
 
 

City of Keene Planning Board  
 

AGENDA 
 

Monday, August 23, 2021    6:30 PM City Hall, 2nd Floor Council Chambers 
 

NOTE: The public may join the meeting online or at City Hall in the 2nd Floor Council Chambers. To access the meeting 
online, visit www.zoom.us/join or call (888) 475-4499 and enter the Meeting ID: 857 8338 6440.  

 
I. Call to Order – Roll Call 

 
II. Minutes of Previous Meeting – May 24, 2021  

 
III. Boundary Line Adjustment 

 
S-04-21 – Boundary Line Adjustment – 147 & 157 Gilsum St – Applicant Monadnock Land Planning, on behalf 
of owners Michael Pappas and Eunice Pappas of 147 Gilsum St (TMP# 530-057-000) and Michael Pappas of 157 
Gilsum St (TMP# 530-056-000), proposes a boundary line adjustment between the two properties. This adjustment 
would result in a transfer of 3,777 square feet (sf) from the 13,658 sf parcel located at 147 Gilsum St to the 35,817 
sf parcel located at 157 Gilsum St, and a transfer of 359 sf from the 157 Gilsum St parcel to the 147 Gilsum St parcel. 
Both properties are located in the Low Density District. 

 
IV. Public Hearing 
 

SPR-04-21 – Site Plan – 122 & 124 Water St – Applicant Hundred Nights Inc., on behalf of owner Green Diamond 
Group LLC, proposes to construct a 15,000-sf building for use as a homeless shelter and other associated site 
improvements on the properties located at 122 Water St (TMP# 585-027-000) and 124 Water St (TMP# 585-028-
000). The 122 Water St site is 0.33-ac in size. The 124 Water St site is 0.29-ac in size and is located in the Downtown 
Historic District. Both properties are located in the Business Growth and Reuse District, Sustainable Energy Efficient 
Development Overlay, and Downtown Railroad Property Redevelopment Districts. 
 
Change to Planning Board Site Plan Regulations: The City of Keene Community Development Department 
proposes to amend the Keene Planning Board regulations related to the review of Major Site Plans to require that 
any Major Site Plan application for new buildings or additions to buildings, which are younger than 50 years old, that 
are located in the Downtown Historic District, be reviewed and commented on by the Historic District Commission 
prior to the Planning Board closing the public hearing on the application. This proposed amendment would affect 
Sections 25.1.10 and 25.12.8.B, and Table 25-1 of the adopted City of Keene Land Development Code, which will 
become effective on September 1, 2021.   
 

V. Minor Project Review Committee  
a. Review of Committee Roles and Responsibilities 
b. Appointment of Members  

 
VI. Community Development Director Report 

 
VII. New Business 

 
VIII. Upcoming Dates of Interest – May 2021 

 Planning Board Steering Committee –  September 14, 11:00 AM 

 Planning Board Site Visit – September 22, 8:00 AM – To Be Confirmed 

 Planning Board Meeting – September 27, 6:30 PM 

 
 

http://www.zoom.us/join
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Monday, May 24, 2021 6:30 PM Council Chambers 

8 

Members Present: 

Pamela Russell Slack, Chair 

George S. Hansel, Mayor 

Michael J. Remy, Councilor 

Emily Lavigne-Bernier 

Roberta Mastrogiovanni 

Gail Somers 

Members Not Present: 

David Orgaz, Vice Chair  

Andrew Weglinski 

Harold Farrington, Alternate 

Tammy Adams, Alternate 

Staff Present: 

Rhett Lamb, Asst. City Manager/Community 

Development Director 

Tara Kessler, Senior Planner 

Mari Brunner, Planner 

9 

10 

I) Call to Order – Roll Call11 

12 

Chair Russell-Slack called the meeting to order at 6:30 pm and a roll call was taken. 13 

14 

II) Minutes of Previous Meeting – April 26, 202115 

16 

A motion was made by Mayor George Hansel to approve the April 26, 2021 meeting minutes. 17 

The motion was seconded by Gail Somers and was unanimously approved by roll call vote. 18 

19 

III) Extension Request:20 

21 

SPR-01-18, Modification #1 – Site Plan – 809 Court St – Owner and Applicant, 22 

Hillsborough Capital LLC, is requesting a one-year extension of the timeframe for 23 

achieving active and substantial development of the site plan for 809 Court Street for the 24 

demolition of the existing 19,943 sf building and the construction of a 28,800 square foot 25 

(sf) indoor athletic facility in its place. This is the second extension request for this site 26 

plan. The applicant is also requesting to continue to occupy the existing building as an 27 

athletic facility until the new building is constructed. The parcel is TMP# 219-005-000-28 

000-000 and is located in the Commerce District29 

30 
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Mr. Steven Holland, applicant addressed the Board and stated they had been using this site at 809 31 

Court Street in a temporary manner since November 2019 through February 2020 and were 32 

required to shut down due to the pandemic. He indicated the pandemic has set their business 33 

back, but they are still operating the athletic facility on a temporary basis. They are working on a 34 

detailed plan per the original site plan and need more time to complete it. 35 

36 

Chair Russell-Slack asked what kind of programs are being conducted at this time. Mr. Holland 37 

stated they are running a sports performance program, an obstacle course, ninja warrior training, 38 

they have a 45-yard turf field that runs down the center of the building, two batting cages (youth 39 

and adult), they have also been growing their adult fitness program significantly and have 40 

incorporated personalized fitness into their center.  41 

42 

Staff comments were next. Senior Planner Tara Kessler noted this is a second extension request 43 

and the applicant has noted their reasons for their request. She noted the extension request also 44 

has a request from the applicant to continue their operation through the timeframe it takes them 45 

to achieve active and substantial development of their site. Ms. Kessler went on to say that the 46 

current timeframe expires in June 2021 and the extension if granted today, gives them another 47 

year. She noted there is a possibility for the applicant to request a third extension but the 48 

regulations don’t allow for more than three extensions and the criteria for granting a third can be 49 

difficult to meet. Ms. Kessler added if the applicant has exhausted all of their extension requests, 50 

the site plan granted in 2018 would no longer be valid and if they wish to move forward in the 51 

future they would have to re-apply for a site plan. 52 

53 

The Chair asked for public comment. With no comment from the public, the Chair closed the 54 

public hearing. 55 

56 

The Mayor stated even though these types of requests usually receive scrutiny, however, due to 57 

the pandemic it is causing delays and had no issue granting the applicant’s request. 58 

59 

A motion was made by Mayor George Hansel that that Planning Board to extend the deadline for 60 

achieving active and substantial development of the site plan SPR 01-2018 for 809 Court Street 61 

(TMP# 219-005-000) for the demolition of the existing 19,943 sf building and the construction 62 

of a 28,800 square foot (sf) indoor athletic facility to June 17, 2022, and to permit the applicant 63 

to continue to occupy the existing building as an athletic facility until the new building is 64 

constructed. 65 

The motion was seconded by Councilor Michael Remy and was unanimously approved by roll 66 

call vote. 67 

68 

69 

70 

71 

72 

73 

74 

75 
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IV) Boundary Line Adjustment  76 

 77 

S-03-21 – Boundary Line Adjustment – 510 Washington St & 0 Fox Ave – Applicant and 78 

owner Toby Tousley of 510 Washington St (TMP# 532-003-000), on behalf of owner 79 

Fox Trail Farm LLC of 0 Fox Ave (TMP# 519-037-000), proposes a boundary line 80 

adjustment between their two properties. The adjustment would result in a transfer of 2.4 81 

ac from the 3.2 ac parcel located at 510 Washington St to the 15.8 ac parcel located at 0 82 

Fox Ave. A waiver is requested from Sec. III.C.5.b of the Planning Board Regulations 83 

regarding the requirement to submit a survey showing all metes and bounds of the revised 84 

parcels. The 510 Washington St property is located in the Commerce and Low Density 85 

Districts and the 0 Fox Ave property is located in the Rural District 86 

 87 

A. Board Determination of Completeness 88 

Planner Mari Brunner stated the applicant has requested exemptions from submitting grading, 89 

landscaping, lighting plans and technical reports as no new development is proposed at this time. 90 

She indicated staff recommends granting the exemptions and accepting the application as 91 

complete. She further stated the applicant is also requesting a waiver from completing a full 92 

metes and bounds survey for the 50.8 acre parcel at Fox Avenue, which is require under the 93 

Board Regulations. Ms. Brunner stated the portion of the parcel at 0 Fox Avenue impacted by the 94 

proposed adjustment has been surveyed and is displayed on the submitted plans along with the 95 

complete metes and bounds for 510 Washington Street. She indicated that since this is a waiver 96 

request, the Board will need to open the public hearing first prior to a vote on the request.    97 

A motion was made by Mayor George Hansel that the Planning Board accept this application as 98 

complete. The motion was seconded by Councilor Michael Remy and was unanimously 99 

approved by roll call vote. 100 

B. Public Hearing 101 

The Chair noted the Board will need to address the Waiver Request from Standard III. C.5.b. of 102 

the Site Plan and Subdivision Regulations to provide a metes and bounds survey for property 103 

located at 0 Fox Avenue TMP# 519-037-000. The Chair asked the applicant to address the 104 

waiver request. 105 

Mr. Toby Tousley of 500 Washington Street addressed the Board and went over the waiver 106 

criteria for requesting a waiver. 107 

a)That granting the waiver will not be contrary to the spirit and intent of these regulations;  108 

Mr. Tousley stated an updated survey of the properties will be required if the lots involved were 109 

small and there was danger of one of the lots becoming non-conforming due to lot size or 110 

setbacks. In this case 0 Fox Avenue is 16 acres in size and there is no development being 111 

proposed at this time. Because of the large cost involved in surveying the parcel granting the 112 

waiver will not be contrary to the spirit and intent of these regulations. Mr. Tousley recalled a 113 

similar request on Wyman Road and for the Colonial Theater. 114 

 115 

 116 
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b) That granting the waiver will not increase the potential for creating adverse impacts to 117 

abutters, the community or the environment;  118 

Mr. Tousley stated the area of the proposed boundary line adjustment will severely limit the 119 

ability of further development. Access from Washington Street will be limited to the existing 120 

retail area and there will be no further changes and thus granting the waiver will not increase the 121 

potential for creating adverse impacts to abutters, the community or the environment. He noted 122 

the portion being added onto Fox Avenue will have no direct access from Washington Street. 123 

c) That granting the waiver has not been shown to diminish the property values of abutting 124 

properties.  125 

Mr. Tousley stated the area of the proposed boundary line adjustment will severely limit the 126 

ability of further development. Access from Washington Street will be limited to the existing 127 

retail area and there will be no further changes and thus granting the waiver will not diminish the 128 

property values of abutting properties.  129 

d) Consideration will also be given to whether strict conformity with the regulations or 130 

Development Standards would pose an unnecessary hardship to the applicant. 131 

Mr. Tousley stated given the large cost of surveying the 16 acre parcel for this boundary line 132 

adjustment and such survey is not required for the Board’s review - strict conformity with the 133 

regulations or Development Standards would pose an unnecessary hardship to the applicant. 134 

A motion was made by Mayor George Hansel to grant the requested waiver from Standard III. 135 

C.5.b. of the Site Plan and Subdivision Regulations that all metes and bounds be surveyed for 136 

parcel at 0 Fox Avenue TMP# 519-037-000 for Boundary Line Adjustment S-03-21. 137 

The motion was seconded by Councilor Michael Remy and was unanimously approved by roll 138 

call vote. 139 

Mr. Tousley addressed the Board again with reference to a map and noted the locations of 140 

Washington Street, June Street and Fox Avenue. He indicated the portion of the lot along 141 

Washington St that he is looking to attach to the larger parcel at 0 Fox Ave. He also noted where 142 

he understood June Street to extend to the property at 0 Fox Ave and indicated there are two 143 

subdivisions signed by the Planning Board and recorded at the Cheshire County Registry of 144 

Deeds that show access to this property from June Street. He referred to the deed for the parcel at 145 

0 Fox Ave that references two monuments at the end of June Street. He noted that the survey 146 

done in 1973, found those monuments still exist. Mr. Tousley stated he is not proposing any 147 

development or access to this property but would like confirmation this access exists.  148 

Mr. Tousley indicated that a portion of the parcel along Washington St is located in the 149 

commerce zoning district but the rest is zoned residential. He felt removing the piece of the 150 

parcel in the residential zoning district from the parcel along Washington St would limit 151 

development of the parcel. He added the reason this property is in the commerce zone is because 152 

of a mini golf course, a use that existed on this site many years ago. 153 

Mr. Tousley noted the wetlands and steep slopes that exist on this site, which he stated would 154 

prohibit him from being able to develop the parcel at 0 Fox Ave. He also noted this proposed 155 

adjustment would have no effect on zoning.  156 
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This concluded the applicant’s comments. 157 

Staff comment were next. Ms. Brunner stated engineering did provide comments on this 158 

application. Staff does not have an answer yet regarding the June Street access issue. She noted 0 159 

Fox Avenue does not have frontage on a Class V Road and this boundary line adjustment would 160 

not change this condition if it were approved. However, if development is proposed in the future 161 

or if 0 Fox Avenue is subdivided in the future, at that time the owner of 0 Fox Avenue would 162 

have to demonstrate legal access from and frontage on a Class V Road. 163 

Ms. Brunner noted there were public comments on this application which have been shared with 164 

the applicant and the Planning Board in advance of the meeting and those comments have also 165 

been placed in the project file. 166 

Ms. Brunner reviewed the standards relevant to this application. Her review is summarized 167 

below.  168 

Hillsides: Ms. Brunner noted that there appears to be some precautionary slopes present on the 169 

back portion of the 510 Washington Street parcel within the area of land that is proposed to be 170 

conveyed to 0 Fox Avenue; however, no steep slopes are present on the portion of this lot that 171 

would remain after the adjustment. In addition, both precautionary and prohibitive slopes appear 172 

to be present on the 0 Fox Avenue parcel. Since the size of the 0 Fox Avenue parcel would 173 

increase as a result of this proposal, the boundary line adjustment would not make the 0 Fox 174 

