
City of Keene Planning Board 

AGENDA 

Monday, June 27, 2022 6:30 PM City Hall, 2nd Floor Council Chambers 

I. Call to Order – Roll Call

II. Minutes of Previous Meeting – May 23, 2022

III. Extension Request:

CLSS-CUP-01-21 – Congregate Living & Social Service Conditional Use Permit – Monadnock Area Peer
Support Agency, 32-34 Washington St #Rear – Applicant and owner Monadnock Area Peer Support Agency
proposes to operate a Large Group Home as a second principal use on the property located at 32-34
Washington St #Rear (TMP 568-058-000-000-000). The site is 0.28-ac in size and is located in the Downtown
Core District.

IV. Earth Excavation Permit – Determination of Application Completeness

EXP-01-22 & CUHP-01-22 – Earth Excavation Permit & Hillside Protection Conditional Use Permit – 0
Rt 9 – Applicant TFMoran Inc., on behalf of owner G2 Holdings LLC, proposes to operate a gravel pit on the 
undeveloped property located at 0 Rt 9 (TMP# 215-007-000-000-000). A Hillside Protection Conditional Use 
Permit is requested for impacts to steep slopes. Waivers are requested from the following sections of Article 
24 of the Land Development Code: 24.3.1.A (200’ public ROW setback), 24.3.1.C (150’ access driveway 
setback), 24.3.1.D (surface water resource setbacks), 24.3.4 & 24.3.5 (Groundwater Quantity & Quality 
Baseline Measurements), 24.3.13 (Maximum Excavation Area), and 24.3.15.D (Annual Noise Monitoring). 
The site is 84.71 acres in size and is located in the Rural District.  

V. Public Hearings

S-04-22 – Conservation Residential Development Subdivision & SPR-04-22 – Site Plan – 0 Drummer
Road – Applicant and owner Christopher Farris proposes to subdivide the 13.1-ac parcel located at 0 
Drummer Rd (TMP #515-015-000-000-000) into 6 lots and construct 5 multi-family buildings. Four of the lots 
are proposed to be developed into 5-unit multifamily residences, one lot is proposed to be developed as a 6-
unit multifamily residence, and the remaining lot would be conserved as open space. The developable lots are 
proposed to have access from Timberlane Dr via a shared private driveway and vary in size from 0.3 to 1.2 
acres. The open space lot is 9.5 acres. Waivers are requested from Section 25.10.8.B.2 of the Land 
Development Code regarding the requirement to prepare a survey that shows all metes and bounds of the 
revised parcels, Section 20.14.3.D regarding the requirement that all off-street parking be located to the side 
or rear of buildings, and Section 19.3.5.A.3.a regarding the requirement that all structures be accessed from 
interior streets. The site is in the Low Density District. 

VI. Updates to the Planning Board Rules of Procedure

VII. Staff Updates

VIII. New Business

IX. Upcoming Dates of Interest – July 2022
 Joint Committee of the Planning Board and PLD – July 11, 6:30 PM
 Planning Board Steering Committee –  July 12, 11:00 AM
 Planning Board Site Visit – July 20, 8:00 AM – To Be Confirmed
 Planning Board Meeting – July 25, 6:30 PM



City of Keene 1 
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 3 
 4 

PLANNING BOARD 5 
MEETING MINUTES 6 

 7 
Monday, May 23, 2022 6:30 PM Council Chambers, 
            City Hall  8 
Members Present: 
Pamela Russell Slack, Chair 
David Orgaz, Vice Chair  
Mayor George S. Hansel 
Councilor Michael Remy 
Emily Lavigne-Bernier 
Armando Rangel 
Harold Farrington 
 
Members Not Present: 
Roberta Mastrogiovanni 
Gail Somers, Alternate 
Tammy Adams, Alternate 
Kenneth Kost, Alternate 

Staff Present: 
Mari Brunner, Senior Planner 
 

 9 
I) Call to Order 10 

 11 
Chair Russell-Slack called the meeting to order at 6:30 PM and a roll call was taken. 12 
 13 
II) Minutes of Previous Meeting – April 25, 2022 14 
 15 

A motion was made by Mayor George Hansel that the Planning Board approve the April 25, 2022 16 
meeting minutes. The motion was seconded by Councilor Michael Remy and was unanimously 17 
approved. 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 third extension request for this site plan. 26 
The applicant is also requesting to continue to occupy the existing building as an athletic 27 
facility until the new building is constructed. The parcel is TMP# 219-005-000-000-000 28 
and is located in the Commerce District. 29 

 30 
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A. Public Hearing 31 
Steve Holland explained that he started his business, Summit Athletic Center, in Marlboro, NH in 32 
2015 and received his initial site plan approval from the Planning Board in April 2018. In 33 
December 2018, the Planning Board approved the first modification to the site plan. When Mr. 34 
Holland got into the detailed planning phase, he realized that the project was going to cost more 35 
than anticipated. This brought Summit Athletic Center back before the Board for another 36 
modification to the approved site plan that would allow for a phased implementation of the project 37 
with a grand opening set for November 2019.  38 
 39 
Due to the pandemic, Summit Athletic Center was shut down for nearly three months, which 40 
caused financial hardship. Mr. Holland explained that this is the reason for requesting another 41 
extension. He added that they are also dealing with issues such as staffing, inflation, etc. 42 
 43 
Mr. Farrington asked what their biggest stumbling block has been. Mr. Holland stated that it has 44 
been a combination of many things. He explained that when they opened in 2020, they had to do 45 
so with reduced capacity and the cost to operate the building was high. They also had challenges 46 
moving forward with a phased plan. Mr. Farrington asked whether a year would be sufficient. Mr. 47 
Holland stated that he was not sure and noted that they might have to come back for a modification 48 
to their site plan for a smaller-scale project.  49 
 50 
Staff comments were next. Mari Brunner, Senior Planner, stated that this is the third and final 51 
extension request that can be submitted for this site plan application. She explained that the Board 52 
allows for a maximum of three extensions. Ms. Brunner referred to the following language as it 53 
pertains to extensions from Section 25.12.12.C.3.a of the Land Development Code, which states 54 
the following: 55 

 56 
“Prior to expiration of the second extension period, an applicant may request a third 57 
extension.  58 

a. Such extension shall only be granted by the respective decision-making authority 59 
where an applicant can demonstrate that there are extraordinary circumstances 60 
that warrant a third extension of the deadline.” 61 

