
 
 

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

November 9, 2022 
6:00 PM

 
 
 
    
A. AGENDA ITEMS 
  1. Relating to Amendments to the Business, Growth and Reuse District - 

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

  2. Relating to Amendments to the City of Keene Land Development Code 
Ordinance O-2022-09-B 
Written Testimony Submitted 
- Dr. Don Caruso, Cheshire Medical Center 
- Mr. Cole Mills 
- Rev. Elsa Worth, St. James Episcopal Church 
- Ms. Janet Furcht 

  3. Relating to Notice Requirements for Small Cell Wireless Facility 
Deployments 
Ordinance O-2022-16 

  4. Relating to the Use of Central Square Common and Railroad Square 
Ordinance O-2022-14 - Proposed Draft Amendments 

  5. Rules of Order Amendment - Remote Participation - City Attorney 
    
B. MORE TIME ITEMS 
  1. Communications Relative to Public Health Concerns of Small Cell 

Wireless Facilities, and Possible Revisions to Ordinance O-2019-18-A 
  2. Councilor Mitchell Greenwald - Amendment to the City Council Rules of 

Order - Remote Access 
    
  NON PUBLIC SESSION 
    
  ADJOURNMENT 
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Cheshire Medical Center■ Dartmouth 
Sf Health

November 4, 2022

To: Keene City Council
Keene Planning Board

From: Don Caruso, MD, MPH
President and CEO, Cheshire Medical Center

Re: Proposed Zoning Changes for Workforce Housing

I am writing on behalf of Cheshire Medical Center, a member of the Dartmouth Health system, 
to express our strong support in favor of proposed changes to the City of Keene zoning rules to 
include a workforce housing density incentive.

Everything we do at Cheshire is fueled by our commitment to deliver excellent, compassionate 
care in a safe, well-run environment. From routine appointments to life-threatening personal 
emergencies, our integrated teams of medical professionals can address patients' specialized 
needs.

This experienced depth of care we provide to our community is threatened by a severe lack of 
staffing in large part due to limited affordable housing in the area.

As the largest employer in the region, our recruitment efforts are significantly hampered by the 
general lack of affordable housing. Cheshire recruits for staff across a broad area due to a 
relative lack of local candidates, and a large number of new hires need to relocate. Affordable 
housing is one of the most common reasons for candidates to decline employment offers.

Using an average of 33% of household income for housing costs as the measure of affordability, 
the vast majority of our staff would not meet that target given the rapid escalation of home 
prices and rents. Even newly minted nurses would qualify for a subsidy if one were available. In 
addition, the vacancy rate for rental units is so low that many staff cannot find housing at any 
price.

Cheshire Medical Center 
Dartmouth Health
580 Court Street, Keene, NH 03431

Tel (603) 354-5400 
www.cheshiremed.org
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In September 2020 Cheshire sponsored a UNH Survey Center poll as part of our Community 
Needs Assessment for the region. "More affordable housing" was ranked the top need to make 
the community a better place to live followed by "availability of better jobs" and "more 
transportation options". "More affordable housing" was the top ranked need in our 2017 
survey as well.

There is a national shortage of healthcare workers across all job types. Cheshire currently has 
over 200 vacancies, positions that are critical to our ability to care for patients. Competition for 
recruits is intense, yet Cheshire is less competitive than hospitals in other regions due to the 
availability of high-quality affordable housing.

I encourage the Planning Board and City Council to approve the proposed zoning changes, and
housing stock in Keene and the region.

Don Caruso, MD 
CEO & President
Cheshire Medical Center 
Dartmouth Health
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November 7, 2022 
 
 
Dear Mayor Hansel and the City Council: 
 
In addition to my testimony at the November 3, 2022 City Council meeting, I wanted to put my 
opposition to the proposed CRD ordinance into writing. 
 
The revisions to the zoning ordinances will not achieve the desired impact of providing affordable 
housing to Keene.  By opening the rural areas to development, you will encourage a focus on building 
expensive homes. 
 
No one, not the city planning employees, not the members of the joint PLD / PB nor the passionate 
speakers from the Monadnock Interfaith Project can cite data or facts to support the need for packing 
the rural areas, especially those not served by city water and sewer, with new homes on small lots. 
 