Avenue parcel non-conforming with respect to lot size. In addition, no development or site work 175 

is currently proposed on either parcel. This standard appears to be met. 176 

Flooding: Neither parcel is located in the 100-year floodplain or the floodway.  177 

Comprehensive Access Management: There are no changes proposed to the access for either 178 

parcel.  179 

Wetlands & 17. Surface Waters: There are 17,757 sf of wetlands located on the back portion of 180 

the 510 Washington Street parcel within the area of land that is proposed to be transferred to 0 181 

Fox Avenue. There will only be a very small area of wetlands remaining on the Washington 182 

Street parcel after the adjustment (146 sq ft). It is possible that some wetlands are located on the 183 

0 Fox Avenue parcel as well. Because the size of the 0 Fox Avenue parcel would increase as a 184 

result of this proposal, the boundary line adjustment would not make the 0 Fox Avenue parcel 185 

non-conforming with respect to lot size after accounting for wetland/surface water area. In 186 

addition, no development or site work is currently proposed on either parcel. This standard 187 

appears to be met.  188 

This concluded staff comments.  189 

The Chair then asked for public comment. 190 

Mr. Carter Chamberlain of 11 Fox Avenue addressed the Board and stated he heard mentioned 191 

that there is a portion of land at the end of Fox Avenue that is not taxed to anyone and wasn’t 192 

sure if he heard that comment correctly. Ms. Brunner in response stated the city’s online 193 

assessing map does not show Fox Avenue extending up to 0 Fox Avenue. She indicated more 194 

research is required to figure out who owns this land. Mr. Lamb added it is not uncommon for 195 
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older subdivisions to have portions of road dedicated for road construction that were never built 196 

and could up in the situation as being described here.  197 

Ms. Becky Kohler of 22 June Street was the next to address the Board. Ms. Kohler stated she had 198 

submitted comments to staff in advance of the meeting. Ms. Kohler went on to say that based on 199 

the documents shared by the applicant, it seems like the section the applicant anticipates access 200 

to 0 Fox Ave is through their property or what they believe to be their property. She stated she 201 

understands this is not an issue the Planning Board would address and the road currently does not 202 

exist as indicated on the applicant’s map and wanted her comment documented. The Chair 203 

clarified with the Community Development Director the public communication sent in would be 204 

made part of this application file. Mr. Lamb answered in the affirmative.  205 

Ms. Kohler asked whether a metes and bounds survey would address this question and provide 206 

more information around access. Mr. Lamb stated a surveyor can identify the location of rights-207 

of-way surrounding a property, which has been done, but a full metes and bounds will not 208 

resolve the question of whether access to 0 Fox Avenue exists on June Street. 209 

With no further comment, the Chair closed the public hearing. 210 

Mr. Tousley asked to address the Board again. The Chair reopened the public hearing 211 

Mr. Tousley stated he would like to provide additional information on June Street. He indicated 212 

the information he has is based on lengthy work done by Attorney Bradley dating back many 213 

years ago. He also had an informal discussion with the Public Works Director and reviewed June 214 

Street and Fox Avenue. This portion of June Street was never used so is not a Class V road. He 215 

felt the Kohler property is being overly taxed on property they do not own. He stressed he has no 216 

intention of accessing June Street. Mr. Lamb in response stated, staff had spoken with the Public 217 

Works Director and Mr. Blomquist has the same information the Community Development 218 

Department staff has and agrees with the recommendation staff is providing tonight. 219 

With no other comments, the Chair closed the public hearing again. 220 

Councilor Remy noted the applicant had indicated using previously approved subdivision plans 221 

as a point of reference regarding June Street access and clarified that the Board at this time was 222 

not voting on whether June Street extends to the property at 0 Fox Ave.  223 

Mr. Lamb in response clarified what the Councilor is asking is that the Board is not taking a 224 

position that the plan represents access from June Street. Councilor Remy agreed. Mr. Lamb 225 

indicated adding what the Councilor is saying will add clarification of the Board’s intention. Mr. 226 

Lamb went on to say in his opinion, the Board is not taking a position with respect to access at 227 

all.  228 

Mayor Hansel stated when he makes a motion he will not be adding any language about the 229 

access as he did not feel the Board had any purview over this issue and was not concerned about 230 

this being used as evidence for a decision on access. 231 

C. Board Discussion and Action 232 

A motion was made by Mayor George Hansel that the Planning Board approve S-03-21, as 233 

shown on the plan entitled “Boundary Line Adjustment Plan Between Lands of Toby Tousley 234 

Tax Map Parcel No. 532-003, 510 Washington St., Keene, New Hampshire & Fox Trail Farm 235 

LLC Tax Map Parcel No. 519-037, 0 Fox Ave., Keene, New Hampshire” prepared by Huntley 236 

7 of 70



PB Meeting Minutes  DRAFT 

Month Date, Year 

Page 7 of 7 

 

Survey and Design, PLLC at a scale of 1 inch = 40 feet on April 22, 2021 and last revised on 237 

May 3, 2021 with the following condition prior to signature by Planning Board Chair: 238 

            1. Owners’ signatures appear on plan. 239 

 240 

The motion was seconded by Councilor Michael Remy. 241 

 242 

The motion was unanimously approved by roll call vote.  243 

 244 

V) Community Development Director Report 245 

 246 
Mr. Lamb addressed the Board and stated staff has been working with the Steering Committee 247 

to set up some training opportunities. Mr. Lamb stated he appreciated members attending the 248 

training sessions offered by other agencies so far. He indicated he wanted to follow-up on 249 

discussion regarding the training as well as the newly adopted land use code. Ms. Kessler stated 250 

Board members will be receiving an email regarding topics they feel might be helpful as Keene 251 

Planning Board members.  252 

 253 

VI) New Business 254 
None 255 

 256 

VII) Upcoming Dates of Interest – May 2021  257 
• Planning Board Steering Committee – June 15, 11:00 AM  258 

• Planning Board Site Visit – June 23, 8:00 AM – To Be Confirmed  259 

• Planning Board Meeting – June 28, 6:30 PM 260 

 261 

There being no further business, Chair Russell-Slack adjourned the meeting at 7:25PM. 262 

 263 

Respectfully submitted by, 264 

Krishni Pahl, Minute Taker 265 

 266 

Reviewed and edited by, 267 

Tara Kessler, Senior Planner 268 
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STAFF REPORT 
 

S-04-21 – BOUNDARY LINE ADJUSTMENT – 147 & 157 Gilsum St 

 

Request: 

 Applicant Monadnock Land Planning, on behalf of 

owners Michael Pappas and Eunice Pappas of 147 

Gilsum St (TMP# 530-057-000) and Michael Pappas of 

157 Gilsum St (TMP# 530-056-000), proposes a 

boundary line adjustment between the two properties. 

This adjustment would result in a transfer of 3,777 square 

feet (sf) from the 13,658 sf parcel located at 147 Gilsum 

St to the 35,817 sf parcel located at 157 Gilsum St, and a 

transfer of 359 sf from the 157 Gilsum St parcel to the 

147 Gilsum St parcel. Both properties are located in the 

Low Density District. 

 

Background: 

The two properties that are the focus of this proposal are 

located on Gilsum Street near the intersection of Gilsum 

and North Streets, which is approximately 500 hundred 

feet north of the Keene Recreation Center. Both 

properties are located in the Low Density District. The 

parcel at 147 Gilsum St has an existing single family 

dwelling. The parcel at 157 Gilsum St has an existing 

two-family dwelling, which is a legally nonconforming 

use in the Low Density District.  

 

The request is to transfer 359 square feet from the south 

portion of the 157 Gilsum St property to the 147 Gilsum St 

property to allow for an existing fence to be located entirely 

on the property at 147 Gilsum St. In addition, 3,777 square feet is proposed to be transferred from the east 

side of the 147 Gilsum St property to 157 Gilsum St property to provide additional space for a garage to be 

developed at the rear of the parcel in the future.   

 

Both parcels would continue to conform to the lot size and setback requirements of the Low Density District 

as a result of this proposal. The table below provides the area of each lot prior to and after the adjustment. 

The minimum lot area in the Low Density District is 10,000 sf.   

 

Table 1. Area of Land Affected by Proposed Boundary Line Adjustment 

 147 Gilsum St 

(TMP# 530-057-000) 
157 Gilsum St 

(TMP# 530-056-000) 

Prior to Adjustment 13,658 sf / 0.31 ac 35,817  sf / 0.82 ac 

After Adjustment   10,240 sf / 0.24 ac  39,235 sf / 0.9 ac 

 

 

 

 

Figure 1. Aerial view of the properties located at 147 
& 157 Gilsum St, highlighted in yellow. 
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STAFF REPORT 
 

Completeness: 

The Applicant has requested exemptions from providing a separate grading plan, landscaping plan, lighting 

plan, and technical reports. After reviewing this request, Staff have determined that exempting the 

Applicant from submitting this information would have no bearing on the merits of the application, and 

recommend that the Board accept the application as “complete.” 

 

Departmental Comments: There were no departmental comments on this application. 

 

Application Analysis:  As no new development is proposed as part of this application, the analysis 

provided below is focused on the Planning Board’s development standards most relevant to this application. 

 

3.  Hillsides: There are no steep slopes present on either parcel. This standard does not apply. 

5.  Flooding: Neither parcel is located in the 100-year floodplain. This standard does not apply.  

13. Comprehensive Access Management: There are no changes proposed to the existing driveways for 

either parcel. This standard appears to be met.  

16. Wetlands & 17. Surface Waters: There are wetlands present to the rear of the parcel at 157 Gilsum St.  

The wetland boundary is displayed on the plan titled “Existing Plan” submitted by the Applicant. If 

future development is proposed on this site, the owner will need to comply with the City’s Surface 

Water Protection Ordinance and the state’s wetland regulations.    

Recommended Motion:  

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

Approve S-04-21, as shown on the plan entitled “Boundary Line Adjustment of Map/Lots 

Map-530 Lots-56 & 576, 147 & 157 Gilsum Street, Keene, NH” prepared by Graz 

Engineering, LLC  at a scale of 1 inch = 30 feet on July 14, 2021 and last revised on August 

12, 2021, with the following condition prior to signature by Planning Board Chair: 

 1. Owners’ signatures appear on plan.  
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July 16, 2021 
 
City of Keene  
Planning Board   
3 Washington Street 
Keene, NH  03431  
 
RE: Boundary Line Adjustment, 157 Gilsum Street, Tax Map 530-056, Michael Pappas, and 147 
Gilsum Street, Tax Map 530-057, Michael and Eunice Pappas, Gilsum Street, Keene  
 
Narrative 
 

This application is for a proposed boundary line adjustment between 147 and 157 Gilsum 
Street.  Both properties are owned by Michael Pappas and his wife, Eunice Pappas.  The 147 
Gilsum Street property is currently listed for sale, and they would like to adjust the boundary 
between the two properties prior to the sale.   

Two property lines will be adjusted which will benefit both properties.  157 Gilsum 
Street has a two unit building with space to the rear where the owner would like to construct  a 
garage.  Additional land area will be added that property from 147 Gilsum Street to provide 
access to the rear of the property.  There is an existing fence that was constructed on the 147 
Gilsum Street property that is partially on the 157 Gilsum Street property.  Additional land will 
be added to 147 Gilsum Street so that the fence is all on the property.  The proposed boundary 
line adjustment will increase the size of 157 Gilsum Street slightly from 35,817 SF to 
approximately 37,199 SF.  The size of 147 Gilsum Street will decrease slightly from 13,658 SF 
to 12,276 SF.          

  Both properties are in the Low Density Zone in Keene which requires a minimum of 
10,000 SF.  Both lots will continue to conform to the lot size and setback requirements of the 
zone.  No additional development is proposed on either lot at this time.           
 
Waivers Requested:  
Section IV.D.2.f.4 – Grading Plan – There are no proposed site changes in grading or 
construction.  Existing contours are shown however no new grading is proposed.  
 
Section IV.D.2.f.5 – Landscaping Plan – there are no proposed changes to the site and no new 
landscaping is proposed for the property.   
 
Section IV.D.2.f.6 – Lighting Plan – There are no proposed changes to the site and no new 
lighting is proposed.   
 
Section IV.D.2.g – Technical Reports – There are no proposed changes to the site that will 
require a traffic study, or drainage study.    
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Section IV.D.2.h – Visual and Architectural Details – No new buildings are proposed.    
 
 
PERFORMANCE STANDARDS: 
 

1. Drainage. 
No new construction is proposed and no revisions to the on-site drainage patterns are 
proposed.  No additional development is proposed on the lots.    

 
2. Sedimentation/Erosion Control. 

No new construction is proposed at this time.     
 

3. Hillside Protection. 
No construction is proposed on the steep slopes.     

 
4. Snow Storage and Removal. 

No changes to the existing conditions on site are proposed.   
 

5. Flooding. 
This site is not located in the 100 year floodplain.  No impacts to floodplain are proposed. 

 
6. Landscaping. 

No additional landscaping is proposed for the lots.   
 