 62 
Ms. Brunner noted that the key phrase here is “extraordinary circumstances.” The Board should 63 
evaluate whether or not they consider some of the items mentioned by the Applicant, such as the 64 
pandemic and the resulting issues to be “extraordinary circumstances”. Ms. Brunner further stated 65 
that the applicant is also requesting to continue their operation out of the existing building for the 66 
time being while working toward the ultimate goal of constructing a new facility on site. She 67 
indicated that staff has discussed the option of a site plan modification with the Applicant and this 68 
extension would give them time to consider all of their options.  69 
 70 
Ms. Brunner noted that this extension is just for one year. Chair Russell-Slack asked staff to explain 71 
what happens at the end of the one year timeframe. Ms. Brunner explained that if the Board 72 
approves a one year extension it will push  the date by which Summit Athletic Center has to achieve 73 
active and substantial development out to June 2023. If active and substantial development 74 
(including starting construction on the building, laying of a foundation, etc.) has not  been achieved 75 
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by that time, Summit Athletic Center will lose their site plan approval and the site will revert back 76 
to its original use, which was as an office building.  77 
 78 
Mayor Hansel felt that the timing of this issue is unfortunate and wished the applicant the best. He 79 
stated that he felt this was a good business model and something that is needed for this community. 80 
Chair Russell-Slack concurred. 81 
 82 
A motion was made by Mayor George Hansel that the Planning Board extend the deadline for 83 
achieving active and substantial development of the site plan, SPR-01-2018, for 809 Court Street 84 
(TMP# 219-005-000-000-000) for the demolition of the existing 19,943 sf building and the 85 
construction of a 28,800 square foot (sf) indoor athletic facility to June 17, 2023, and to permit the 86 
applicant to continue to occupying the existing building as an athletic facility until the new building 87 
is constructed. 88 
 89 
The motion was seconded by Councilor Michael Remy and was unanimously approved.  90 
 91 

IV) Public Hearings:  92 
 93 

S-04-22 – Conservation Residential Development Subdivision & SPR-04-22 – Site 94 
Plan – 0 Drummer Road – Applicant and owner Christopher Farris proposes to subdivide 95 
the 13.1-ac parcel located at 0 Drummer Rd (TMP #515-015-000-000-000) into 6 lots with 96 
a shared private driveway and construct 5 multi-family buildings. Four of the lots are 97 
proposed to be developed into 5-unit multifamily residences, one lot is proposed to be 98 
developed as a 6-unit multifamily residence, and the remaining lot would be conserved as 99 
open space. The developable lots vary in size from 0.3 to 1.2 acres, and the open space lot 100 
is 9.5 acres. Waivers are requested from Section 25.10.8.B.2 of the Land Development 101 
Code regarding the requirement to prepare a survey that shows all metes and bounds of the 102 
revised parcels and Section 20.14.3.D regarding the requirement that all off-street parking 103 
be located to the side or rear of buildings. The site is in the Low Density District. 104 
 105 

Chair Russell-Slack stated the Planning Board will not be opening the public hearing for this 106 
project, as the application is considered “incomplete” and, so it will need to be re-noticed. She 107 
stated that the Board would not be accepting public comment during this meeting. She noted that 108 
abutters will be re-noticed for the next public hearing, which is scheduled for Monday, June 27th 109 
at 6:30 pm. 110 
 111 
V. Staff Updates 112 
 113 
Ms. Brunner stated that staff is still working on updating the Rules of Procedure, which are 114 
currently being reviewed by the City Attorney. This item will be brought to the Planning Board 115 
for its next meeting, depending on how busy the schedule is. 116 
 117 
VI. New Business  118 
 119 
There was no new business; however, the Chair urged the Board to visit the Drummer Hill site 120 
prior to the June meeting. 121 
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 122 
VII. Upcoming Dates of Interest – April 2022  123 
• Joint Committee of the Planning Board and PLD – June 13, 6:30 PM  124 
• Planning Board Steering Committee – June 14, 11:00 AM  125 
• Planning Board Site Visit – June 22, 8:00 AM – To Be Confirmed  126 
• Planning Board Meeting – June 27, 6:30 PM 127 
 128 
There being no further business, Chair Russell Slack adjourned the meeting at 6:46 PM. 129 
 130 
Respectfully submitted by, 131 
Krishni Pahl, Minute Taker 132 
 133 
Reviewed and edited by, 134 
Megan Fortson, Planning Technician 135 
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From: Mari Brunner
To: lisa@monadnockpsa.org
Cc: "Christine Allen"; cmarcou@keene.nh.gov; Megan Fortson
Subject: RE: Contains JavaScript: RE: CUP Responses MPS
Date: Tuesday, May 31, 2022 4:35:01 PM

Hi Lisa,
Thank you for the update, we will put this extension request on the agenda for the June 27
Planning Board meeting. For the first extension request, all we need from you is an update on
the project and its status. You can provide this update either in person at the meeting or in
writing (preferably in the form of a letter addressed to the Planning Board Chair, Pamela
Russell-Slack). Also, just so you are aware, the extension will be for 180 days / 6 months.
Please let me know if you have any questions.
Best,
Mari Brunner
Senior Planner, City of Keene
Community Development Dept.
3 Washington St., Keene, NH 03431
(603) 352-5440

From: lisa@monadnockpsa.org 
Sent: Tuesday, May 31, 2022 4:12 PM
To: Mari Brunner 
Cc: 'Christine Allen' ; cmarcou@keene.nh.gov
Subject: Contains JavaScript: RE: CUP Responses MPS
Hi Mari!
Our Licensing application deadline has been extended to 7/1 because we still have a little
construction to button up. Corinne and I discussed the situation and determined that it is best to
have the licensing inspections completed when the work is complete. This means that we will be
unable to meet the 7/24 deadline stated in the CUP since the licensing board does not meet until
7/26. Therefore, we would like to request an extension of our compliance deadline. We are aware
that there is a $25 fee for the extension and I will deliver a check to the planning board this week.
Thank you and the board for its consideration.
Lisa Steadman | Director of Agency Relations 
Monadnock Area Peer Support Agency (MPS)
Main: (603) 352-5093 | Cell: (603) 903-4212
Lisa@MonadnockPSA.org
32 Washington Street #REAR | PO BOX 258 | Keene, NH 03431
www.MonadnockPSA.org
"Together we can change the world"
Confidentiality Note:
This email is intended only for the person or entity to which it is addressed and may contain information that is privileged,
confidential or otherwise protected from disclosure. Dissemination, distribution or copying of this email or the information
herein by anyone other than the intended recipient, or an employee or agent responsible for delivering the message to the
intended recipient, is prohibited. If you have received this email in error, please destroy the original message and all copies
and contact our office.

From: Mari Brunner <mbrunner@keenenh.gov> 
Sent: Tuesday, January 25, 2022 1:17 PM
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CITY OF KEENE 
NEW HAMPSHIRE 

M E M O R A N D U M 

TO:   Planning Board 

FROM: Mari Brunner, Senior Planner 

DATE:  June 13, 2022 

SUBJECT:  EXP-01-22 & CUHP-01-22 – Earth Excavation Permit & Hillside Protection 
Conditional Use Permit – 0 Rt 9 – Applicant TFMoran Inc., on behalf of owner G2 
Holdings LLC, proposes to operate a gravel pit on the undeveloped property located 
at 0 Rt 9 (TMP# 215-007-000-000-000). A Hillside Protection Conditional Use Permit 
is requested for impacts to steep slopes. Waivers are requested from the following 
sections of Article 24 of the Land Development Code: 24.3.1.A (200’ public ROW 
setback), 24.3.1.C (150’ access driveway setback), 24.3.1.D (surface water resource 
setbacks), 24.3.4 & 24.3.5 (Groundwater Quantity & Quality Baseline 
Measurements), 24.3.13 (Maximum Excavation Area), and 24.3.15.D (Annual Noise 
Monitoring). The site is 84.71 acres in size and is located in the Rural District.  