Workforce housing and homelessness will not be addressed through the CRD changes.  Rather, it will 
divert local resources, to expensive single-family homes.  One CRD mentioned during the meeting was 
Schuyler Way off Daniels Hill Road.  Between January 2020 and November 2022, three properties 
changed hands with selling prices of $426,000 to $552,000 (new construction).  Each of these are on 
about an acre of land.  Similarly, new construction at 15 Daniels Hill on a 2-acre lot sold for $488,000.  
Five homes were developed on Old Walpole Road (low density zoned), each on a lot of about 1/3 of an 
acre, and sold between $452,000 to $500,000. 
 
The cost to build in the rural neighborhoods, especially, when they are not serviced by city utilities like 
sewer and water will far exceed the workforce affordability maximum of $233,000 (cited in Ms. 
Brunner’s presentation) by almost $60,000.   
 

• Land - $50,000 

• Septic - $30,000 

• Well - $15,000 

• Land improvements - $15,000 

• 1,200 square foot structure at $150 a square foot $180,000. 
 
Total Price $290,000 
 
According to FannieMae, the actual affordability amount is actually much less because of Keene taxes.  
Affordable monthly housing cost defined by multiplying 80% the area median income ($76,500 annually 
or $6,300 monthly) by 30%.  This supports a selling price of $220,000 with a $44,000 down payment.  In 
other words, the numbers presented are optimistic.    
 
This being said, there are 24 homes listed for sale in Keene for $250,000 or less that are currently 
available. 
 
If the city planners, PLD and PB are serious about addressing affordable housing and aligning with the 
City’s environmental objectives, it should limit its zoning code changes to those areas that can support 
denser development, increase the walkability to downtown and provide for vibrant stable, non-student 
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neighborhoods around the college.  Considering Keene State College has reduced full-time enrollment 
from over 5,000 students to about 3,400, it is more important to focus on converting the homes 
surrounding the college from boarding houses to stable single-family or multi-family properties.  
 
In contrast, reducing the requirements for eligible tracks to qualify for CRD treatment and providing 
enhancements for solar positioning and ADUs rural neighborhoods will be destroyed as developers 
cherry pick where to build and maximize the number of homes.  Under the proposed rules, 4 to 6 homes 
could be built on 160 feet of road frontage where it is currently one is allowed.  These will all have septic 
and well and require two-car households (as they are not walkable to downtown or even the closest 
grocery store). 
 
Changes to the CRD rules and regulations is a hidden tax increase on existing property owners.  Dan 
Langille, the property tax appraiser, stated at an earlier PLD / PB joint meeting that when valuing land, 
appraisal rules require him to look to value the land at its “highest and best use.”  This means that if 
someone’s property could qualify for CRD development, it will be tax assessed accordingly.  While Ms. 
Bruner is correct in stating it is up to the landowner to subdivide or pursue CRD development, such an 
election is not required for the city to subject the owner to higher taxes.  This would put an unnecessary 
burden older residents and those on fixed incomes who have lot sizes that cannot avail themselves of 
current use tax benefits.    
 
Those of us who oppose changing the CRD rules and regulations, provided the facts and data that prove 
that changes to the CRD rules are bad for Keene and, especially, the neighborhoods they impact.  In 
contrast, no such evidence was presented those who support the changes.    
 
CRD changes will do NOTHING to change the affordable housing situation or homelessness in our 
community. 
 
Sincerely, 
 
 
 
Cole Mills 
68 Langley Road 
Keene, NH 03431 
 

Page 12 of 20



November 7, 2022 

To the Honorable Mayor Hansel and the City Council of Keene, 

Every day from my vantage point at St. James I see the effects of the lack of housing in our 
city.  You may assume I am referring to my neighbors at Hundred Nights, who have certainly 
been a population of concern for my congregation.  But there will certainly be later 
opportunities to contact you about shelter for those who are unhoused. 

What I’m referring to today are the many (fairly desperate) help wanted signs downtown, the 
experience of diminished business hours and services in town, and the number of people I 
know who are looking for housing to rent or buy and simply cannot afford the prices in 
Keene - if, that is, if they able to find available housing at all.  If Keene wishes to grow and 
thrive and continue to be a lively place to live, work and get the social care we need, we 
must allow more attractive and affordable workforce level housing to be built. 