7. Noise. 
This project will not generate noise in excess of city standards. 

 
8. Screening. 
 No on-site screening is proposed.     
 
9. Air Quality. 

This project will not affect air quality.   
 
10. Lighting. 

No additional lighting is proposed.    
 
11. Sewer and Water. 

No changes are proposed to the existing sewer and water services to the existing house.        
 

12. Traffic. 
No new lots or additional units are proposed so no increase in traffic will be generated by 
this project.  

 
13. Driveways. 

No changes are proposed for the existing driveways.         
 
14. Hazardous and Toxic Materials. 
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To the best of our knowledge, no hazardous or toxic materials exist on this property.  
This proposal does not create or involve any hazardous or toxic materials. 

 
15. Filling/Excavation. 

No filling or excavation is proposed.    
 
16. Wetlands. 

No construction is proposed on either lot.  No wetlands will be impacted.  
 

17. Surface Waters. 
 No construction is proposed, no surface waters will be impacted.  

  
18. Stump Dumps. 

No stump dumps will be constructed on site.  
 

19. Architectural and Visual Appearance. 
 No construction is proposed.  
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STAFF REPORT 
 

SPR-04-21 SITE PLAN REVIEW – 122 & 124 Water St 

Hundred Nights Homeless Shelter 

 

Request: Applicant Hundred Nights Inc., on behalf of owner Green Diamond Group LLC, proposes to 

construct a 15,000-sf building for use as a homeless shelter and other associated site improvements on the 

properties located at 122 Water St (TMP# 585-027-000) and 124 Water St (TMP# 585-028-000). The 122 

Water St site is 0.33-ac in size. The 124 Water St site is 0.29-ac in size and is located in the Downtown 

Historic District. Both properties are located in the Business Growth and Reuse District, Sustainable Energy 

Efficient Development Overlay, and Downtown Railroad Property Redevelopment Districts. 

 

Background: 

 

The properties at 122 & 124 Water Street 

are located at the northeast corner of Water 

Street and Community Way in the Business 

Growth and Reuse Zoning District, and 

were most recently the site of Tom’s 

Automotive Service. Located on the site of 

122 Water Street is a former auto repair 

garage, which is a single story building.  

The site of 124 Water Street has two vacant 

storage buildings.  

 

The Applicant is proposing to merge these 

two parcels, demolish these three buildings, 

and build a 3-story building with a 5,000 sf 

footprint and a total gross floor area of 

15,000 sf. This proposed building would be 

used as a 48-bed homeless shelter, and 

would also provide space for administrative 

offices, a small kitchen, meeting space, and 

a 1,007 sf resource center, which would be 

accessory to the primary use of the building 

as a homeless shelter.  Also proposed on site is a 24-space parking area, an outdoor courtyard/green space, 

and a 6-ft high solid fence to screen the site from adjacent properties.  

 

Since the use of homeless shelter is not currently a permitted use in the Business Growth and Reuse District, 

the Applicant obtained a variance from the Zoning Board of Adjustment in September of 2020 to permit a 

homeless shelter as a nonconforming use in this zoning district. While the adopted Land Development 

Code, which becomes effective on September 1, requires use standards for homeless shelters, they will not 

apply to this site as the use variance was obtained prior to the effective date of the new code.    

 

The property located at 124 Water Street is located in the Downtown Historic District. Due to this 

designation, the Historic District Commission (HDC) reviewed and approved the proposed demolition at 

its July 21, 2021 meeting. In addition, the HDC reviewed and approved the design and visual appearance 

of the proposed 15,000 sf building. Per Section III.B.4 of the Planning Board Site Plan and Subdivision 

Regulations, development on property located within the Downtown Historic District shall not be subject 

to the requirements of Planning Board Development Standard 19 – Architecture and Visual Appearance.  

 

Completeness: 

Staff recommends that the Planning Board accept the application as “complete.” 

Above Image: Aerial image of the properties located at 122 and 124 

Water Street (outlined in black). The 124 Water Street property, 

located in the Downtown Historic District, is shaded in yellow. 
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Departmental Comments: 

Comments from staff in the Community Development, Police, Fire, and Public Works Departments on the 

initial application submission are included in the agenda packet for the August meeting. The Applicant 

provided revised plans and responses to these staff comments, which are also included in the agenda packet.  

  

Application Analysis: 

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

 

1. Drainage: The Applicant notes that the existing impervious lot coverage of the 2 properties will be 

decreased by 7%, from 17,609 sf to 15,701 sf, as a result of this proposal.  As such, the volume of 

stormwater overland flow will be decreased. While the drainage report shows a 0.2 cubic foot per 

second increase in velocity of stormwater, this is due to the Applicant’s proposal to install new catch 

basins that will discharge into the existing 36” city storm drain system on Water Street. The use of 

catch basins and drainage pipe results in a shorter time of concentration during a stormwater event, 

which in turn results in a higher peak flow rate than the existing condition of sheet drainage on the site. 

This standard appears to be met. 

 

2. Sedimentation and Erosion Control: The Applicant proposes to install silt fencing around the north, 

west and south perimeter of the site and to install a stabilized construction entrance at the driveway on 

Community Way. The submitted plan also contains detailed notes related to erosion and sediment 

control practices during construction. This standard appears to be met.   

 

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

applicable.  

 

4. Snow Storage:  Snow from the parking and circulation areas are proposed to be stored on the north side 

of the site, while excess snow would be removed as necessary. The site plan provided by the Applicant 

depicts the location of this snow storage location.  This standard appears to be met.  

 

5. Flooding: The site is not located within the 100-year floodplain as shown on FEMA Flood Maps and 

is not subject to the Floodplain Regulations. However, the Flood Map shows that flooding on the 

adjacent land areas will occur up to elevation 475’ in a 100 year flood event.  Since the existing ground 

elevations at this site are 473’ and there is a known history of flooding in this area, the Applicant has 

proposed to elevate the new building slab to elevation 476.1’ and balance the cuts and fills on the site 

so that no filling will occur in the unmapped floodplain. There standard appears to be met. 

 

6. Landscaping:  The Applicant proposes to install 3 pin oak trees along the area of the site adjacent to 

Water Street and 2 pin oaks adjacent to Community Way. These trees will be installed to the front of a 

solid, 6-ft high cedar fence, which will serve to screen the interior of the property from the adjacent 

rights of way and parcels. The Applicant is proposing to install 7 shrubs/ornamental plants in the front 

of the proposed building along Water Street.  These plant species include little princess spirea (4), gold 

mop cypress (2), and zebra grass (1). Within the interior of the site, the Applicant is proposing to install 

10 fruit trees (3 apple, 4 peach and 3 pear), and 26 shrub/ornamental plantings including hydrangea, 

rhododendron, azalea, spirea, cypress and zebra grass. As the proposed parking lot is screened from 

view by the solid perimeter fence, no parking lot landscaping is required per zoning.  This standard 

appears to be met.  

 

7. Noise: The application states that no excess noise is expected to be generated as a result of this proposal. 

This standard appears to be met.   
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8. Screening: The Applicant proposes to screen the entire site by the proposed building and with a new, 

6-ft high solid wood fence.  Within the interior of the site, the proposed dumpster will be enclosed with 

a 6-ft high wooden dumpster enclosure. The Applicant notes that HVAC equipment will be installed in 

the roof and will not be visible. This standard appears to be met.    

   

9. Air Quality:  No impact to air quality is anticipated as a result of this proposal. This standard appears 

to be met.  

 

10. Lighting: The applicant proposes to install 12 pole mounted lights with LED, fully-shielded fixtures to 

light the courtyard and parking areas proposed on site. The average parking lot light levels will be 1.11 

foot-candles with a uniformity ratio of 2.78 (the Planning Board standards requires a uniformity ratio 

of 4 or less). The Applicant also proposes to install a wall-mounted, LED, fully-shielded fixtures over 

each of the 5 passage doors at a height of 10’. The Applicant proposes for the wall-mounted fixtures to 

remain on after hours for security lighting around the building. A reduced lighting plan was submitted 

that shows the average parking lot light levels will be 0.32 foot-candles. This standard appears to be 

met. 

 

11. Sewer and Water: The property is served by City water and sewer.  No changes are proposed as a result 

of this plan. This standard appears to be met.  

 

12. Traffic: The application provides estimated average daily vehicular trip counts for the previous and 

proposed uses. The estimated daily traffic for the proposed homeless shelter use is 30 vehicle trips per 

day, and 10 vehicle trips during the peak hour.  The estimated daily traffic for the previous use as an 

auto repair garage is 98 vehicle trips per day with approximately 30 vehicle trips during the PM peak 

hour. The applicant provides more information regarding how these estimates were generated in their 

narrative. This standard appears to be met.  

 

13. Comprehensive Access Management: The Applicant is proposing to close the existing driveway on 

Water Street, and to widen the existing driveway on Community Way from 20’ to 23’ and to shift its 

location approximately 15’ to the north. The relocated driveway on Community Way would be 

approximately 175-ft north of the intersection with Water Street.  

 

 Within the interior of the site, there are concrete sidewalks and walkways proposed to safely route 

pedestrians from the parking area and off-site sidewalk system to the proposed building and courtyard. 

There is a gate proposed in the perimeter fence on Water Street to connect the interior of site to the 

adjacent sidewalk network.  

 

To connect pedestrians to the interior of the site from Community Way, the Applicant has proposed to 

install a gate in the fence to the south of the driveway on Community Way, which would connect to the 

sidewalk on the west side of Community Way (the area adjacent to Cityside Family Housing) via 

crosswalk on top of a raised speed table. This crosswalk would be an uncontrolled mid-block crossing 

(meaning vehicles are not required to stop in advance of the crossing via a traffic signal or stop sign), 

and would be located approximately 130’ to the north of the intersection of Community Way with 

Water Street.  

 

City staff have shared concerns with the Applicant about pedestrian safety at an uncontrolled mid-block 

crossing in this area; however, staff recognize that raising the crosswalk off the ground does enhance 

safety by encouraging vehicles to slow down as they approach the crossing. City staff have questions 

regarding the appropriate regulatory process for reviewing and approving this crossing, as Community 

Way is a temporary right of way over City-owned land in this area. Staff will provide more guidance 

to the Board on this question at the August meeting.  
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The Applicant is proposing to install a bike storage area near the main entrance to the building (at the 

north façade), which has four bike racks. The proposed site design also features a number of benches 

and seating areas in the outdoor courtyard.   

 

With respect to accessibility, the Applicant is proposing to install accessible ramps to access the main 

entrance of the building, which is on the north façade, as well as the entrances to building facing the 

interior courtyard space.  There is also an accessible parking space and loading area proposed in the 

parking area.   

 

14. Hazardous and Toxic Materials: While this application does not propose dealing with hazardous 

substances, the Applicant notes that the property is a brownfields site and was discovered to contain 

MtBe and arsenic from an environmental study conducted in 2010. A new Phase I environmental 

assessment was recently completed, and a Phase II study is underway. Any future work on the site 

would require compliance with state and federal regulations related to contaminated soils and 

brownfields.  

 

15. Filling/Excavation: The Applicant notes that material excavated and removed from the site will amount 

to approximately 600 cubic yards of soil, and that approximately 530 cubic yards of sand and gravel 

would be brought to the site to create the elevated building pad and to provide flood storage.  The 

Applicant has noted that the truck patterns for hauling fill to/from the site will be Community 

Way/Water Street to Grove Street to Marlborough St to Main St to NH Route 101&12.  

 

16. Wetlands: No wetlands are present in the vicinity of the project site. This standard is not applicable.   

 

17. Surface Waters:  There are no surface waters present affecting this application. This standard is not 

applicable.  

 

18. Stump Dumps: There are no stump dumps proposed for this application. This standard is not applicable.  

 

19. Architectural and Visual Appearance:  As noted in the background section of this Staff Report, this 

Development Standard does not apply to this application, as it is located within the Downtown Historic 

District, and the Historic District Commission reviewed and approved the design and architecture of 

the proposed building at its meeting on July 21, 2021. However, staff have included the architectural 

elevations and rendering of the new, 3-story building in the agenda packet for reference. The Applicant 

also provides a detailed description of the proposed appearance of the building in their application 

narrative.  

 

 The Applicant is proposing a 3-story building, which is permitted in the Business Growth and Reuse 

District if the new building is constructed in accordance with green building standards. The Applicant 

has noted that the construction of the building would follow either the ICC 700 National Green Building 

Standard or the ICC International Green Construction Code. The Applicant has listed a number of the 

energy efficiency measures that would be implemented as part of this project including but not limited 

to: continuous air-barriers and weather resistant barriers installed in the building envelope; high 

efficiency building envelope insulation; high efficiency HVAC systems; energy recovery provided; 

high performance windows and doors; low flow plumbing fixtures, etc.   

 

 

RECOMMENDATION FOR APPLICATION: 

A recommended motion from staff on this application will be provided to the Planning Board at the August 

meeting. 
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City of Keene 

New Hampshire 

 

MEMORANDUM 

 

To:  Jim Phippard, Brickstone Land Use Consultants 

From:  Tara Kessler, Senior Planner 

Date:  July 28, 2021 

Subject:  Comments on Site Plan Application for 122 & 124 Water St / Hundred Nights Proposal 

 

City staff from the Keene Community Development, Engineering, Police, Fire, and Assessing Departments 

have conducted an initial review of the revised plan that was submitted for the site plan application for the 

properties referenced above. Included below are comments and questions on the submitted materials. 

Please, submit additional information and/or revised drawings by the revision deadline of August 9, 2021. 

Please, feel free to contact me with any questions at 603-352-5440 or tkessler@ci.keene.nh.us.  