 
 

 
Recommendation:   

A recommendation on application completeness will be provided by the Planning Board’s third 
party consultant, Fieldstone Land Consultants LLC. Once the application is accepted as 
“complete,” the application will be referred to the Keene Conservation Commission for review 
and comment, and a public hearing date will be set for the next regular Planning Board meeting.  

Background: 

The excavation of earthen material for commercial sale (“gravel pits”) is regulated by RSA 155-
E at the state level.  Enacted in 1979, RSA 155-E grants municipalities the authority to regulate 
earth excavation operations within their communities. The statute also enables municipalities to 
enact more stringent standards than those in RSA 155-E itself. The City of Keene regulates 
Earth Excavation activities under Articles 24 and Article 25, Section 25.19 of the Land 
Development Code.  

Section 24 of the Land Development Code defines its purpose to “Provide reasonable 
opportunities for the excavation of earth materials from land situated within the City; Minimize 
safety hazards created by excavation activities; Safeguard the public health and welfare; 
Preserve and protect natural resources and the aesthetic quality of areas located near 
excavation sites; Prevent land, air, and water pollution; and, Promote soil stabilization.” The 
Section identifies areas of the City in which a Gravel Pit is permitted in Figure 24-1 (see next 
page). 
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The City’s regulations specify that “Upon receipt of a completed Earth Excavation Permit 
application, the Planning Board shall retain a consultant, at the expense of the applicant, for the 
purpose of reviewing the application for completeness and compliance with NH RSA 155-E and 
the Earth Excavation Regulations in Article 24 of this LDC. This consultant shall review all aspects 
of the submittal.” 

In accordance with the section above, staff retained the services of Fieldstone Land Consultants, 
LLC on behalf of the Board to review the submitted application materials for completeness and 
compliance with all applicable standards. After receiving comments from the consultant, the 
Applicant met with staff and the consultant to discuss revisions to the application. Revised 
application materials were submitted on Monday, June 13, 2022. The Board’s consultant is still in 
the process of reviewing these materials. A recommendation will be provided to the Planning 
Board at the June 27 meeting regarding application completeness. 

Once the Board accepts the application as complete, per Section 25.19.7.F of the LDC, “the 
application and any associated materials shall be forwarded to the City of Keene Conservation 
Commission for review and comment. The Conservation Commission may provide written 
comment to the Planning Board prior to the closing of the public hearing on the application.” 

In addition, within 30 days of a determination of completeness, the Planning Board shall hold a 
public hearing in accordance with RSA 155-E-7. Within 20 days following the closing of the public 
hearing, the Planning Board must render a decision on the application (approve, approve with 
conditions, or disapprove).   

8 of 123



9 of 123



10 of 123



11 of 123



12 of 123



13 of 123



14 of 123



15 of 123



16 of 123



17 of 123



18 of 123



19 of 123



20 of 123



21 of 123



22 of 123



23 of 123



24 of 123



25 of 123



26 of 123



27 of 123



28 of 123



29 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
9p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
C

ov
er

-D
et

ai
ls

.d
w

g

006
 J

un 
20

22

30 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
7p

m
C

:\U
se

rs
\J

R
ob

in
so

n\
ap

pd
at

a\
lo

ca
l\t

em
p\

Ac
Pu

bl
is

h_
18

24
8\

82
54

9-
00

 S
ite

.d
w

g

006
 J

un 
20

22

31 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
7p

m
C

:\U
se

rs
\J

R
ob

in
so

n\
ap

pd
at

a\
lo

ca
l\t

em
p\

Ac
Pu

bl
is

h_
18

24
8\

82
54

9-
00

 S
ite

.d
w

g

006
 J

un 
20

22

32 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
8p

m
C

:\U
se

rs
\J

R
ob

in
so

n\
ap

pd
at

a\
lo

ca
l\t

em
p\

Ac
Pu

bl
is

h_
18

24
8\

82
54

9-
00

 S
ite

.d
w

g

006
 J

un 
20

22

33 of 123



 J
un

 0
6,

 2
02

2 
- 5

:1
1p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
Si

te
.d

w
g

006
 J

un 
20

22

34 of 123



 J
un

 0
6,

 2
02

2 
- 5

:1
4p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
Si

te
.d

w
g

006
 J

un 
20

22

35 of 123



 J
un

 0
6,

 2
02

2 
- 5

:1
4p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
Si

te
.d

w
g

006
 J

un 
20

22

36 of 123



 J
un

 0
6,

 2
02

2 
- 5

:1
5p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
Si

te
.d

w
g

006
 J

un 
20

22

37 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
9p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
C

ov
er

-D
et

ai
ls

.d
w

g

006
 J

un 
20

22

38 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
9p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
C

ov
er

-D
et

ai
ls

.d
w

g

006
 J

un 
20

22

39 of 123



 J
un

 0
6,

 2
02

2 
- 2

:2
9p

m
F:

\T
FM

 P
ro

je
ct

s\
82

54
9 

G
or

do
n 

- R
ou

te
 9

 - 
Ke

en
e,

 S
ul

liv
an

, N
H

\8
25

49
-0

0 
G

or
do

n 
- R

ou
te

 9
, K

ee
ne

 S
ul

liv
an

, N
H

 - 
Fe

as
ib

ilit
y\

82
54

9-
00

_C
3D

\D
es

ig
n\

Pr
od

uc
tio

n 
D

ra
w

in
gs

\8
25

49
-0

0 
C

ov
er

-D
et

ai
ls

.d
w

g

1

1

1

2

2

2

006
 J

un 
20

22

40 of 123



 J
un

 0
3,

 2
02

2 
- 1

0:
40

am
\\T

FM
-B

ED
FO

R
D

4\
Pr

oj
ec

ts
\C

iv
il-

Su
rv

ey
\T

FM
 P

ro
je

ct
s\

82
54

9 
G

or
do

n 
- R

ou
te

 9
 - 

Ke
en

e,
 S

ul
liv

an
, N

H
\8

25
49

-0
0 

G
or

do
n 

- R
ou

te
 9

, K
ee

ne
 S

ul
liv

an
, N

H
 - 

Fe
as

ib
ilit

y\
82

54
9-

00
_C

3D
\D

es
ig

n\
Pr

od
uc

tio
n 

D
ra

w
in

gs
\8

25
49

-0
0 

Tr
uc

k 
Tu

rn
in

g 
Ex

hi
bi

t.d
w

g

41 of 123



TFMoran, Inc. MSC a division of TFMoran, Inc. 

48 Constitution Drive, Bedford, NH 03110 170 Commerce Way – Suite 102, Portsmouth, NH 03801 

T (603) 472-4488  F (603) 472-9747  www.tfmoran.com T (603) 431-2222  F (603) 431-0910  www.mscengineers.com 

PHOTOSHEET 

Proposed Gravel Pit – Route 9, Keene, NH 

Photo 1. Looking towards Route 9. 

Photo 2. Looking down Route 9. 
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NHDHR 18 March 2022 

Request for Project Review Page 2 of 4 

Re: Gravel Pit 

Route 9, Keene, NH 

TFMoran, Inc. MSC a division of TFMoran, Inc. 

48 Constitution Drive, Bedford, NH 03110 170 Commerce Way – Suite 102, Portsmouth, NH 03801 

T (603) 472-4488  F (603) 472-9747  www.tfmoran.com T (603) 431-2222  F (603) 431-0910  www.mscengineers.com 

Photo 3. Looking roughly west on existing path – proposed uses in the area include excavation, 

processing, and stockpiling. 