I support the Ordinance O-2022-09-B Land Development Code amendments and support 
the addition of an open space density incentive, a solar incentive, and a workforce housing 
incentive added to the CRD regulations.  I also hope the permitted uses within the CRD 
regulations will be modified for the Rural District and Low Density-1 District to include 
multifamily dwellings in conjunction with a workforce housing density incentive application. I 
believe these incentives will help developers create not only the housing we need, but do it 
by preserving green space and creating warm, connected and attractive new neighborhoods. 

I have previously lived in places with this kind of density development zoning.  It was a 
wonderful way to create more housing while at the same time preserving the beauty of rural 
areas. When people think of developments and subdivisions, they think of a sprawling cluster  

  44 West Street     Keene, NH   03431      603-352-1019      www.stjameskeene.com
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of homes, each with their own yards and thousands of square yards of new pavement. The 
proposed incentives and amendments will create a completely different kind of development 
that will attract happy neighbors and new workers to our city in new neighborhoods that are 
designed to save energy and become friendly neighborhoods. 

I recognize it is hard for people to envision a change they have never seen before, especially 
if it feels threatening to the way we’ve always had it. I also highly treasure how important it is 
to retain green and untouched areas in every community, which thankfully in Keene we have 
in abundance.   These amendments and incentives, however, provide a respectful and 
important “middle way” that will benefit our city as a whole while preserving the beauty of 
Creation at the same time.  I urge our leaders to do everything possible to bring new life and 
healthy productivity to Keene through this common-sense ordinance change by voting yes 
on the Ordinance O-2022-09-B Land Development Code amendments, as well as on the 
addition of the incentives mentioned above. 

Faithfully, 

The Rev. Elsa H Worth, St. James Episcopal Church

  44 West Street     Keene, NH   03431      603-352-1019      www.stjameskeene.com
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O-2022-14 with proposed amendments 
 

 
Twenty-two 
 

            Relating to the Use of Central Square Common and Railroad Square 
 

 

 

That the Ordinances of the City of Keene, as amended, are hereby further amended by deleting the 
stricken text and inserting the bolded text in Chapter 46, Licenses and Permits; Article XVIII, 
Street Fairs or Community Events; Division 2, Permits; and, Article XXI, Use of Central Square 
Common and Railroad Square; Division 2, Permits,  as follows: 
 
 

ARTICLE XVIII. STREET FAIRS OR COMMUNITY EVENTS 
 

DIVISION 2.  PERMIT LICENSE 
 
Sec. 46-1006. Criteria for issuance. 
 

The city council may grant a street fair or community event licensepermit for a period not to 
exceed three days for the purpose of conducting street fairs or other community events, including 
but not limited to the sale of merchandise by commercial retailers or by community associations.  

 
Sec. 46-1007. Approval of uses. 
 

Under the provisions of such street fair or community event permit license, the license holder 

shall have control and supervision within the licensed event area of all uses, including but not 

limited to, by vendors, groups or sidewalk obstruction license holders, which shall be approved 
by the person receiving the permit license holder; provided however, that the City shall retain 

authority, supervision and control over the public health, safety and welfare within the 

licensed event area.  
 

Sec. 46-1008. Registration. 
 

Hawkers and peddlers and other such vendors will be required to register with the holder of 
the street fair or community event permit license and shall be exempt from division 2 of article 
VIII of this chapter pertaining to hawkers and peddlers, except those organizations requiring 
registration by the charitable trust division of the office of the attorney general.  

 
Sec. 46-1009. Participation fee. 
 

The holder of the street fair or community event permit license shall assess no more than one-
half the normal participation fee for hawkers and peddlers or sidewalk obstruction license holders 
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currently licensed by the city clerk who wish to participate are permitted by the license holder 

to participate in the street fair or community event.  
 

Sec. 46-1010. Fee. 
 

The fee for a license granted under this division shall be as set forth in the schedule of fees in 
appendix B to this Code.  
 
 
 

ARTICLE XXI. USE OF CENTRAL SQUARE COMMON AND RAILROAD SQUARE 
 

DIVISION 2.  PERMIT 
 

Sec. 46-1161.  Scope. 
 