 

1. Please submit a letter/email from Hundred Nights that designates you as their authorized agent for 

this application. 

 

2. The Drainage Report provided notes that there will be an 0.02 cfs increase in surface runoff with 

the proposed plan; however, this conflicts with the narrative that describes there will be a significant 

reduction of impervious surface/no increase in volume/velocity of stormwater offsite. Please clarify 

this discrepancy.   

 

3. The pedestrian walkway that connects the site to Community Way doesn’t connect to an existing 

sidewalk network. How will pedestrians be safely routed from the adjacent roadways to this 

walkway? Is there a reason why this walkway does not connect with the existing sidewalk on Water 

Street?  

 

4. Based on the supplemental deed book: 250 page: 42, the Railroad Land Development LLC has the 

authority to grant to Green Diamond Group LLC, its successors and assigns, the non-exclusive 

right to access the temporary right of way (known as Community Way) across the City land at 0 

Water St (TMP# 585-026-000). Please, provide evidence that demonstrates that Railroad Land 

Development LLC (or their successor/assigns) has granted the non-exclusive right to access the 

temporary right of way on Community Way to either Green Diamond Group LLC, or Hundred 

Nights as a successor/assign.  
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5. The application notes that compensatory storage will be on site and that a Floodplain Permit will 

need to be obtained. As this site is outside the 100-Year Floodplain, a Floodplain Permit is not 

required. With respect to the compensatory storage referenced, have you identified this on the plan? 

Is this being provided voluntarily? 

 

6. It is difficult to see the proposed silt fencing on Sheet C-2 “Grading and Drainage.” Please make 

this line more visible on this plan sheet.   

 

7. Please provide a detail for the ramp proposed at the north facade of the building.  

 

8. With respect to the proposed truck route for fill/excavation during construction – will trucks be 

entering/exiting Water Street from the existing curb cut on Water Street or the Community Way 

driveway?  

 

9. It appears that the proposed sidewalks/walkways on the site will be concrete with granite curbing 

in areas adjacent to the parking lot.  However, there is a note underneath the specification for 

“Driveway/Parking Lot with Concrete Sidewalk” on Sheet C-3 “Construction Details” that states 

“Where asphalt is substituted for concrete walk; place 1” wear over 1.5” base asphalt.” Please 

confirm whether the sidewalk material will be concrete or asphalt.  

 

10. Please submit a copy of the Brownfields Phase I assessment completed for this site.  

 

11. To be eligible for a 3-story building in the BGR District, the process/standards in Section 102-771.3 

must be met. This section of the Zoning requires that an application be submitted to the Zoning 

Administrator that includes a letter of intent describing the strategies that will be employed to obtain 

a green building certification; the green building system and level of attainment proposed for the 

project; all necessary information to allow an informed decision regarding the applicant's ability 

to comply with the chosen rating system, and other items. 
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August 05, 2021 
 
Tara Kessler, Senior Planner 
City of Keene 
3 Washington Street 
Keene, NH  03431 
 
Re: Hundred Nights Shelter, 122-124 Water Street, Response To Staff Comments 
 
Dear Tara, 
 In response to the staff comments dated July 28, 2021, we are providing the following 
information, including revised site plan sheets: 

1. Authorization: The authorization letter designating James P. Phippard and Brickstone Land 
use Consultants, LLC as agents for Hundred Nights, Inc for the Planning Board application 
on the above referenced site is attached.  

 
2. Drainage Report: The existing conditions plan for this site shows that stormwater runoff 

from the site sheet drains across the site to the existing city storm drains in Water Street. The 
proposed plans call for a stormwater collection system using catch basins and drainage pipe 
which collects the stormwater and ultimately discharges the stormwater to the same drainage 
system in Water Street. The use of catch basins and drainage pipe results in a shorter Tc (time 
of concentration) during a stormwater event, which in turn results in a slightly higher peak 
flow rate than the existing sheet drainage. Overall, however, because of the reduction in lot 
coverage, the net volume of runoff from the site will be reduced. The 0.2 cfs increase in the 
peak flow rate is not significant and will have no negative effect on the storm drainage system 
in Water Street.    

 
3. Pedestrian Walkway: The Proposed Plan shows an on-site walkway leading from the site to 

Community Way and also through the site to the existing sidewalk on Water Street. Since the 
primary travel direction for pedestrians to and from the site is to the north, we are proposing 
to connect to the existing sidewalk on the west side of Community Way via a new crosswalk. 
To address public safety, we are proposing the crosswalk be constructed as a speed table. 
There are two existing speed tables on Community Way to the north of our site. The existing 
speed tables are very effective at slowing traffic and we feel the addition of a third speed table 
will allow the safest operation of the crosswalk.      

 
4. Access to Community Way:  Community Way is a private road constructed on a City-owned 

right of way. In a deed recorded at Volume 2501 page 42, The City granted Railroad Land 
Development, LLC the rights to grant Green Diamond Group, LLC access over Community 
Way. In a deed recorded at Volume 2550 page 627, Railroad Land Development, LLC 
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granted to Green Diamond Group, LLC, its’ successors and assigns, the right to pass and 
repass for vehicles and pedestrians. Copies of both deeds are attached. 

 
5. Compensatory Flood Storage:  The FEMA flood map shows this site as Zone X. However, 

the flood map also shows that flooding on the adjacent land areas will occur up to elevation 
475.0 in a 100 year event. Since the existing ground elevations at the site are 473.0, we 
believe flooding will occur at this site, as it has in the past. Our proposed grading plan 
elevates the new building slab to elevation 476.1 and then balances the cuts and fills on site so 
that no filling will result in the unmapped floodplain. Since a Flood Permit is not required, we 
are doing this voluntarily so there will be no net loss of flood storage resulting from our 
project. 

6. Silt Fence:  The site plan sheet C-2 has been modified to make the silt fence line easier to 
see. 

7. Ramp Detail: A detail of the north ramp has been added to sheet C-5.  
8. Truck Route: During the fill and excavation of the site both driveways will be utilized. 

When the excavation work is complete and the utility installations are complete, the driveway 
to Water Street will be closed. 

9. Sidewalk Material:  The sidewalks on the site will be concrete.  
10. Brownfields Phase I Report:  An electronic copy of the draft Phase I report will be 

forwarded with this letter. A Phase II assessment is now underway. 
 
11. Green Building Components:  Below is a list of some of the energy efficient measures we’ll 

be taking at Hundred Nights Shelter: 
1. Continuous air-barriers and weather-resistant barriers installed in the building envelope 
2. High Efficiency building envelope insulation installed 
3. High efficiency HVAC systems installed – electric air source heat pumps proposed 
4. Energy Recovery provided 
5. High efficiency LED lighting throughout 
6. Low-flow plumbing fixtures throughout 
7. Energy Efficient water heater installed 
8. High Performance windows and doors installed 
9. Energy Star appliances throughout 
10. Interior finishes with Low VOCs and no added urea-formaldehyde installed 

 
We’ll be following either the ICC 700 National Green Building Standard or the ICC 

International Green Construction Code – both of which are acceptable to the City of Keene’s 
Green Building requirement.  

 
 Attached are revised plan sets with the changes described above. Please let me know if any 
additional information is required. 
 
Sincerely, 
 
 
 
James P. Phippard, agent  
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R.C.E. NUMBER: 13365
LIZA P. SARGENT                       DATE



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

PROPOSED HUNDRED NIGHTS SHELTER
122 & 124 WATER STREET, KEENE NEW  HAMPSHIRE

PREPARED BY

PROPERTY OWNER:

GREEN DIAMOND GROUP, LLC

SVE PROJECT #: K2712
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Land Use Consultants, LLC
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185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116
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[585-30]
B & D HOLDINGS, INC
67 Mountain Blvd. Ext.,

Suite 201
Warren, NJ 07059-5602

299/314
[585-31]
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23 Ralston Street
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[585-26]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1662/635
1652/649

[585-30]
B & D HOLDINGS, INC
67 Mountain Blvd. Ext.,

Suite 201
Warren, NJ 07059-5602

299/314
[585-31]

DONNA FORTE
23 Ralston Street

Keene, NH 03431-3643
2540/698

[585-29]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1273/442

[585-25]
CITYSIDE HOUSING

ASSOCIATES, LP
63 Community Way
Keene, NH 03431

2654/909

CRB - SVE
Down 6"

CRB - SVE
Down 6"

5/8" Rebar
Down 6"

SNOW STORAGE

EASEMENT

3058/1081

SEWER
EASEMENT
3058/1081

[585-26]
RAILROAD STREET

CONDOMINIUM ASSOCIATION
PO Box 603

Keene, NH 03431
2375/581

476
475

474 473

47
3

47
4

473

47
4

473

472

47
2

472

473

473

474

PARKING
EASEMENT
2375/581

SMH 1029
Rim:471.68

CB 1030
Rim:471.17

CB 1031
Rim:471.54

CB 1033
Rim:471.74

CB 1034
Rim:471.72

SMH 1035
Rim:472.02

DMH 1036
Rim:472.01

CB 1037
Rim:471.84

CB 1133
Rim:472.24

CB 1147
Rim:472.71

CB 3057
Rim:471.76

[585-30]
B & D HOLDINGS, INC
67 Mountain Blvd. Ext.,

Suite 201
Warren, NJ 07059-5602

299/314
[585-31]

DONNA FORTE
23 Ralston Street

Keene, NH 03431-3643
2540/698

[585-29]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1273/442

[585-25]
CITYSIDE HOUSING

ASSOCIATES, LP
63 Community Way
Keene, NH 03431

2654/909

CRB - SVE
Down 6"

CRB - SVE
Down 6"

5/8" Rebar
Down 6"

SNOW STORAGE

EASEMENT

3058/1081

SEWER
EASEMENT
3058/1081

[574-041]
RAILROAD STREET

CONDOMINIUM ASSOCIATION
PO Box 603

Keene, NH 03431
2375/581

PARKING
EASEMENT
2375/581

[585-26]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1662/635
1652/649

SF

SF

SF

SF
SF

SF

SF

SD
SD

SD

SD

SD

SD

SD

SD

SMH 1029
RIM:471.68
8" PVC E:467.6
8" PVC W:467.7
8" PVC SW:467.7
SUMP:467.6

CB 1030
RIM:471.17
12" HDPE NW:468.5
8" TILE NE:468.7
12" CMP S:468.4
SUMP:467.5

CB 1031
RIM:471.54
12" CMP N:467.8
SUMP:466.5

CB 1033
RIM:471.74
12" CMP N:459.5
SUMP:467.9

CB 1034
RIM:471.72
12" CMP:468.7
SUMP:468.0

SMH 1035
RIM:472.02
8" PVC E:465.2
8" PVC W:465.2
6" PVC S:465.4
SUMP:465.2

DMH 1036
RIM:472.01
36" TILE W:467.1
12" CMP S:469.0
36" RCP E:467.1
SUMP:465.2

CB 1037
RIM:471.84
12" CMP N:469.0
SUMP:469.0

CB 1133
RIM=472.24
12" HDPE NW:468.4
OIL SEPARATOR SE:N/A
SUMP:467.8

CB 1147
RIM:472.71
OIL SEPARATOR SE:N/A
SUMP:468.2

CB 3057
RIM: 471.76
4" TILE NE:470.8
8" TILE S:469.8
SUMP:469.4
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Brickstone
Land Use Consultants, LLC

REVISIONS:

PLANNER:

SCALE:  1"=20'
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Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

GRADING &
DRAINAGE

PLAN

PROPOSED SITE
HUNDRED NIGHTS
SHELTER

122 & 124 WATER STREET
KEENE, NH 03431

GREEN DIAMOND
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EAST SULLIVAN, NH 03445
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Brickstone
Land Use Consultants, LLC

REVISIONS:

OWNER:

PLANNER:

DATE: JULY 16, 2021

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

Brickstone
Land Use Consultants, LLC

REVISIONS:

PLANNER:

SCALE: AS SHOWN

SHEET  C-3

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

CONSTRUCTION
DETAILS

PROPOSED SITE
HUNDRED NIGHTS
SHELTER

122 & 124 WATER STREET
KEENE, NH 03431

GREEN DIAMOND
GROUP LLC
143 CENTRE STREET
EAST SULLIVAN, NH 03445

16
" M

IN
.

16
"

NOT TO SCALE

SUBBASE

FILTER FABRIC TO EXTEND BEYOND AND 
BE HELD IN PLACE BY GRATE & STONE.

BE HELD IN PLACE BY GRATE.
FILTER FABRIC TO EXTEND BEYOND AND 

SEDIMENT

24
"M

AX

12
"M

IN

TRAP

12" GRAVEL AROUND EDGE
WIRE MESH OVER GRATE

REGULAR MAINTENANCE, INCLUDING REPLACEMENT OF SEDIMENT & EROSION CONTROLS SHALL BE 
CONDUCTED IN ACCORDANCE WITH ALL PERMIT CONDITIONS, AT NO ADDITIONAL COST TO THE OWNER.

SIGN

CONTRACTOR TO COORDINATE
EXACT REBAR HOLE SIZES AND
LOCATIONS WITH WHEEL STOP
MANUFACTURER.