Photo 4. Looking roughly west on existing path – proposed uses in the area include excavation, 

processing, and stockpiling. 

43 of 123



NHDHR 18 March 2022 

Request for Project Review  Page 3 of 4 

Re: Gravel Pit 

 Route 9, Keene, NH 

 

 

TFMoran, Inc. MSC a division of TFMoran, Inc. 

48 Constitution Drive, Bedford, NH 03110 170 Commerce Way – Suite 102, Portsmouth, NH 03801 

T (603) 472-4488  F (603) 472-9747  www.tfmoran.com T (603) 431-2222  F (603) 431-0910  www.mscengineers.com 

 

Photos from right of way obtained via Google Steet View: 

 
Photo 5. Existing entrance drive. 

 
Photo 6. Approximately 1,000 feet west of entrance drive (site to the right in photograph). 
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NHDHR 18 March 2022 

Request for Project Review Page 4 of 4 

Re: Gravel Pit 

Route 9, Keene, NH 

TFMoran, Inc. MSC a division of TFMoran, Inc. 

48 Constitution Drive, Bedford, NH 03110 170 Commerce Way – Suite 102, Portsmouth, NH 03801 

T (603) 472-4488  F (603) 472-9747  www.tfmoran.com T (603) 431-2222  F (603) 431-0910  www.mscengineers.com 

Photo 7. Approximately 500 feet west on entrance drive (site to right in photograph). 
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TES ENVIRONMENTAL CONSULTANTS, L . L . C . 

Environmental Planning and Permitting 
Soil and Wetlands Investigation 

SITE-SPECIFIC 
SOIL S U R V E Y REPORT 

performed at 

Gordon Excavation Site 
Tax Map 215, Lot 7 
Route 9, Keene, NH 

prepared for 

T.F. Moran, Inc. 
48 Constitution Drive 
Bedford, NH 03110 

TES Project #21-0094 

1494 Route 3 A, Unit 1 
Bow,NH 03304 
(603) 856-8925 

tom@tesenviro. comcastbiz. net 
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March 5,2022 

Ms. Maureen Kelly, Civil Project Engineer 
T.F. Moran, Inc. 
48 Constitution Drive 
Bedford, NH 03110 

RE: Site Specific Soil Map 
Gordon Excavation Site; Tax Map 215, Lot 7; Route 9, Keene, NH 

Dear Ms. Kelly: 

On December 7, 2021 1 performed field work on the above-referenced property on Route 9 in 
Keene, New Hampshire for a Site Specific Soil Survey as you requested. The Soil Survey 
encompassed approximately 9 acres of the overall 84.7-acre property, within a roughly square 
area depicted on a base Boring and Test Pit Plan dated October 14,2021 that was provided by 
your office. This plan had a scale of 1" = 50', with a 2-foot contour interval, and depicted 
undisturbed conditions on the site. 

Prior to my site investigation, essentially the entire mapping area was altered by excavation and 
regrading, with piles of soil and stone material scattered across the site (Figure 1). After 
discussing the disturbed site conditions with you, it was decided that this soil mapping effort 
should be an attempt to depict the undisturbed, pre-existing conditions on the site, since those 
conditions would serve as the baseline for developing a stormwater management plan. In that 
way, this soil mapping effort, prepared to support an after-the-fact New Hampshire Alteration of 
Terrain permit application, differs from Site Specific Soil Mapping Standards for New 
Hampshire and Vermont, Version 7.0, March 2021 (SSSNNE Special Publication No. 3), but is 
otherwise similar to the typical product prepared to those standards. The soil legend used for this 
soil map conforms to the New Hampshire State-Wide Numerical Soils Legend, Issue #10, 
January 2011 established and maintained by the Natural Resources Conservation Service. 

Field work for this survey included traversing the site and examining undisturbed adjacent soils 
and cuts (Figure 2) via hand dug test pits and auger borings. Logs from eleven (11) test pits 
witnessed by a representative from your office on September 10,2020 within and nearby the soil 
mapping area were reviewed for information on the soils that existed prior to site alteration. 
Also, a report dated October 29,2020 that was prepared by a geotechnical engineer from Milone 
and McBroom was also reviewed. This report did not include actual test pit descriptions, rather 
it was a general report on soils observed within 3 test pits along with laboratory soil gradation 
(particle size analysis in laboratory tests) analyses of soil samples taken from three (3) test pits. 
The report mentions that probable bedrock was encountered within each of the three test pits, but 
does not indicate the depths at which the probable bedrock was encountered. 

The NRCS Soil Survey of Cheshire County, New Hampshire, was also reviewed via Web Soil 
Survey for reference. This NRCS mapping indicates that site soils originally consisted mostly of 
Berkshire fine sandy loam, very stony (73C and 73D), with an area of Marlow fine sandy loam, 
very stony (77E) along the Route 9 frontage. Inclusions of moderately well drained catena 
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associates of these soils may be expected within such well drained soil map units, as TF Moran 
test pit data and my field observations indicate. 

No New Hampshire Wetlands Bureau jurisdictional wetlands were found within the soil mapping 
area by your firm's certified wetland scientist who performed a wetland site investigation prior to 
the site alteration. I observed one area in the northeast quadrant of the mapping area that 
appeared to have been excavated that had surface water on December 9,2021. I mapped this 
area as a moderately well drained soil (169, Sunapee fine sandy loam, very stony) since the 
excavation appeared to have not been more than 40 inches below adjacent undisturbed soils. 

Ground control for this soil survey consisted of tree cut lines, a gravel access road, flagged 
wetland boundaries located outside but adjacent to the soil mapping area, and adjacent 
topographic features. Mapped soil slopes reflect former topography as depicted on the base map. 

The following sections of this report include a Site Specific Soil Map Key with Hydrologic Soil 
Groups, attached soil map unit descriptions, and soil profile descriptions from the TF Moran test 
pit investigation. The general soil conditions on the site consisted of moderately to steeply 
sloping soils formed in loose and dense glacial till deposits. 

If you have any questions regarding the soils on this site and the accompanying report, please 
contact our office. 
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TEST PIT REPORT ' T 

for 

Gordon Services 
Route 9 

Keene, NH - ' -

Cody Gordon 
82549.00 

-•• - u L - - - ' i i TO-

P R E P A R E D F O R 

P R E P A R E D BY ' : « ; r = M s 

TFMoran, Inc. - : . , ? 
f : ©rtii 48 Constitution Drive • ' ' 

Bedford, NH 03110 

September 10, 2020 

TFMoran, Inc. 
48 Constitution Drive, Bedford, NH 03110 
T(603) 472-4488 www.tlTTioran.com 

TFMoran, inc. Seacoast Division 
170 Commerce V\/ay--Suite 102, Portsmoutti, NH 03S01 
1(603)431-2222 
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Gordon 
Rte. 9 

Page 2 of 5 

Test Pit #1 9/10/2020 

0-5' Fill Sandy Loam, Massive, Friable 
5-15' Fine Sandy Loam, Cobbles/angular rock Fragments 

