 of this LDC.  

3.  A yield analysis (1-copy on 22-in by 34-in paper or larger size; 1-copy on 11-in by 17-in paper; 

and, an electronic pdf file) to determine the number of residential units that may be permitted 

within a conservation residential development subdivision. Although this plan shall be drawn to 

scale, it need not be based upon a field survey. The yield analysis may be prepared as an overlay 

to the existing conditions plan. 

a.  The yield analysis shall be performed by applying a conventional subdivision layout, including 

lots conforming to the dimensional standards of the underlying zoning district and streets 

needed to access such lots. The conventional layout shall reflect a development density and 

pattern, taking into account surface waters, floodplains, steep slopes, existing easements or 

encumbrances, and the suitability of soils for private subsurface wastewater disposal if City 

sewer service is not available. 

4 3.  A proposed conditions plan including the following.  

a.  The area(s) designated as Open Space, any common land and any specifically protected 

conservation values.  

b.  Any proposed uses of the Open Space (e.g. agriculture, recreation, forestry, etc.) and/or 

common lands shall be noted on the plan.  

c.  The location and dimensions of any proposed roads, sidewalks, and trails.  

5 4.  A landscaping plan (1-copy on 22-in by 34-in paper or larger size; 1-copy on 11-in by 17-in paper; 

and, an electronic pdf file) providing the following information:  
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a.  The location of existing wooded and vegetated areas and proposed changes to the outline of 

these areas.  

b.  The location, species and size of all landscaping materials proposed to be installed on the site, 

including street trees.  

c.  A table listing all plant species to be installed on the site, indicating the size (average height 

and width) at planting and at maturity as well as the number of each species to be installed. 

6 5.  Written documentation of the process applied by the applicant in the layout of the proposed 

conservation residential development subdivision to ensure that proposed or future 

development does not adversely impact primary and secondary conservation areas as defined in 

Section 19.3 of this LDC. 

6. Applications that include a request for the Solar Density Incentive in Section 19.3.6.B 

shall include the following information: 

a. A written request for the density incentive that describes how the application meets 

the requirements of Section 19.3.6.B. 

b. A solar access plan that displays the building areas or locations of structures on all 

solar-oriented lots in order to demonstrate that it would be possible to site a structure 

which is unshaded by other nearby structures, site features, or topography. This solar 

access plan shall demonstrate that the building areas or structures on solar-oriented 

lots are not obscured by any vegetation, building, or object for a minimum of four 

hours between the hours of 9:00 AM and 3:00 PM Standard time on any day of the 

year. This plan may be included as an overlay to the subdivision plan or site plan, if 

required. 

7.  Applications that include a request for the Workforce Housing Density Incentive in 

Section 19.3.6.C shall include the following information: 

a.  A written request for the density incentive that includes a calculation of the number of 

units provided under this section and a description of each unit’s size, type, number of 

bedrooms, estimated cost, location within the development, and other relevant data. 

c.  Written statement describing how the proposed development will meet the 

requirements of Section 19.3.6.C.3. 

d.  The Planning Board shall request additional information if, in their judgment, it is 

necessary to determine whether the requirements of Section 19.3.6.C have been met. 

 
 

13.14. That Section 25.10.9 “Filing,” sub-section C of Article 25 be amended as follows: 

C.  For approved conservation residential development subdivision applications, applicants shall also 

submit written documentation of any legal instruments required for the management of the 

designated Open Space land to the Community Development Department. In addition, 

applicants shall submit written documentation of any legal instruments required to 

demonstrate compliance with the criteria of any and all optional density incentives 

granted by the Planning Board. Such documents shall be submitted to the Community 
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Development Department and are subject to the review and approval of the City Attorney prior 

to signature. 
 
 
 
 
 
 
 
 
 

 
George S. Hansel, Mayor 
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.3. 

 
     
Meeting Date: September 7, 2022 
    
To: Mayor and Keene City Council 
    
From: Councilor Mitchell H. Greenwald 
    
Through: Patricia Little, City Clerk 
     
Subject: Councilor Mitchell Greenwald - Amendment to the City Council Rules of 

Order - Remote Access 
     
  
Council Action: 
In City Council July 21, 2022. 
Removed from the table. 
Voted 10 in favor and four opposed to Suspend Section 33 of  the Rules of Order to allow the 
consideration of this issue again in the same calendar year as the previous amendment.   
Referred the communication to the Planning, Licenses and Development Committee. 
 
In City Council July 7, 2022. 
Tabled until the next regular meeting.  
  
Recommendation:  
  
Attachments: 
1. Communcation_Greenwald 
2. Section 4 - Quorum and Remote Participation 
  
Background: 
Councilor Greenwald is requesting a further amendment to the Rules of Order that would provide that 
a member could be allowed to participate remotely for personal reasons up to two meetings per 
year.  This maximum of meetings would not apply to being remote for serious health issues, 
disability, or out-of-town employment responsibilities.     
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