NO SCALE

NOT TO SCALE

SVE
SVE Associates
P.O. Box 1818
439 West River Road
Brattleboro, VT 05302
T   802.257.0561
F   802.257.0721
www.sveassoc.com

ENGINEER:

R.C.E. NUMBER: 13365
LIZA P. SARGENT                       DATE

8/3/21 TACTILE WARNING
ON ADA CURB ACCESS
DETAIL, CONCRETE
SIDEWALK DETAIL NOTE
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THE BACKFILL MATERIAL SHALL BE CRUSHED STONE OR OTHER
GRANULAR MATERIAL MEETING THE REQUIREMENTS OF CLASS I,
CLASS II, OR CLASS III MATERIAL AS DEFINED IN ASTM D2321.
BEDDING & BACKFILL FOR SURFACE DRAINAGE INLETS SHALL BE
PLACED & COMPACTED UNIFORMLY IN ACCORDANCE WITH ASTM D2321.

TOP SOIL

GRATE/COVER

4" MIN


































































TYPICAL SECTION
1" = 20'

PLAN VIEW
1" = 20'

(2) 2"X8"
PT (TYP)

12" PROJECTION (TYP)



1"x6" PT CAP







































1"x5" PT TRIM
4"x4" PT POST

1"x4" PT TRIM
1"x8" PT TRIM

2" SQUARE BALLUSTER PT @ 5" O.C.

Brickstone
Land Use Consultants, LLC

REVISIONS:

OWNER:

PLANNER:

DATE: JULY 16, 2021

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

Brickstone
Land Use Consultants, LLC

REVISIONS:

PLANNER:

SCALE: AS SHOWN

SHEET  C-5

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

CONSTRUCTION
DETAILS

PROPOSED SITE
HUNDRED NIGHTS
SHELTER

122 & 124 WATER STREET
KEENE, NH 03431

GREEN DIAMOND
GROUP LLC
143 CENTRE STREET
EAST SULLIVAN, NH 03445

NOT TO SCALE

5"

16 GAGE PLATE WELDED
TO THE SLEEVE BOTTOM

2 1/2" SLEEVE - 6" LONG

LEAD CAULKING
CONCRETE

1"

1 1/2" PIPE

6"

1/2" R. NOSING

1 1/2"

2'-8"

6" MIN.

PIPE FOR RAIL
1 1/2"

1 1/2"
PIPE FOR RAIL

CONCRETE STAIRWAY

DETAIL BELOW

6" 6"

GROUND LINE

12"

PER
PLAN

2'-3"

8"
6"

6"
FINISH FLOOR

STANDARD SIDEWALK SLAB

2'-8"

12"

12"

12"

12" 6"

7'-0" MAX SPAN WITHOUT INTERMEDIATE SUPPORT

NOT TO SCALE

NOT TO SCALE

NOT TO SCALE

TO FABRICATION OR CONSTRUCTION.
4. DIMENSIONS OF ENCLOSURE TO BE DETERMINED BY OWNER PRIOR 

ELEVATION AS NOTED. 
3. WOODEN SCREEN MEMBERS AND GATES TO CONFORM TO DETAIL    
2. ALL FASTENERS TO BE HOT DIPPED GALVANIZED. 

CRACKS, CHIPS, WARPS OR KNOTS. 
1. ALL WOOD POSTS TO BE PRESSURE TREATED, FREE FROM EXCESSIVE    

EQUAL EQUAL

DUMPSTER,
SIZE TO BE
DETERMINED
BY OWNER

POSTS, SYP/PT,
TYPICAL

NOTES:

NO SCALE

6"X6" TIMBER

6' HIGH WOODEN FENCING

5. PROVIDE 4' WIDE ACCESS OPENING ON SIDE, W/ A.D.A. ROUTE.

SVE
SVE Associates
P.O. Box 1818
439 West River Road
Brattleboro, VT 05302
T   802.257.0561
F   802.257.0721
www.sveassoc.com

ENGINEER:

R.C.E. NUMBER: 13365
LIZA P. SARGENT                       DATE

8/3/21 ADDED RAMP &
SPEED TABLE DETAIL

NO SCALE

SCALE: 1/2" = 1'
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[585-30]
B & D HOLDINGS, INC
67 Mountain Blvd. Ext.,

Suite 201
Warren, NJ 07059-5602

299/314
[585-31]

DONNA FORTE
23 Ralston Street

Keene, NH 03431-3643
2540/698

[585-29]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1273/442

[585-25]
CITYSIDE HOUSING

ASSOCIATES, LP
63 Community Way
Keene, NH 03431

2654/909

SNOW STORAGE

EASEMENT

3058/1081

SEWER
EASEMENT
3058/1081

[574-041]
RAILROAD STREET

CONDOMINIUM ASSOCIATION
PO Box 603

Keene, NH 03431
2375/581

PARKING
EASEMENT
2375/581

[585-26]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1662/635
1652/649

Brickstone
Land Use Consultants, LLC

REVISIONS:

OWNER/DEVELOPER:

PLANNER:

DATE: JULY 16, 2021

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

Brickstone
Land Use Consultants, LLC

REVISIONS:

PLANNER:

SCALE:  1"=20'

SHEET LA-1

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

LANDSCAPING
PLAN

PROPOSED SITE
HUNDRED NIGHTS
SHELTER

122 & 124 WATER STREET
KEENE, NH 03431

GREEN DIAMOND
GROUP LLC
143 CENTRE STREET
EAST SULLIVAN, NH 03445

0 20' 40'

SVE
SVE Associates
P.O. Box 1818
439 West River Road
Brattleboro, VT 05302
T   802.257.0561
F   802.257.0721
www.sveassoc.com
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[585-30]
B & D HOLDINGS, INC
67 Mountain Blvd. Ext.,

Suite 201
Warren NJ 07059-5602

[585-29]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1273/442

85-25]
DE HOUSING

OCIATES, LP
mmunity Way
e, NH 03431
654/909

SNOW STORAGE

EASEMENT

3058/1081

SEWER
EASEMENT
3058/1081

[574-041]
RAILROAD STREET

CONDOMINIUM ASSOCIATION
PO Box 603

Keene, NH 03431
2375/581

PARKING
EASEMENT
2375/581

[585-26]
CITY OF KEENE

3 Washington Street
Keene, NH 03431

1662/635
1652/649

Luminaire Schedule
Symbol Qty Label

2 P4
3 P5
5 W

StatArea_1
PARKING LOT
Illuminance 
Average = 0.
Maximum = 1.
Minimum = 0.
Avg/Min Rati
Max/Min Rati

StatArea_1
PARKING LOT
Illuminance 
Average = 0.
Maximum = 1.
Minimum = 0.
Avg/Min Rati
Max/Min Rati

Luminaire Schedule
Symbol Qty Label

2 P4
3 P5
5 W

P5

P5

W

W

W

WW

P5

P4

P4

0.0 0.0 0.0 0.1 0.0 0.0

0.0 0.0 0.0 0.3 0.2 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.9 0.0 0.0 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 3.5 0.6 0.9 0.5 0.5 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 5.4 2.0 1.1 0.7 0.8 0.7 0.6 0.4 0.2 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.1 2.0 7.9 1.3 1.1 1.2 1.0 0.7 0.5 0.2 0.0 0.0 0.0 0.0

0.0 0.0 0.1 0.4 4.7 1.1 1.3 0.5 1.2 0.8 0.5 0.2 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.1 0.0 1.6 0.9 1.1 1.3 1.0 0.7 0.4 0.2 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 1.0 1.1 1.2 1.0 0.9 0.7 0.4 0.2 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 3.0 8.6 6.9 2.7 1.6 0.9 0.5 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 1.2 2.0 0.9 0.7 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 2.6 2.1 0.9 0.7 0.4 0.0 0.0 0.0

0.0 0.0 0.0 0.0 1.0 3.1 8.4 5.9 5.5 1.9 1.1 0.7 0.4 0.0 0.0 0.0

0.0 0.0 0.0 0.3 0.6 0.8 1.3 1.4 1.1 1.2 1.0 1.0 3.9 1.6 1.0 0.7 0.4 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.4 0.7 1.0 1.2 1.3 1.1 1.0 0.9 0.8 1.5 0.9 0.7 0.5 0.3 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.4 0.6 0.9 1.2 1.3 1.1 1.0 0.7 0.6 0.8 0.6 0.5 0.4 0.2 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.4 0.6 0.7 1.0 0.9 0.8 0.6 0.4 0.3 0.3 0.3 0.3 0.3 0.1 0.0 0.0

0.0 0.0 0.0 0.0 0.3 0.4 0.5 0.7 0.6 0.6 0.5 0.2 0.1 0.1 0.1 0.1 0.1 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.2 0.2 0.3 0.4 0.4 0.4 0.3 0.2 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.1 0.1 0.1 0.1 0.1 0.2 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.1 0.1 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0

Luminaire Schedule
Symbol Qty Label Arrangement Description

2 P4 SINGLE LEX-NL-C1-40W4K-U-4-A1-T2-N-N-BK/ PLB112-4-12-F-188-T300 (12' POLE)
3 P5 SINGLE LEX-NL-40W4K-U-5-N-N-BK/ PLB112-4-12-F-188-T300 (12' POLE)
5 W SINGLE MERU-LED-ACEM-DB / WALL MTD 10' AFG

Luminaire Schedule
Symbol Qty Label Arrangement Description

2 P4 SINGLE LEX-NL-C1-40W4K-U-4-A1-T2-N-N-BK/ PLB112-4-12-F-188-T300 (12' POLE)
3 P5 SINGLE LEX-NL-40W4K-U-5-N-N-BK/ PLB112-4-12-F-188-T300 (12' POLE)
5 W SINGLE MERU-LED-ACEM-DB / WALL MTD 10' AFG

_
PARKING LOT
Illuminance (Fc)
Average = 0.32
Maximum = 1.1
Minimum = 0.0
Avg/Min Ratio = N.A.
Max/Min Ratio = N.A.

_
PARKING LOT
Illuminance (Fc)
Average = 0.32
Maximum = 1.1
Minimum = 0.0
Avg/Min Ratio = N.A.
Max/Min Ratio = N.A.

Brickstone
Land Use Consultants, LLC

REVISIONS:

OWNER:

PLANNER:

DATE: JULY 16, 2021

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

Brickstone
Land Use Consultants, LLC

REVISIONS:

PLANNER:

SCALE:  1"=20'

SHEET  LT-2

Site Planning, Permitting and Development Consulting
185 Winchester Street, Keene, NH  03431
Phone: (603) 357-0116

REDUCED
LIGHTING

 PLAN

PROPOSED SITE
HUNDRED NIGHTS
SHELTER

122 & 124 WATER STREET
KEENE, NH 03431

GREEN DIAMOND
GROUP LLC
143 CENTRE STREET
EAST SULLIVAN, NH 03445

SVE
SVE Associates
P.O. Box 1818
439 West River Road
Brattleboro, VT 05302
T   802.257.0561
F   802.257.0721
www.sveassoc.com

ENGINEER:
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STONE VENEER AT MAIN ENTRY
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CITY OF KEENE 

NEW HAMPSHIRE 

 

M E M O R A N D U M  
 

Date:   August 11, 2021 

 

To:  Planning Board  

 

From:   Tara Kessler, Senior Planner 

 

Re: Proposed Amendments to the Planning Board Regulations in the 2021 Land Development 

Code 

 

The City of Keene Community Development Department proposes to amend the Keene Planning Board 

regulations related to the review of Major Site Plans to require that any Major Site Plan application for new 

buildings or additions to buildings, which are younger than 50 years old, that are located in the Downtown 

Historic District, be reviewed and commented on by the Historic District Commission prior to the Planning 

Board closing the public hearing on the application. This proposed amendment would affect Sections 

25.1.10 and 25.12.8.B, and Table 25-1 of the adopted City of Keene Land Development Code, which will 

become effective on September 1, 2021.  

Attached to this memorandum are the specific sections of the Planning Board Regulations within the 

adopted Land Development Code (effective September 1, 2021) affected by this proposed change. For ease 

of reference, these attachments show the text that is proposed to be added with in bold, and highlighted, 

and the text that is proposed to be removed with strike through. A full copy of the adopted code is available 

at www.keenebuildingbetter.com.  

The recommendation for this proposed change came from the Historic District Commission during a public 

hearing held in the spring of 2021 as part of the Land Development Code adoption process. One of the 

major changes proposed to the Historic District Commission’s regulations was to exempt buildings younger 

than 50 years from the requirements of the Historic District Regulations. At the time of the public hearing 

to adopt this and other changes, the Commission decided that it wanted to retain the opportunity to provide 

advisory comments on new construction of a significant scale in the Downtown Historic District to the 

Planning Board as part of its site plan review. Community Development staff were asked to introduce this 

amendment to the Planning Board regulations at a future date, since the adoption process for the Land 

Development Code was past the public hearing phase.  

Projects that would require Major Site Plan review include new buildings that have a gross floor area of 

5,000 sf or greater, or new additions that are greater than 15% of the size of the existing building to which 

they will be attached. Only new building or additions of this scale, which are proposed to be built within 

the boundaries of the Downtown Historic District, would be subject to this proposed amendment.  

A public hearing will be held at the Planning Board meeting on August 23 on these proposed amendments.  
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25.1 REVIEW BODIES & 
ADMINISTRATORS

This Section describes the powers and duties of the 
review and decision-making authorities pursuant to 
this LDC. 

25.1.1 Establishment

The review and decision-making authorities 
specified in this LDC are established by the City 
Code of Ordinances, including the City Charter. 

25.1.2 Powers & Duties

Table 25-1 provides a summary of which authority 
makes recommendations or decisions on each 
application type. 

25.1.3 Designees

Certain officials within this LDC are cited as 
having powers that may also be administered by a 
designee. The ability to direct powers to a designee 
applies to the actions of such officials throughout 
this LDC. 