Compact till-hardpan, Coarse, Platy, Firm 

ESHWT: Obs @ 6' 7.5YR 5/8 Redox Concentrations 
Few, Distinct 

Seeps: None observed at 15' 
No Refusal @ 15' Restrictive, compact till 

Test Pit #2 9/10/2020 

0-6' Sandy Loam, gravelly, Granular, Friable 
6-15' Fine Sandy Loam, Cobbles/angular rock Fragments 

Compact till-hardpan, Coarse, Platy, Firm 

ESHWT: Obs @ 6' 7.5YR 5/8 Redox Concentrations 
Few, Distinct 

Seeps: None observed at 15' 
No Refusal @ 15' Restrictive, compact till 

Test Pit #3 9/10/2020 

0-3" Sandy Loam, Gravelly, Granular, Friable 
3-5' Fine Sandy Loam, Cobbles/angular rock Fragments 

Fine, Platy, Firm 
5-14' Fine Sandy Loam, Coarse Platy, Firm, Hardpan 

E S H W T : Obs @ 5' 7.5YR 5/8 Redox Concentrations 
Common, Distinct 

Seeps: None observed at 14' 
No Refusal @ 14' Restrictive, compact till 
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Gordon 

Keene. NH 

Test Pit #4 9/10/2020 ii^mm^' 

0-4' Sandy Loam, Massive, Friable c . 
4-15' Fine Sandy Loam, Cobbles/angular rocl< Fragments 

Compact till-hardpan, Coarse, Platy, Firm with small inclusion 
Medium sand, single grain loose. . , ,• ,• 

ESHWT: Obs @ 4' 7.5YR 5/8 Redox Concentrations 
common. Distinct 

Seeps: None observed at 13' : = o;- n v u b s / i I " 1 - ^ 
No Refusal @ 15' Restrictive, compact till r>mB^'.i n- - ; 

Test Pit #5 9/10/2020 

0-3 ' : Sandy Loam, Massive, Friable >itUlf%€ 
3-13' Fine Sandy Loam, Cobbles/angular rock Fragments 

Compact till-hardpan, Coarse, Platy, Firm . 

ESHWT: Obs @ 4' 7.5YR 5/8 Redox Concentrations .. - ^ 4 , , ] . . " 
common. Distinct • -s .• t j - o r -

Seeps: None observed at 13' 
No Refusal @ 13' Restrictive, compact till ' u 

Test Pit #6 9/10/2020 

0-3' Sandy Loam, gravelly, Friable 
3-14' Fine Sandy Loam, Cobbles/angular rock Fragments 

Compact till-hardpan, Coarse, Platy, Firm 

ESHWT: Obs @ 3' 7.5YR 5/8 Redox Concentrations 
common, Distinct ' '• 

Seeps: None observed at 14' '" ' 
No Refusal @ 14' Restrictive, compact till 
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Gordon 

Keene, N(i 

Test Pit #7 9/10/2020 

0- 1' Sandy Loam, Granular, Friable-topsoil 
1- 2' Sandy Loam, Granular, Friable, Angular rock fragments 
2- 4' Sandy Loam, Gravelly Single Grain, Loose-, 
4-12' Fine Sandy Loam, Sub-angular, Blocky.Firm, 

Large boulder encountered at 12' 

ESHWT: Obs @ 5' 7.5YR 5/8 Redox Concentrations 
common, Distinct 

Seeps: None observed at 12' 
Refusal @ 12' to Large Boulder 

Test Pit #8 9/10/2020 

0-3' Sandy Loam, gravelly, Friable 

ESHWT: Obs @ 3' 7.5YR 5/8 Redox Concentrations 
common, Distinct 

Seeps: None observed at 3' 
Refusal @ 3' Paralithic bedrock refusal 

Test Pit #9 9/10/2020 

0-1.5' Sandy Loam, Granular, Friable-topsoil 
1.5-3' Sandy Loam, Massive, slightly firm, Angular rock fragments 
3-9' Sandy Loam, Gravelly Single Grain, Loose, 

ESHWT: Obs @ 20" 7.5YR 5/8 Redox Concentrations 
common. Distinct 

Seeps: None observed at 9' 
Refusal @ 9' Paralithic bedrock refusal 
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Goidon 
Rte. 9 
Ksexie. Nil 

Test Pit #10 9/10/2020 

0-3' Sandy Loam, Gravelly, Granular, Friable 
3-5' Fine Sandy Loam, Fine Platy, Firm Hardpan 

ESHWT: Obs @ 3' 7.5YR 5/8 Redox Concentrations 
common, Distinct 

Seeps: None observed at 5' 
Refusal @ 5' Paralithic bedrocl< refusal 

Test Pit #11 9/10/2020 

0-2' Sandy Loam, Gravelly, Granular, Friable 
2-6' Fine Sandy Loam, Massive, Firm 

Cobbles/angular rock Fragments 
Fine, Platy, Firm 

6-14' Fine Sandy Loam, Coarse Platy, Firm, Hardpan 

ESHWT: Obs @ 3' 7.5YR 5/8 Redox Concentrations 
Common, Distinct 

Seeps: None observed at 14' 
No Refusal @ 14' Restrictive, compact till 
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Phase 1: Threatened and Endangered 
Wildlife and Habitat Assessment   

Keene Gravel Excavation 
Route 9    

Keene, NH 

Prepared for: 
TF Moran, Inc. 

48 Constitution Drive 
Bedford, NH 03101 

Prepared by: 
Pond View Wetland Consultants, L.L.C. 

237 Beauty Hill Road 
Center Barnstead, NH 03225 

June 21, 2021 
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PHASE I   THREATENED AND ENDANGERED WILDLIFE AND 

HABITAT ASSESSMENT 
 
PART 1: SUMMARY AND FINDINGS 
 
Jim Fougere NHB21-0316 
Pond View Wetland Consultants LLC Keene Sand and Gravel 
237 Beauty Hill Rd, Ctr Barnstead NH Keene, NH 
jimfougere@gmail.com TF Moran 
603-520-6120  
 
 
PROPOSED PROJECT: 
The Keene Excavation project refers to a gravel excavation operation off Route 9 in Keene, just 
west of the Roxbury town line and south of the Sullivan town line.  This excavation is planned in 
the southwest corner of the property. This project location is illustrated on the Existing 
Conditions Plan included in Part 2 of this report.   
 
Most of the excavation site was previously logged and cleared prior to the site visit for this 
report. Significant areas of undeveloped Hemlock-hardwood-pine forest occurs to the north and 
east of this property.  Two small wetland areas occur in the footprint of the excavation site; 
however, a 250-foot excavation setback occurs at each of these sites.  No wetland impacts are 
associated with this project.  
 
Surrounding land use is limited to a multibuilding facility, immediately to the east.  Other 
development is generally limited in the area to scattered residential properties. The west-flowing 
Otter Brook is also an important land feature in the surrounding area with a US Army Corps of 
Engineers recreation site and Otter Brook State Park, located at Otter Brook Lake, southwest of 
the gravel pit area across Route 9.  Granite Gorge Ski Area is located about a ½ mile to the 
southeast as well.  Access to the excavation site is off Route 9.  
 
The forested component of the parcel would be described as a Hemlock-hardwood-pine forest 
with Eastern hemlock (Tsuga canadensis), white pine (Pinus strobus), black birch (Betula 
pennsylvanica), sugar maple (Acer saccharum) and beech (Fagus grandifolia) and oaks 
(Quercus spp.).  The understory is dominated by similar species but also includes bracken fern 
(Pteridium aquilinum).  
 