Except as provided in ARTICLE XVIII, authorizing a license for Street Fairs or 

Community Events, Central Square Common and Railroad Square are public areas that are 
intended for public use. Accordingly, no person or group shall claim any kind of exclusive right 
to use or occupy either of these public areas.  
 
Sec. 46-1162.  Required; application; rules; standard fees for use. 
 

(a) Exclusive use of any of the public facilities (e.g., bandstand, electricity) located on 
Central Square Common or Railroad Square may be granted for a time period of 
definite duration.  

(b) Application for such a permit shall be made at the parks, recreation and facilities 
department during normal business hours, Monday through Friday.  

(c) The parks, recreation and facilities director may develop rules for the use of such 
public facilities on the Central Square Common and Railroad Square.  

(d) The director will establish standard fees for the use of these facilities which must 
be paid in advance.  

 
Sec. 46-1163.  Limitations on issuance. 
 

The issuance of a permit by the parks, recreation and facilities director for the use of any 
of the public facilities located on the Central Square Common or Railroad Square shall in no way 
be construed as a license for any person or group to:  

 
(1) Claim exclusive use of the remainder of either public area, except as provided in 

ARTICLE XVIII;  
(2) Expect extra or special police protection or traffic control;  
(3) Alter any public facility;  
(4) Use any sign other than a handheld sign as defined in chapter 74 containing the sign 

code;  
(5) Block pedestrian or vehicle traffic;  
(6) Become disorderly; or  
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(7) In any other way violate the law.  
 

Sec. 46-1164.  Payment of costs. 
 

Any person or organized group which sponsors a gathering of people in the Central Square 
Common or at Railroad Square which results in significant cleanup costs or damage to public 
property or extra police protection or traffic control shall be billed the total of such costs, and such 
group shall be responsible for paying such costs to the city. Accordingly, any person or group 
contemplating such a gathering at Railroad Square or the Central Square Common is encouraged 
to contact the parks, recreation and facilities department well in advance of any such gathering so 
that the person or group can have an idea in advance of the potential costs that may be involved 
and so that the parks, recreation and facilities department can begin to alert other city departments 
to be prepared for the gathering to the extent necessary.  
 
 
 
 

__________________________________________ 
      George S. Hansel, Mayor 
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SECTION 4. QUORUM AND REMOTE PARTICIPATION. The majority of the Councilors elected 

shall constitute a quorum. Roll call attendance will be taken before the start of all meetings of 

the City Council. In the event that a quorum is not achieved, the meeting shall be rescheduled 

by the Mayor or the Temporary Chairman (“Chair”).  Unless otherwise permitted by law, a 

quorum shall be present at the physical location of the meeting.  One or more members, but 

less than a quorum, may participate in the meeting electronically or telephonically when 

permitted to do so by the Mayor or the City Council, and when their physical attendance is not 

reasonably practical, provided that all members of the public body, and the public, can hear 

and/or be permitted to speak to each other.  Remote participation by members is discouraged.  

A member wishing to participate remotely must notify the City Clerk at least 24 hours prior to 

the meeting or remote participation shall not be permitted.  Upon such notification, the City 

Clerk shall take appropriate action to provide for remote electronic or telephonic access by 

the member to the meeting, and shall provide the requesting member with the information 

necessary to access the meeting.  At the time appointed for the meeting, the Chair shall 

recognize the member requesting remote participation.  Any The member participating 

remotely shall state for the minutes the reason for their non-attendance request, and shall 

identify any other person(s) present in the location from which the member is participating.  

The Chair shall call for any objection to the request for remote participation.  In the absence 

of objection, the request shall be granted.  If there is objection, the request shall be placed 

before the City Council for a vote.  The denial of the request shall require a 2/3 roll call vote 

of the members present.  If one or more members are participating remotely in the meeting, 

Aall votes shall be by roll call.  Physical attendance shall be deemed to not be “reasonably 

practical” in the event of serious health issues, disability, out of town employment 

responsibilities, or otherwise permitted in the reasonable discretion of the public body. The 

foregoing Rule with respect to a quorum and remote participation shall also apply to 

participation in Committee meetings of the City Council. 
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