25.1.4 Limit of Authority 

The omission of a citation in this LDC to any 
authority conferred upon the officials and decision-
makers under the constitution or laws of the State 
of NH or the City Code of Ordinances, including 
the City Charter, shall not be construed as limiting 
the actions of such officials and decision-makers 
taken in accordance with and in reliance upon such 
authority. 

25.1.5 City Council

In addition to other general authority by state law 
or the City Code of Ordinances, including the City 
Charter, the City Council shall have the following 
powers pursuant to this LDC.

A.	 To initiate, hear, and/or decide on proposed 
amendments to this LDC, including 
amendments to the zoning map or text. 

B.	 To adopt and periodically update a schedule of 
fees for applications and permits specified in this 
LDC. 

C.	 To hear and decide on requests for the  formal 
layout and acceptance of public infrastructure.

D.	 To hear and decide on requests for waivers from 
Article 22 - "Public Infrastructure" of this LDC, 
except as provided for in Section 22.5.6 related 
to Street Access Standards. 

25.1.6 Joint Committee of the Planning Board 
and Planning, Licenses & Development 
Committee

In addition to other general authority by the 
City Code of Ordinances, the Joint Committee of 
the Planning Board and Planning, Licenses and 
Development Committee shall have the authority 
to make recommendations to the City Council 
on proposed amendments to this LDC, including 
amendments to the Zoning Map or text of the Zoning 
Regulations.

25.1.7 Zoning Board of Adjustment

In addition to other general authority by state law 
or the City Code of Ordinances, the Zoning Board 
of Adjustment shall have the following powers 
pursuant to this LDC.

A.	 To hear and decide on applications for variances 
from the Zoning Regulations; special exceptions 
from the Zoning Regulations; and, applications 
to expand or enlarge a nonconforming 
useapplications for an equitable waiver of 
dimensional requirements from the Zoning 
Regulations.

B.	 To hear and decide on appeals of an 
administrative decision of the Zoning 
Administrator and of decisions of the Historic 
District Commission in granting or denying 
certificates of appropriateness. 

C.	 To hear and decide on requests for extensions 
to approvals for variances, special exceptions, or 
expansions or enlargements of a nonconforming 
use.  
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25.1.8 Planning Board

In addition to other general authority by state law 
or the City Code of Ordinances, the Planning Board 
shall have the following powers pursuant to this 
LDC.

A.	 To make recommendations to the City Council 
on proposed amendments to this LDC, including 
amendments to the Zoning Map or text of the 
Zoning Regulations.

B.	 To initiate, hear, and decide on proposed 
amendments to the Site Development 
Standards, Subdivision Regulations, and Earth 
Excavation Regulations of this LDC.  

C.	 To hear and decide on applications for major site 
plan review; subdivisions (including boundary 
line adjustments and conservation residential 
development subdivisions); conditional use 
permits; street access permits for commercial, 
industrial, and multifamily sites; and, earth 
excavation permit applications.

D.	 To hear or decide on voluntary merger 
applications, or appoint a designee to hear or 
decide on such applications.

E.	 To hear and grant waivers from the Site 
Development Standards, Subdivision 
Regulations and Earth Excavation Regulations, 
and associated application procedures in this 
LDC. 

F.	 To hear and decide on appeals of an 
administrative decision on street access permits, 
Minor Project Review Committee decision on 
minor site plans, or administrative planning 
review decision.

G.	 To hear and decide on requests for extensions 
to major site plan, subdivision, conditional use 
permit, and earth excavation permit approvals. 

25.1.9 Minor Project Review Committee

In accordance with NH RSA 674:43(III), the Minor 
Project Review Committee is hereby designated by 
the Planning Board to have the following powers 
pursuant to this LDC.

A.	 To hear and decide on minor site plan review 
applications.

B.	 To review and comment on proposed projects for 
site plan review or subdivision review prior to the 
formal submission of a site plan or subdivision 
application. 

C.	 To hear and decide on requests for extensions to 
minor site plan approvals.

25.1.10 Historic District Commission 

In addition to other general authority by state law 
or the City Code of Ordinances, the Historic District 
Commission shall have the following powers 
pursuant to this LDC.

A.	 To initiate, hear, and decide on proposed 
amendments to the Historic District Regulations 
in this LDC. 

B.	 To hear and decide on major project applications 
for a certificate of appropriateness. 

C.	 To hear and grant waivers from the Historic 
District Regulations. 

D.	 To hear and decide on appeals of an 
administrative decision of the Community 
Development Director, or their designee, on 
minor project applications for a certificate of 
appropriateness.

E.	 To hear and decide on requests for extensions to 
certificates of appropriateness. 

F.	 To provide comments and recommendations 
to the Planning Board  on Major Site Plan 
applications for new buildings or additions to 
buildings, which are younger than 50 yeras 
old, that are located in the Downtown Historic 
District. 

25.1.11 Conservation Commission

In addition to other general authority by state law 
or the City Code of Ordinances, the Conservation 
Commission shall have the authority to make 
recommendations to the Planning Board on surface 
water protection conditional use permit applications 
and earth excavation permit applications.
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25.1.12 Zoning Administrator

The City of Keene Zoning Administrator, or their 
designee, has the following duties and powers 
pursuant to this LDC.

A.	 To review and make decisions on voluntary 
merger applications, as designated by the 
Planning Board. 

B.	 To make written interpretations of and issue 
administrative decisions in accordance with the 
Zoning Regulations of this LDC and the Zoning 
Map.

C.	 To review and make decisions on requests to 
expand a nonconforming structure.

D.	 To review applications for completeness for 
all matters decided by the Zoning Board of 
Adjustment. 

25.1.13 Community Development Director

The Community Developme nt Director, or their 
designee, shall have the following duties and powers 
pursuant to this LDC. 

A.	 To review and decide on minor modifications to 
previously approved site plans. 

B.	 To review and verify that proposals for 
development or redevelopment (excluding 
single-family and two-family dwellings), which 
do not meet the thresholds for site plan review, 
conform with the Site Development Standards 
prior to the issuance of a building permit. 

C.	 To review and decide on voluntary merger 
applications, in the absence of the Zoning 
Administrator. 

25.1.14 Building & Health Official

The Building and Health Official, or their designee, 
shall have the following duties and powers 
pursuant to this LDC.

A.	 To interpret, administer, and enforce the State 
Building Code.  

B.	 To review and make decisions on floodplain 
development permits. 

C.	 To enforce provisions of this LDC with respect to 
property outside of the right-of-way, including 
the authority to issue stop-work orders and fines 
for violations of this LDC, in accordance with 
Article 27 - "Enforcement" of this LDC. 

25.1.15 Public Works Director 

The Public Works Director, or their designee, shall 
have the following duties and powers pursuant to 
this LDC.

A.	 To develop technical standards and 
specifications in accordance with Article 22 of 
this LDC. 

B.	 To perform engineering inspections of public 
infrastructure and service connections in 
accordance with Article 22 of this LDC, and to 
levy and collect fees for such inspections.

C.	 To approve the street geometry, construction 
methods and materials of streets.   

D.	 To review and make decisions on service 
connection permits. 

E.	 To review and approve, and to suspend, revoke 
or modify permits required in accordance with 
Article 22 of this LDC.

25.1.16 City Engineer 

A.	 To review and decide on street access permit 
applications for single-family or two-family 
dwellings, agricultural uses, or temporary street 
access.

B.	 To review and make recommendations to 
the Planning Board on street access permit 
applications. 

C.	 To assign street numbers for individual 
structures. 

D.	 To review applications for subdivisions, site 
plans, building permits, street access permits, 
and conditional use permits for compliance 
with Article 12 of this LDC, and make 
recommendations to the Planning Board on 
hillside protection conditional use permits 
applications.
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Table 25-1: Development Applications Decision Authority
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Amend-
ments to 
the LDC

Articles 1-18 & 22-28 D / PH PW

Articles 19 & 20 D / PH D

Article 21 D D / PH

Zoning

Amendments to 
Zoning Text / Zoning 
Map

D / PH PW

Variance D / PH

Special Exception D / PH

Equitable Waiver D / PH

Enlarge or Expand 
Nonconforming Use

D / PH

Zoning Administrator 
Decision

D

Sub-
division 
Review

Subdivision D / PH PS

Conservation 
Residential 
Development Sub.

D / PH PS

Boundary Line 
Adjustment

D

Voluntary Merger D

Site Plan 
Review

Administrative  
Planning Review

D

Minor Project D / PH

Major Project D / PH PS R*

Conditional 
Use Permit 
(CUP)

Hillside Protection D / PH PS R

Surface Water 
Protection

D / PH PS R

Telecommunications D / PH PS

Congregate Living & 
Social Services 

D / PH PS

Solar Energy System D / PH PS

Historic 
District 

Minor Project D

Major Project PS D / PH

Other 
Permits

Floodplain 
Development

D

Sign D

Street Access D D

Earth Excavation D / PH R

"R" = Recommendation "D" = Final Decision  "PW" = Public Workshop  "PH" = Public Hearing                                                                               
"PS" = Presubmission Meeting Required 
*For new buildings and additions in the Downtown Historic District
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25.12 SITE PLAN REVIEW

25.12.1 Description

Site plan review establishes a process for reviewing 
proposed improvements to commercial and multi-
family structures to assure that such development, 
redevelopment, or use of land in the City occurs 
in a manner that is harmonious with surrounding 
properties, and is consistent with the City's 
Comprehensive Master Plan and adopted land use 
policies. 

25.12.2 Initiation

The applicant for site plan review shall either own 
the fee simple interest in the property(s) that is the 
subject of the review or have written permission of 
the fee simple owner.  

25.12.3 Applicability

A.	 Site Plan Review Thresholds. Site plan 
review is required for the following types of 
improvements described in Sections 25.12.3.A.1 
(Major Site Plan) and 25.12.3.A.2 (Minor Site 
Plan). It shall not be required for single-family 
and two-family dwellings or their associated 
accessory uses, provided such dwellings are not 
attached to a mixed-use building or located on a 
mixed-use lot containing non-residential uses. 

1.	 Major Site Plan. Major site plan review 
is required for any proposal that meets or 
exceeds the below thresholds. 

a.	 New principal buildings or structures 
greater than 5,000 sf in gfa. 

b.	 Additions to existing buildings or 
structures that are greater than 15% of 
the gfa of the existing principal building. 

c.	 Change or increase of vehicle trips per 
day of 100, or per peak hour of 50. 

d.	 Installation of impervious surfaces 
(e.g. pavement or gravel) that exceeds 
10,000 sf in contiguous area.

e.	 Land disturbance that impacts 1-acre 
or greater of land area. 

f.	 Modifications to the site or building (e.g. 
lighting, landscaping, façade alteration, 
etc.), which, at the discretion of the 
Community Development Director, or 
their designee, warrants major site plan 
review. 

g.	 Change of use, which at the discretion 
of the Community Development 
Director, or their designee, warrants 
major site plan review. Such 
determination shall be based on 
an evaluation of the impacts of the 
proposed use on both the subject parcel 
and the surrounding neighborhood.

2.	 Minor Site Plan. Minor site plan review is 
required for any proposal that meets the 
below thresholds. 

a.	 New principal buildings or structures 
that are between 1,000 and 5,000 sf in 
gfa. 

b.	 Additions to existing buildings or 
structures that are between 10% and 
15% of the gfa of the existing principal 
building. 

c.	 Installation of impervious surfaces (e.g. 
pavement or gravel) that are 10,000 
sf or less in contiguous area, which, 
at the discretion of the Community 
Development Director, or their 
designee, and based on the nature of 
the proposal, warrants minor site plan 
review.

d.	 Land disturbance that impacts less 
than 1-acre of land area, which, 
at the discretion of the Community 
Development Director, or their 
designee, and based on the nature of 
the proposal, warrants minor site plan 
review.

e.	 Modifications to the site or building (e.g. 
lighting, landscaping, façade alteration, 
etc.), which, at the discretion of the 
Community Development Director, or 
their designee, warrants minor site plan 
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review. 

f.	 Change of use, which at the discretion 
of the Community Development 
Director, or their designee, warrants 
minor site plan review. Such 
determination shall be based on 
an evaluation of the impacts of the 
proposed use on both the subject parcel 
and the surrounding neighborhood.

B.	 Administrative Planning Review. Proposed 
development or redevelopment, including 
change of use, associated with uses other 
than single-family and two-family dwellings 
that does not meet the thresholds for major 
or minor site plan review shall be reviewed 
by the Community Development Director, or 
their designee, to verify compliance with the 
Site Development Standards in Article 20 of 
this LDC prior to the issuance of a building 
permit. The application and review procedures 
associated with Administrative Planning Review 
are described in Section 25.13. 

C.	 Unless otherwise noted in this Section, the 
Community Development Director, or their 
designee, has the authority to determine, on a 
case-by-case basis, based on the nature of the 
proposal, whether the proposed work requires 
review by the Planning Board, Minor Project 
Review Committee, or City staff, or whether any 
review is necessary.

25.12.4 Authority 

A.	 Major Site Plan Review. The Planning Board 
shall have the authority to hear and decide on 
applications for: major site plans; requests for 
waivers from the Site Development Standards 
in Article 20 and from the standards related to 
site plan review in Section 25.12; and minor site 
plans at the request of the applicant or where a 
conditional use permit or waiver is required. 

B.	 Minor Site Plan Review. The Minor Project 
Review Committee shall have the authority to 
hear and decide on applications for minor site 
plans. 

1.	 The Community Development Director 
has the authority to schedule a minor site 
plan application to be heard by either the 
Planning Board or the Minor Project Review 
Committee. 

2.	 An applicant can request to have a minor 
site plan heard by the Minor Project Review 
Committee or the Planning Board. 