PHASE 1:  Threatened and Endangered Wildlife Assessment Findings 
 
Check One 
 
X No threatened and endangered wildlife and habitat present, no threatened or endangered 

wildlife, habitat, or wildlife corridors likely to be impacted by project activities. 
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 Threatened and endangered wildlife habitat present; HOWEVER NO threatened or 
endangered wildlife, habitat, or wildlife corridors likely to be impacted by project 
activities.  No conservation measures are proposed. 
 

 Threatened and endangered wildlife and habitat present or wildlife corridors present.  
Proposed actions have the potential for impacts.  Conservation measures incorporated 
into the proposed project or project design. 

 
THREATENED AND ENDANGERED WILDLIFE AND HABITAT 

• NHB21-0316 
Threatened or Endangered Species identified in the NHB Datacheck report include: 
 
Spotted Turtle (Clemmys guttata) – State threatened 
Wood Turtle (Glyptemys insculpta) – NH Species of Concern 
_____________________________________________________________ 
 
Northern long-eared bat (Myotis septentrionalis) – State endangered, Federal threatened 
  Not listed on NHB report but typically on US Fish and Wildlife Service, IPac 

 
On-site Habitats 
The habitats associated with the Keene Excavation project include: 
 

• The dominant upland forest associated with the excavation area is Hemlock-hardwood-
pine forest.  This upland habitat includes hemlock, sugar maple, white pine, and beech.   

• The understory is composed of similar species plus bracken fern and several other upland 
plants.   

• The excavation area is generally cleared of trees and other woody vegetation. 
•  As a gravel pit, the property has numerous areas of ongoing disturbance including 

stockpiles and access roads. 
• Otter Brook, a high-quality stream occurs on the south side of Route 9.  Flowing from 

east to west, the stream flows into the large Otter Brook Lake, within the Otter Brook 
State Park.     

• Several small wetlands occur adjacent to the excavation parcel with one occurring in the 
southeast corner of the site plus a second, west of the western edge of the excavation 
area.   All proposed excavation areas occur at least 250-feet from these wetlands.  

• Neither of these sites appeared to be capable of providing vernal pool habitat, although 
the timing of the site visit was not ideal for this determination.  

• Large areas of woodlands and limited development occur on the east side of the Keene, 
as well as, to the north and south of the Excavation site. 

• Based on the presence of moose scat and deer tracks, it is likely the area is currently used 
by a variety of wildlife to access other habitats, most likely outside normal operating 
hours for the excavation site. 
 

Potential Endangered and Threatened Species 
The excavation pit has potential habitat values in the form of accessing offsite habitats including 
the off-site Otter Brook which combine to provide potential habitat values for some species in 

56 of 123



the form of a travel corridor along the stream as well as in the adjacent riparian areas.  This 
corridor could potentially provide habitat to: 

Spotted turtles are consistently reported to prefer large intact landscapes with a diversity of 
wetlands, but they only tolerate limited development.   The Keene gravel excavation site is 
clearly a well-developed area of intense industrial activity, namely mineral extraction, with the 
associated trucking activity.  The Otter Brook habitat is a diverse community which could 
encourage species such as the spotted turtle to travel along the stream corridor to the various 
ponds up and downstream areas.  Otter Brook is also dammed below the site as part of a U.S. 
Army Corps of Engineers project and Otter Brook State Park. There is a little significant wetland 
habitat located in the vicinity of the excavation project which could provide a suitable habitat for 
spotted turtles.   

Northern long-eared bat and other bats species may utilize forested habitats on the site, on a 
seasonal basis.  Extensive areas of this forested habitat are located outside the footprint of this 
project.  The excavation site was logged and cleared previously so minimal tree clearing is 
expected to be necessary for the excavation project.  Any additional tree clearing should be 
conducted outside the pup-rearing season, April through August. 

Other Species of Special Concern or SGCN: The NH Wildlife Action Plan identifies Species of 
Concern that may occur in Keene.  Of these species, the following are identified in the NHB 
Datacheck Report for the Keene gravel excavation parcel. 

Wood turtles (Glyptemys insculpta) also cover a lot of territory in their travels.  They reportedly 
need a mosaic of rivers and streams, plus forests and dense shrubs and bare sandy substrate.   
Most activity is reported to be within 300 meters of streams and rivers.  DeGraff (1986) reports 
special habitat requirements of wood turtles to include wooded riverbanks and open sandy 
nesting areas.  The disturbed condition of the excavation area could potentially be used by wood 
turtles for nesting due to its proximity to the brook; however, the limited on-site wetlands and 
general site disturbance is likely to limit overall values of the site.  

As noted, Moose (Alces alces) scat was noted on the excavation site.  Most likely, they were 
crossing the site to access habitat to the north or south.  

PROPOSED CONSERVATION MEASURES 
The proposed conservation measures for the Keene gravel excavation site primarily focus on the 
avoidance of impacts to the on-site wetlands and their excavation setback, as well as any 
adjacent boundary setbacks. Long-term, the excavation area may be reclaimed which could 
potentially provide areas of additional habitat.   

Measures incorporated in the project design that are intended to minimize impacts to these 
species and other potential species utilizing the site, include the following, which is typically 
referenced by NH Fish and Game and include:   

• Avoid the use of welded plastic or “biodegradable plastic” netting or thread in erosion
control matting, due to issues with snakes and wildlife being trapped and killed.
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• The use of erosion control berm, white Filtrexx Degradable Woven Silt Sock, or several 
“wildlife friendly” options such as woven organic material (e.g., coco or jute matting 
such as North American green SC150BN or equivalent) are considered suitable 
alternatives. 

• Drainage at this site is strictly surface flow, limiting potential impacts to species in the 
form of drainage structures, and curbing.  

 
PART 1: SUMMARY AND FINDINGS 
 
Jim Fougere         6/21/2021 
_______________________________________                                 _____________________                                                                        
NAME             DATE 
 
 
_______________________________________ 
SIGNATURE  
 
 
 
Check Applicable Requested Action 
Request for NHFG Concurrence with Findings in compliance with Env. Wq. 1503.19(h)(1)a 
 
 X  Request for NHFG Concurrence with Findings and Proposed Conservation 

Measures in compliance with Env. Wq. 1503.19(h)(1)b* 
 
 Requests further coordination with NHFG to discuss proposed conservation 

measures and/or, potential focused survey needs (Phase II)* 
  

*New Hampshire Fish and Game’s review and recommendations are based on the 
information provided in the assessment.  Changes to project scope may affect 
NHFG and/or NHDES determination on potential impacts and whether 
conservation measures and project design modifications proposed are still 
applicable or sufficient. 
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TFMoran, Inc. MSC a division of TFMoran, Inc. 
48 Constitution Drive, Bedford, NH 03110 170 Commerce Way – Suite 102, Portsmouth, NH 03801 
T (603) 472-4488  F (603) 472-9747  www.tfmoran.com T (603) 431-2222  F (603) 431-0910  www.mscengineers.com 

TRAFFIC MEMORANDUM 

Date: February 18, 2022 

To: City of Keene 
3 Washington Street 
Keene, NH 03431 

From: Robert Duval, PE 

Re: Proposed Gravel Pit 
Route 9, Keene, NH 
TFM Project No. 82549-00 

INTRODUCTION 

TFMoran has prepared this traffic memo on behalf of G2 Holdings, LLC to describe trip 
generation and the existing roadway network associated with a proposed gravel pit in Keene, 
NH.  The site (Map 215 Lot 7) is located within the Rural Zoning District on the north side of 
Franklin Pierce Highway (NH 9).  