3.	 The Minor Project Review Committee cannot 
act on a minor site plan application where 
either, a conditional use permit or a waiver 
from the Site Development Standards in 
Article 20 or the site plan review standards 
in Section 25.12 is required.

25.12.5 Submittal Requirements

An applicant for site plan review shall submit a 
completed application on the appropriate form to 
the Community Development Department, and shall 
provide sufficient information to enable City staff 
and the respective decision-making authority to 
evaluate the proposal for compliance with this LDC. 
Submittal requirements for major and minor site plan 
review are included below. A completed application 
for major and minor site plan review shall include the 
following information.

A.	 A written narrative describing the type, scope 
and scale of the proposal including the following 
information.

1.	 Existing and proposed uses

2.	 An explanation of how the proposal 
complies with the Site Development 
Standards in Article 20. 

B.	 A complete plan set signed and stamped by a 
NH licensed engineer or architect (7-copies 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 shall include the following materials.

1.	 A location map of the proposed 
improvements.

2.	 An existing conditions plan (at a scale of 
1-in = 100-ft or a larger scale) showing 
all parcels affected by the proposal, and 
depicting the following information. 
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a.	 Contours of at most 5-ft intervals.

b.	 Owner names and tax map parcel 
numbers for all direct abutters.

c.	 Boundaries and acreage of the existing 
lot(s) subject to review.

d.	 Surface waters, including wetland 
areas delineated by a NH certified 
wetland scientist, and any manmade 
waterways, ponds, ditches, etc.

e.	 Precautionary and prohibitive slopes.

f.	 Delineation of 100-year floodplain and 
floodways as shown on current FIRM 
maps.

g.	 Location of any public streets, rights-of-
way, and easements.

h.	 Location of existing structures, wooded 
and vegetated areas, site features 
(e.g. fences, walls, ground-mounted 
equipment, utilities, stormwater 
facilities, wells, septic systems, 
stonewalls, etc.), driveways, and 
parking areas on the subject property, 
and to the extent practicable on directly 
abutting properties.  

3.	 A proposed conditions plan (at a scale of 
1-in = 100-ft or at a larger scale)  showing 
all parcels affected by the proposal, and 
depicting the following information.

a.	 Contours of at most 5-ft intervals.

b.	 Owner names and tax map parcel 
numbers for all direct abutters.

c.	 Boundaries and acreage of the lot(s) 
subject to review.

d.	 Location of any existing structures or 
site features, public streets, rights-
of-way, easements, driveways, 
parking areas,  surface waters 
(including wetland areas delineated 
by a NH certified wetland scientist), 
precautionary and prohibitive slopes, 
100-year floodplain and floodways 

delineation, and wooded and vegetated 
areas that are displayed on the existing 
conditions plan, which will not be 
altered or relocated.

e.	 Location of proposed structures and site 
features, public streets, rights-of-way, 
and easements.

f.	 Locations and design details for 
proposed provisions for vehicular and 
pedestrian traffic (e.g. parking areas, 
access driveways, and sidewalks, etc.).

4.	 A grading plan (drawn at a scale of 1-in = 
50-ft or at a larger scale) showing proposed 
erosion and sedimentation control and 
stormwater management facilities that 
will be constructed or utilized to control 
stormwater volume, velocity and water 
quality. This plan shall include the following. 

a.	 Contours of at most 2-ft.

b.	 All finish slopes that will exceed 25%.

c.	 Surface waters (including wetland 
areas delineated by a NH certified 
wetland scientist), precautionary and 
prohibitive slopes, 100-year floodplain 
and floodways delineation, and wooded 
and vegetated areas.

d.	 Location of existing and proposed 
structures, roads, rights-of-way, 
driveways, impervious surfaces, 
and easements (including utility or 
drainage).

e.	 The location and dimensional 
information, as appropriate, of existing 
and proposed utilities (e.g. water lines, 
sewer lines, storm drain lines and catch 
basins, gas lines, gas storage tanks, 
fire hydrants, irrigation lines, grease 
traps, pump stations, ground water 
monitoring wells, ground water source 
wells, septic systems, electric lines, 
transformers, etc.).  

f.	 Location and design details for all 
proposed erosion and sedimentation 
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control, and stormwater management 
structures, devices, and processes (e.g. 
catch basins and storm water lines, 
stormwater detention or retention 
ponds or devices, sediment settlement 
area, silt fences and other erosion 
control devices, flow dissipation 
measures, soil stabilization measures, 
etc.) and any other measures proposed 
to minimize erosion and sedimentation, 
and promote soil stabilization.

g.	 A note describing the procedures and 
timing for inspecting, maintaining, and 
repairing erosion and sedimentation 
control, and stormwater management 
structures, devices and processes. 

h.	 A note indicating the requirement 
for documenting all inspection and 
maintenance activities, all adverse 
impacts identified during inspections, 
and actions taken to remediate the 
adverse impacts. 

5.	 A landscaping plan (drawn at a scale of 1-in 
= 50-ft or at a larger scale) providing the 
following information. 

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

b.	 Plants shall be drawn to scale and 
shall show the drip line diameter of 
each plant at the time of planting and 
a second circle displaying the average 
drip line diameter at maturity.

c.	 A table listing all plant species to be 
installed on the site, indicating the size 
(average height and width) at planting 
and maturity as well as the number of 
each species to be installed. 

d.	 A table indicating the number of trees 
and shrubs required and proposed 
to meeting landscaping or screening 
requirements of this LDC.  

e.	 Design details following best 
management practices for installing 
landscaping materials. 

6.	 A lighting plan providing the following 
information.

a.	 The location of existing and proposed 
structures, roads, rights-of-way, 
driveways, easements, lot lines, 
walkways, and sidewalks on the subject 
property and, to the extent practicable, 
on abutting properties.  

b.	 Location and outline of wooded and 
vegetated areas.

c.	 Location of all existing and proposed 
exterior lighting fixtures with a notation 
differentiating the types of fixtures.

d.	 Manufacturer’s specifications (i.e. cut-
sheets) for all proposed light fixtures, 
indicating the type of fixture and bulb, 
wattage of bulb, and height of fixture 
head.

e.	 Photometric plan showing light 
intensity in foot candles across the site 
and immediately (minimum of 20-ft) 
beyond the perimeter of the site.

f.	 An analysis of the minimum, maximum 
and average light intensity in foot 
candles for the site.

g.	 A separate analysis for full lighting and 
security lighting shall be provided when 
security lighting is proposed by the 
applicant or required by the Planning 
Board.

C.	 Any technical reports prepared by a NH licensed 
engineer or qualified professional, which may 
be required or reasonably requested by the 
respective decision-making authority, based 
on the nature and scope of the proposal. Such 
reports may include, but are not limited to 
drainage, traffic, and/or soils analyses. They 
may also include historic evaluation, screening 
analysis, or architectural and visual appearance 
analysis. 
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D.	 Elevations (3 color copies on 22” x 34” sized 
paper or larger size, 1-color copy on 11”x17” 
paper and an electronic pdf file) showing the 
visual appearance and architectural details of 
all proposed structures, with proposed façade 
height and length dimensions, construction 
materials, finishes, and colors clearly labeled. 
Landscaping should not be included on 
elevations.  

E.	 Additional color representations, simulations, 
or renderings of a proposed development may 
be required by the respective decision-making 
authority, during the review process.

F.	 Any additional information the respective 
decision-making authority may reasonably 
deem necessary to determine compliance with 
the applicable regulations of this LDC.

G.	 A list of abutters and others requiring 
notification. This list shall include the name, 
mailing address, street address, and tax map 
parcel number for: all owners of property that 
directly abuts and/or is directly across the 
street or stream from the subject parcel; all 
owners of property located within 200-ft of the 
subject parcel; and, any holders of conservation, 
preservation or agricultural preservation 
restrictions. The list shall also include the name 
and mailing address of the applicant.

H.	 2 sets of mailing labels for each abutter and 
others requiring notice, including the owner of 
the subject property and their authorized agent.

I.	 Application fee as set forth in the LDC Schedule 
of Fees in Appendix B of the City Code of 
Ordinances, including the costs for published 
and mailed notice, which shall be Certified Mail.

25.12.6 Submittal Requirement Exemptions

A.	 An applicant may make a request to the 
Community Development Director, or their 
designee, to exempt their application from 
specific submittal requirements. 

B.	 Any exemption granted by the Community 
Development Director, or their designee, shall 
be evaluated and approved by the respective 
decision-making authority during its review of 
application completeness. If the Planning Board 
or Minor Project Review Committee determines 
the exempted material is necessary to complete 
its review of the application, they may deny 
the exemption request and determine the 
application to be incomplete.   

C.	 If a requested exemption is not granted by 
the Community Development Director, or their 
designee, the applicant may appeal the decision 
to the Planning Board, in the case of major site 
plan applications, or the Minor Project Review 
Committee, in the case of minor site plan 
applications, prior to the respective decision-
making authority’s determination of application 
completeness.

25.12.7 Application Submittal Deadline 

A.	 Major Site Plan Application

A completed major site plan application shall be 
submitted to the Community Development Director, 
or their designee, no later than 26 business days 
prior to the Planning Board meeting date at which 
the applicant desires the application to be reviewed. 

B.	 Minor Site Plan Application

A completed minor site plan application shall be 
submitted to the Community Development Director, 
or their designee, no later than 9 business days prior 
to the Minor Project Review Committee meeting date 
at which the applicant desires the application to be 
reviewed. 
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25.12.8 Procedure

In addition to the common application and review 
procedures of this Article, the following review and 
approval procedures shall apply to applications for 
site plan review.  

A.	 Minor Site Plan Procedure

1.	 Confirmation of Project Classification. 
Upon receipt of a minor site plan 
application, the Community Development 
Director, or their designee, shall verify 
whether the request qualifies for 
classification as a minor site plan project in 
accordance with this LDC.  

2.	 Staff Determination of Application 
Completeness. Within 2 business days 
following the application submittal deadline, 
the Community Development Director, or 
their designee, shall complete an initial 
review of the application to evaluate 
whether the submittal requirements have 
been met. 

3.	 Minor Project Review Committee Review. 
Once the Community Development 
Director, or their designee, has made an 
initial determination that an application 
is complete, copies of the application and 
associated materials shall be sent to the 
Minor Project Review Committee for initial 
review at least 5 business days prior to 
the corresponding Minor Project Review 
Committee meeting date at which the public 
hearing on the application will be opened. 

4.	 Site Visits. At the discretion of the 
Community Development Director, a formal 
site visit to the subject property may 
be scheduled prior to the Minor Project 
Review Committee public hearing on the 
application.  

5.	 Compliance with Zoning. 

a.	 Applications requiring approval from 
the Zoning Board of Adjustment shall 
not be noticed for public hearing until 
such approvals have been obtained. 

b.	 Applications shall be in compliance 
with the Zoning Regulations prior to the 
issuance of public notice for the public 
hearing.

6.	 Notice of Public Hearing. The Community 
Development Director, or their designee, 
shall forward applications for minor site 
plan review to the Minor Project Review 
Committee for a public hearing, and shall 
provide published and mailed notice of this 
public hearing pursuant to NH RSA 675:7(I).  

7.	 Committee Determination of Application 
Completeness. The Minor Project Review 
Committee shall vote to determine whether 
the application is complete prior to opening 
the public hearing.  

a.	 If the Minor Project Review Committee 
determines that an application is 
incomplete, the Committee will 
either issue a written decision of 
incompleteness or, with the applicant’s 
consent, table the application until the 
next meeting of the Committee.  

8.	 Public Hearing. Upon reaching a finding 
that an application is complete, the Minor 
Project Review Committee may open the 
public hearing for the application.

9.	 Decision. The Minor Project Review 
Committee shall finish its review of an 
application within 60 calendar days of the 
meeting at which the Committee accepted 
the application as being complete. 

a.	 If the Committee feels that more time 
is needed, or if the applicant requests 
additional time, the timeframe provided 
for review under NH RSA 676:4 can be 
extended by mutual agreement of the 
Committee and the applicant, so long 
as the applicant submits a request for 
the extension in writing.
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B.	 Major Site Plan Procedure

1.	 Presubmission Meeting.  Applicants for 
major site plan review shall attend a pre-
submission meeting at least 2-weeks prior 
to the Planning Board submittal deadline. 

2.	 Staff Determination of Application 
Completeness. Within 2 business days 
following the application submittal deadline, 
the Community Development Director, or 
their designee, shall complete an initial 
review of the application to evaluate 
whether the submittal requirements have 
been met. 

a.	 If the missing application materials 
or information is necessary for proper 
documentation, but are not central to 
the initial departmental review, the 
applicant will be permitted to provide 
the required materials or information 
by the revision deadline of 14 calendar 
days prior to the corresponding 
regularly scheduled Planning Board 
meeting date.

3.	 Departmental Review. Once the 
Community Development Director, or their 
designee, has made an initial determination 
that an application is complete, copies of the 
application and associated materials shall 
be sent to the City’s Engineering Division, 
Fire Department, Police Department, Zoning 
Administrator, and Building and Health 
Official for technical review.  

a.	 City staff will be requested to return 
comments on the application to the 
Community Development Department 
within 5 business days of the 
distribution date.  

b.	 The Community Development Director, 
or their designee, shall communicate 
departmental comments to the 
applicant, as soon as they are all 
received. 

4.	 Revision Deadline. Any plan revisions 
or additional information requested of 
the applicant by City staff following 

departmental review of the application shall 
be delivered to the Community Development 
Department no later than the revision 
deadline of 14 calendar days prior to the 
corresponding regularly scheduled Planning 
Board meeting date. The revision deadline 
shall not be waivable.

5.	 Site Visits. At the discretion of the 
Community Development Director or 
Planning Board Chair, a formal Planning 
Board site visit to the subject property may 
be scheduled prior to the Planning Board 
public hearing on the application.  

6.	 Compliance with Zoning. 

a.	 Applications requiring approval from 
the Zoning Board of Adjustment shall 
not be noticed for public hearing until 
such approvals have been obtained. 

b.	 Applications shall be in compliance 
with the Zoning Regulations prior to the 
issuance of public notice for the public 
hearing.

7.	 Historic District Commission Review. 
Applications proposing to build new 
buildings or additions to buildings, which 
are younger than 50 years old, that 
are located in the Downtown Historic 
District shall be referred to the Historic 
District Commission for comments and 
a recommendation to the Planning 
Board before the public hearing on the 
application is closed. 

8.	 Notice of Public Hearing. The Community 
Development Director, or their designee, 
shall forward applications for major site 
plan review to the Planning Board for a 
public hearing, and shall provide published 
and mailed notice of this public hearing 
pursuant to NH RSA 675:7(I).  

9.	 Board Determination of Application 
Completeness. The Planning Board shall 
vote to determine whether the application 
is complete prior to opening the public 
hearing.  

a.	 The Planning Board shall consider 
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advice from the Community 
Development Director, or their 
designee, in reaching a determination 
of application completeness.   

b.	 If the Planning Board determines that 
an application is incomplete, the Board 
will either issue a written decision of 
incompleteness or, with the applicant’s 
consent, table the application until the 
next regular meeting of the Board.  

10.	 Public Hearing.  Upon reaching a finding 
that an application is complete, the 
Planning Board may open the public 
hearing for the application.

11.	 Decision. The Planning Board shall finish its 
review of an application within 65 calendar 
days of the meeting at which the Board 
accepted the application as being complete. 
If the Board feels that more time is needed, 
or if the applicant requests additional time, 
the timeframe provided for review can be 
extended by mutual agreement of the Board 
and the applicant, so long as the applicant 
requests the extension in writing.

25.12.9 Filing

A.	 Building permits shall not be issued until 
approved site plans have been signed by the 
Chair or Vice Chair of the respective decision- 
making authority. Said signature shall signify 
that that the plan has been duly approved 
by the decision-making authority and that all 
conditions precedent to plan signature have 
been met as specified in the approval.

B.	 Prior to the signature of the Chair or Vice Chair 
of the respective decision-making authority on 
an approved site plan, the applicant shall:

1.	 Demonstrate to the satisfaction of the 
Community Development Director, or their 
designee, that all conditions of approval 
have been met as specified by the 
respective decision-making authority; and,

2.	 Provide complete copies of the approved 
plan set in a number and form as 
specified by the Community Development 

Department.

25.12.10 Modifications to Approved Site 
Plans

A.	 The Community Development Director may 
approve modifications to site plans previously 
approved by the Planning Board or the Minor 
Project Review Committee, if they determine that 
the proposed modifications are not substantive 
in nature, and are fully in compliance with the 
Site Development Standards in Article 20, the 
Zoning Regulations (Articles 2 through 18) and 
other regulations in this LDC. The Community 
Development Director may consult with the 
Planning Board Chair to determine if the nature 
of the proposed modifications are minor and do 
not warrant consideration by the Planning Board 
or the Minor Project Review Committee. 

B.	 The Community Development Director shall 
file a report with the Planning Board of the site 
plan modifications that have been approved 
administratively at the next regular meeting of 
the Planning Board following the Community 
Development Director’s approval of such 
modifications.

C.	 If the Community Development Director 
determines that the proposed revisions result 
in a major change to an approved site plan, 
then a new public hearing shall be required 
before the Planning Board in the case of major 
site plan applications, or the Minor Project 
Review Committee in the case of minor site plan 
applications, as required for a new application.

25.12.10 Approval Standards

All types of site plan review shall include an analysis 
of the potential impacts of the proposed use, 
development or redevelopment on the health, safety, 
and welfare of the community and the environment. 
The basis for this determination shall be the Site 
Development Standards in Article 20.

25.12.11 Expirations

A.	 Any failure to meet the deadlines in this Section 
shall result in automatic expiration of Planning 
Board approval. This Section shall not be 
waivable.
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B.	 Conditional Approvals. If an application 
is conditionally approved, the applicant has 
180 calendar days (starting the day following 
the decision of the Planning Board or Minor 
Project Review Committee on the application) 
to meet any conditions that shall be met prior 
to signature of the Chair or Vice Chair of the 
decision-making authority on the plan.

1.	 All conditions that must be met after the 
plan is signed shall be satisfied within 
2-years (starting the day following the 
decision on the application). 

2.	 The applicant may request a reasonable 
extension of the time limit for satisfying the 
conditions prior to the Planning Board or 
Minor Project Review Committee granting a 
conditional approval.  

C.	 Active & Substantial Development. Active 
and substantial development of an approved 
project shall be completed within 2-years, 
starting the day following the Board’s 
decision to approve or conditionally approve 
the application. Plans approved in phases 
shall be subject to a determination of active 
and substantial development for the current 
phase. For purposes of this Section, active and 
substantial development shall include all of the 
following.

1.	 Construction of and/or installation of basic 
infrastructure to support the development 
in accordance with the approved plan, 
including at least 1 building foundation wall/
footing, roadways, access ways, etc., to a 
minimum of gravel base and utilities placed 
in underground conduit ready for connection 
to proposed buildings/structures.

2.	 Construction and completion of drainage 
improvements to service the development 
in accordance with the approved plans. 

3.	 All erosion control measures (as specified 
on the approved plans) must be in place 
and maintained on the site. 

4.	 Movement of earth, excavation, or logging 
of a site without completion of items 1-3 
above, shall not be considered active and 

substantial development.

25.12.12 Extensions

A.	 Prior to the expiration of an approval, an 
applicant may request an extension of the 
timeframe for meeting conditions or achieving 
active and substantial development from 
the Planning Board, in the case of major site 
plan approvals, or the Minor Project Review 
Committee, in the case of minor site plan 
approvals.

1.	 No modifications to the approved or 
conditionally approved plan shall be 
considered in conjunction with the request 
to extend the deadline.

2.	 Extension requests shall be submitted in 
writing to the Community Development 
Director, or their designee, at least 10 
business days prior to the meeting of the 
respective decision-making authority at 
which the request will be considered.  

B.	 The maximum time length for each approved 
extension is 6-months for meeting conditions 
of approval and 1-year for achieving active and 
substantial development. An extension of the 
conditional approval deadline by 6-months will 
automatically extend the deadline for active and 
substantial development by 1-year. 

C.	 Under no circumstances shall an applicant be 
granted more than 3-extensions total for their 
application.  

1.	 First Extension. The respective decision-
making authority shall grant a first 
extension of the approval, if the applicant 
demonstrates the necessity of the extension 
and provides an update about the nature of 
the project and its status.

2.	 Second Extension. Prior to expiration of 
the first extension, the respective decision-
making authority may grant the application 
a second extension, if said applicant 
demonstrates the necessity of the second 
extension and summarizes what changes, if 
any, have since occurred to applicable state 
law or City regulations. 
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a.	 The respective decision-making 
authority shall consider whether any 
changes identified by the applicant 
would have influenced the Planning 
Board's or Minor Project Committee's 
initial decision with respect to the 
project. 

b.	 If the respective decision-making 
authority finds that substantive 
changes to applicable state law or 
City regulations have been adopted 
that would have resulted in either 
modification of the project, the 
imposition of additional or different 
conditions in the approval, or 
disapproval of the project, then the 
extension request shall not be granted.  

3.	 Third Extension. Prior to expiration of the 
second extension period, an applicant may 
request a third extension. 

a.	 Such extension shall only be granted 
by the respective decision-making 
authority where an applicant 
can demonstrate that there are 
extraordinary circumstances that 
warrant a third extension of the 
deadline. Extraordinary circumstances 
may include, but not be limited to, 
litigation that is entered into after the 
conditional approval is granted and 
which prevents the applicant from 
completing conditions required for 
signature or from completing active and 
substantial development.

b.	 If the extension request is denied by the 
respective decision-making authority, 
prior to expiration of the approval, the 
applicant may submit an application for 
modification of the conditional approval 
to address concerns leading to the 
denial of the extension.  

25.12.13 Security

A.	 The Planning Board and the Minor Project 
Review Committee shall have the authority to 
require applicants post a security deposit for the 
following.

1.	 Public improvements, including but not 
limited to roads, sidewalks, parks, and 
utilities, and for performance of site 
improvements as specified by the respective 
decision-making authority at the time of 
approval.

2.	 All landscaping installed on a site to ensure 
its survival for 1 full growing season after 
installation (a minimum of 1-year)

3.	 Erosion and sedimentation control to 
assure that erosion control provisions are 
working, and required technical inspections 
take place.

4.	 “As Built” plans signed and stamped 
by a NH licensed surveyor or engineer 
that include the exact location, size, and 
materials of sewer, water, gas, drainage 
and any underground utilities (e.g. phone, 
electric, cable) as well as catch basins, 
hydrants, compensatory wetlands or flood 
storage areas, sidewalks, drainage basins, 
edge of pavement, edge of buildings, and 
other improvements as may be indicated 
by the Community Development Director, or 
their designee.

a.	 After a project is completed and prior 
to release of any security, applicants 
shall digitally provide the complete set 
of "As-Built" plans on 22-in by 34-in 
paper or larger size and as an electronic 
file in .dwg, .dxf, .shp or geodatabase 
format.

b.	 All digital plans shall be named using 
the following convention: “[Insert 
Project Name]_As-Builts”. 

c.	 All data should be provided in the NAD 
1983 StatePlane New Hampshire FIPS 
2800 (US Feet) coordinate system. 

d.	 All CAD data should contain all 
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assignment files to be plotted and 
projected appropriately. 

e.	 Any missing or un-openable files will 
result in rejection of the submission.

5.	 Other elements of the project to ensure 
that they function concurrent with and 
subsequent to construction. 

B.	 The security shall be in a form acceptable to 
the Community Development Director, or their 
designee, and shall be either a certified check 
made out to the City of Keene or a letter of 
credit. 

1.	 Performance Bonds shall not be an 
acceptable form of security.  

2.	 The Planning Board or the Minor Project 
Review Committee may require a written 
security agreement that specifies when 
various improvements will be completed. 
Such agreement may be required to link 
the completion of phases of improvement 
with the issuance of building permits or 
certificates of occupancy.  

25.12.14 Waivers

A.	 Unless otherwise set forth in this LDC, the 
Planning Board may grant a waiver from 
strict compliance with provisions of the Site 
Development Standards in Article 20 or site plan 
review standards in Section 25.12, on a case-
by-case basis on a case-by-case basis, so long 
as the Board finds, by majority vote, that:

1.	 Strict conformity would pose an 
unnecessary hardship to the applicant and 
waiver would not be contrary to the spirit 
and intent of the regulations; or,

2.	 Specific circumstances relative to the site 
plan, or conditions of the land in such site 
plan, indicate that the waiver will properly 
carry out the spirit and intent of the 
regulations. 

3.	 In granting a waiver, the Planning 
Board may require any mitigation that 
is reasonable and necessary to ensure 
that the spirit and intent of the standard 
being waived will be preserved, and to 

ensure that no increase in adverse impacts 
associated with granting the waiver will 
occur.

B.	 Any waiver request shall be in writing and shall 
cite the specific regulation or standard a waiver 
is requested from and the reason(s) it cannot be 
met. 

C.	 Waiver requests shall be submitted following 
the same process and timeframe as is required 
for formal applications to the Planning Board.  
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CITY OF KEENE 

NEW HAMPSHIRE 

 

M E M O R A N D U M  
 

Date:   August 11, 2021 

 

To:  Planning Board  

 

From:   Tara Kessler, Senior Planner 

 

Re: Minor Project Review Committee Member Designation 

 

 

The City of Keene Land Development Code adopted in May 2021, effective September 1, 2021, 

establishes a Minor Project Review Committee in accordance with NH RSA 674:43(III). This Committee 

has the authority to:  

 Hear and decide on minor site plan review applications (see attached handout outlining the 

activities that would be classified as minor site plans) 

 Review and comment on proposed projects for site plan review or subdivision review prior to the 

formal submission of a site plan or subdivision application. 

 Hear and decide on requests for extensions to minor site plan approvals.  

 

Per RSA 674:43(III), the Planning Board has the authority to designate members of this Minor Project 

Review Committee and such members shall be “technically qualified administrators…from the 

departments of public works, engineering, community development, planning, or other similar 

departments in the municipality.”  

 

The following individuals are proposed to serve as regular and alternate members on the Minor Project 

Review Committee. 

 

Regular Members:  

 

1. John Rogers, Building / Health Official 

2. Rhett Lamb, Community Development Director / Assistant City Manager 

3. Don Lussier, City Engineer 

4. Lt. John Bates, Fire Prevention Officer 

5. Med Kopczynski, Economic Development Director  

 

Alternates:  

1. Michael Hagan, Plans Examiner 

2. Kürt Blomquist, Public Works Director 

3. Tara Kessler, Senior Planner  
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MINOR PROJECT REVIEW COMMITTEE

• RSA 674:43, III allows Planning Board to delegate site plan authority for 
minor projects

• As of Sep. 1, minor site plans will be reviewed & acted on by Minor 
Project Review Committee

• Composed of City Staff with experience reviewing site plans 

• Shorter timeframe for application review 

• Public notice / abutter notice will be required 
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