The parcel currently has a gravel access drive into a small clearing.  G2 Holdings, LLC is 
currently using the clearing as a laydown area for their landscape and sitework business. The 
remaining site consists of woods, steep slopes, and wetlands.  

PROPOSAL 

G2 Holdings, LLC is proposing to construct and operate a 10 +/- acre gravel pit located on The 
initial phase of the operation will be approximately 5 acres. The gravel driveway will be widened 
and brush trimmed as necessary to accommodate two-way traffic with adequate sight distance 
in both directions to support the operation.  

DESCRIPTION OF ROADWAYS AND INTERSECTIONS 

Franklin Pierce Highway (NH 9) 

 Classification.  Franklin Pierce Highway is a State-maintained principal arterial that provides
east-west travel across the state from Vermont to Maine.

 Lane widths and usage. In the project vicinity, the roadway provides one 12’ travel lane in
each direction, with 7-8’ paved shoulders.

 Pedestrian facilities. There are no sidewalks in the study area.
 Signage and markings.  The posted speed limit is 55 mph. Adjacent to the existing driveway

is an intersection warning sign.  The road has white shoulder markings on both sides. An
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Traffic Memo re: Proposed Gravel Pit February 18, 2022 
Franklin Pierce Highway (NH 9), Keene, NH Page 2 of 3 

eastbound passing zone begins about 300’ to the west and extends about 600’ east of the 
driveway, followed by a two-way passing zone.   

 Lighting. No roadway lighting is provided in the study area.
 Sight Distance: The existing driveway is located on a straight segment of Franklin Pierce

Highway with a gentle curve right approximately 250’ west of the site and remains straight
approximately 2,000’ to the east. The alignment is relatively flat and provides sufficient sight
distance in both directions.

 Road conditions. The roadway has moderate grade change, open drainage, and normal
crown. The pavement is in good condition with minimal to no cracking, little or no ruts, soft
spots, potholes, or other structural defects evident.

 There are minimal other developments in the area. Adjacent uses and driveways consist of:
o Approximately 350’ to the west on the opposite side of the road is the entrance to

Otter Brook Beach State Park. No other driveways are present until Sullivan Road,
approximately 4,350’ from the existing site driveway.

o Approximately 2100’ to the east is a driveway to small commercial home/office
development.  Another 1500’ east of the office development is the entrance to
Granite Gorge Ski Area.

 There are no other intersections in the study area.

TRIP GENERATION 

Trip generation was calculated based on the applicant’s anticipated pit operation schedule. Site 
operations will be 7am-5pm Monday through Friday, with Saturday operations 7am-12pm. The 
site will be occupied by 3 employees.  All employees will arrive prior to AM peak hours (7-9am) 
and leave during PM peak hours (4-6pm). 

Trucking operations are expected at 40 trucks per day or less, with arrivals on average at fifteen 
minute intervals. While one truck is arriving, the previous will be leaving.  The last load out will 
typically leave around 330pm (1130am on Saturday).  Employees will leave after site cleanup 
and equipment shutdown.  

 Employee & Truck Schedule 

Time 
Employee 

In 
Employee 

Out Truck In Truck Out Total Trips
Before 7 AM 3 3
7 AM – 8 AM 4 3 7
8 AM – 9:AM 4 4 8
9 AM – 10 AM 4 4 8

10 AM – 11 AM 4 4 8
11 AM – 12 PM 4 4 8
12 PM – 1 PM 4 4 8
1 PM – 2 PM 4 4 8
2 PM – 3 PM 4 4 8
3 PM – 4 PM 2 3 5
After 4 PM  3 3

Total Peak Hour Trips (Adjacent Street) Trips In Trips Out Total Trips
Weekday AM (7-9am) 4 4 8
Weekday PM (4-6pm) 0 3 3

SAT (11am-1pm) 2 3 5
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Traffic Memo re: Proposed Gravel Pit  February 18, 2022 
Franklin Pierce Highway (NH 9), Keene, NH  Page 3 of 3 

CONCLUSION 
 
Based on the minimal scale of operations described above, traffic impacts associated with the 
project will be negligible.  The traffic from this development will add 8 trips or less during all 
peak hours.  Total weekday trips are expected to be on the order of 80 to 90 trips per day (40 - 
50 on a Saturday).  Most of these trips occur outside peak travel times.  
 
The AADT of NH 9 in 2019 was 9,707 vehicles.  Thus the percentage increase is less than 1%, 
with typically 15 minutes between successive arrivals and departures.  The roadway alignment 
and wide shoulders will facilitate safe access and egress from the site.   
 
We therefore find the traffic associated with this proposal can be safely accommodated by the 
adjacent roadway without need for improvements.   Please let me know if you have any 
questions in regard to these items.  
 
 
TFMORAN, INC. 

 
Robert Duval, PE 
Chief Engineer 
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Excavation Site 
Tax Map 215 Lot 7 
0 Route 9 
Keene, NH  
 
Date: 

April 8, 2022 
Rev. 2: 6/6/22 
 
 
Prepared for: 

G2 Holdings LLC 
c/o Cody Gordon 
250 North Street 
Jaffrey, NH 03452 
 
TFM #: 82549-00 

48 Constitution Drive, Bedford, NH 03110 
Tel:  (603) 472-4488  Fax: (603) 472-9747 
www.tfmoran.com 

Stormwater 
Management 

Report 

62 of 123

jdevine
Snapshot



82549-00 
Excavation Site 
Rev.2: 6/6/2022 

Executive Summary 

 The Applicant proposes to operate a gravel pit on a 10± acre portion of the 84± acre
parcel on Route 9 in Keene, NH.

 The excavation area stormwater runoff will be directed to a stormwater pond, which
outlets to a riprap swale along the access drive and discharges to an existing discharge
point along the southern lot line.

 Significant vegetated buffers and earthen berms, in addition to installed erosion and
sedimentation controls, will serve to protect natural resources and prevent adverse
impacts to abutters. The site is in a rural and sparsely developed area.

 The Applicant proposes excavation only above the seasonal high water table. Ongoing
geohydrological investigation will inform excavation planning.

 Upon completion of the excavation project, the site will be stabilized and reclaimed.
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Description of Project 

G2 Holdings LLC proposes to operate a gravel pit on 10± acres of the 84± acre parcel. The 
excavation plan includes cutoff swales to direct stormwater runoff into a drainage pond on the 
southern end of the excavation area. The drainage pond outlets to a swale that runs along the 
access drive, and eventually outlets at an existing discharge point along the southern property 
line by Route 9.  
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Storm Water Methodology 

Pre-Development Conditions 

The existing site is primarily wooded, with a gravel access drive and some trails throughout the 
property. The terrain is hilly and there are some wetland areas to the west, east, and south of 
the project area. The ground elevation generally climbs upwards towards the north of the 
property. 

Natural vegetated and earthen screening exists between the public right of way and the majority 
of the access drive. There is also an existing earthen berm to the west of the project area. To 
the west, north, and east, the site is surrounded by significant woodland buffers. This site is 
located in a rural, remote area with minimal development on the adjacent properties. Multiple 
abutting properties are owned by the Applicant.  

Existing discharge points are A) wetland area east of the project site, and B) wetland area along 
the southern lot line adjacent to Route 9. There are currently no drainage improvements on the 
site.  

Rainfall Intensity 

The NHDES AoT program requires applicants to obtain rainfall data from the Northeast 
Regional Climate Center (NRCC). The below table lists the rainfall data used to model storms in 
HydroCAD. 

24-Hour Rainfall Intensity
Northeast Regional Climate Center

2-year 2.76 inches
10-year 4.02 inches
25-year 4.98 inches
50-year 5.86 inches
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Post-Development Conditions  
  
The Applicant proposes to operate a gravel pit on 10± acres of the 84± acre property. The 
excavation area is proposed to be located in one of the naturally least sloped areas of the lot. 
The existing access drive will be improved to support the excavation operations and drainage 
improvements will be installed to manage stormwater runoff. 
 
Proposed cutoff swales will intercept stormwater runoff from uphill of the excavation area and 
prevent it from entering the excavation area and provide an alternate stabilized flow path to 
reach the same wetland at discharge point (A) where it currently flows. The drainage pond 
(HydroCAD pond node P1) will outlet to a swale (Reach R2) that runs along the access drive. A 
small riprap sedimentation basin (Pond P2)) node west of the access drive combines site runoff 
with flow from the route 9 ditchline.  From there, runoff flows thru a proposed culvert under the 
access drive, into an existing roadside ditch (Reach R3) and discharges into the existing 
wetland (modeled as Discharge Point B) along the southern lot line at Route 9. The remaining 
wooded areas will discharge in the same manner as in the pre-development condition, with one 
discharge point (A) just east of the access drive and the other (B) at the wetland east of the 
project area.  
 
The main drainage pond is an infiltration basin which serves to improve groundwater table 
recharge in-site and minimize stormwater runoff volumes from the site.  
 
All three discharge points have been analyzed in both pre- and post-development conditions. 
The final stormwater management design will produce no increase in flow to any discharge 
point and will have no adverse impact on abutters. 
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Erosion Control Measures 

Erosion Control Measures are found on the Storm Water Management Plan within the plan set.  
The erosion control notes and construction sequence notes on the Detail Sheets contain 
specifications for stabilizing disturbed areas and limiting the length of time these areas are 
exposed. 

Temporary Erosion Control Measures 
 Silt Fence
 Silt Sock
 Double rows of erosion control adjacent to wetlands

Permanent Erosion Control Measures 
 Rip rap at pipe outlets
 Rip rap along swales as needed for slope and velocity
 Stabilized vegetative growth along mildly sloped/low-velocity swales.

Flood Protection 

Examination of the following Flood Insurance Rate Map indicates that no portion of the project 
area is located within a flood hazard area: 

 FIRM, Cheshire County, New Hampshire (All Jurisdictions), Map Number 33005,
Effective Date May 23, 2006.
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Conclusion 
 
Peak Rate Flows 
 
The peak rates of runoff will be mitigated at locations where stormwater leaves the project area 
in post-development conditions to not create an adverse drainage impact on existing off-site 
infrastructure and natural drainage conveyances.   
 
 

Discharge 
Point 

Pre-development  
cfs

Post-development  
cfs 

 2-yr 10-yr 25-yr 50-yr 2-yr 10-yr 25-yr 50-yr 
A 1.3 5.9 10.7 15.7 1.1 5.0 9.1 13.4 
B 4.4 14.2 23.5 33.0 3.1 10.1 15.9 21.9 

 
 
Runoff Volumes 
 
The 2 year design storm runoff volumes will be reduced at locations where stormwater leaves 
the project area in post-development conditions, to ensure an improvement to groundwater 
recharge.   
 
 

Discharge 
Point 

Pre-
development  

cf 

Post-
development 

cfs 
 2-yr 2-yr 

A 13,159 10,931 
B 35,057 26,343 
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S-04-22 – CONSERVATION RESIDENTIAL DEVELOPMENT & SPR-04-22 – SITE PLAN –
Timberlane Woods – 0 Drummer Road 

Request: Applicant and owner Christopher Farris proposes to subdivide the 13.1-ac parcel 
located at 0 Drummer Rd (TMP #515-015-000-000-000) into 6 lots and construct 5 multi-family 
buildings. Four of the lots are proposed to be developed into 5-unit multifamily residences, one 
lot is proposed to be developed as a 6-unit multifamily residence, and the remaining lot would be 
conserved as open space. The developable lots are proposed to have access from Timberlane 
Dr via a shared private driveway and vary in size from 0.3 to 1.2 acres. The open space lot is 9.5 
acres. Waivers are requested from Section 25.10.8.B.2 of the Land Development Code regarding 
the requirement to prepare a survey that shows all metes and bounds of the revised parcels, 
Section 20.14.3.D regarding the requirement that all off-street parking be located to the side or 
rear of buildings, and Section 19.3.5.A.3.a regarding the requirement that all structures be 
accessed from interior streets. The site is in the Low Density District. 

Background: 
The 13.1-acre tract of land that is 
the subject of this proposal is 
located between Drummer Road 
and Timberlane Drive, with about 
818 feet of frontage along 
Timberlane Drive and 160 feet of 
frontage on Drummer Road. The 
site is currently forested and 
undeveloped, although logging 
has taken place on the eastern 
end of the property near 
Timberlane Drive. The property is 
located in the Low Density District. 

There are forested wetlands 
located on the west side of the 
property in the area that is 
proposed to be conserved as open 
space. In addition, there are steep 
slopes in the area of the site that is 
proposed to be developed, which 
are shown on the Existing 
Conditions Plan. However, due to 
the fact that no slopes greater than 25% grade (prohibitive slopes) will be impacted by 
development, and less than 20,000 sf of slopes that are between 15% and 25% grade 
(precautionary slopes) would be impacted by development on any individual lot, a Hillside 
Protection Conditional Use Permit is not required.  

The applicant proposes a Conservation Residential Development (CRD) subdivision, which is 
permitted in the Low Density District on lots that are at least 5 acres in size. The parent parcel is 
proposed to be subdivided into six lots, five of which are proposed to be developed and would 
vary in size from 0.326 to 1.208 acres. The remaining 9.5-acre lot would be conserved as open 
space via a conservation easement. The proposed development includes four multifamily 
buildings with five units and one multifamily building with six units, for a total of 26 units. The 

Figure 1. Aerial image of the property located at 0 Drummer Rd (parcel 
shaded in yellow).
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multifamily structures are proposed to be townhouse-style building with parking on the first level 
and living space above. The Applicant proposes to construct a private shared driveway to provide 
access for the multi-family buildings from Timberlane Drive in lieu of an internal road. Waivers are 
requested from Section 25.10.8.B.2 of the Land Development Code regarding the requirement to 
prepare a survey that shows all metes and bounds of the revised parcels, Section 20.14.3.D 
regarding the requirement that all off-street parking be located to the side or rear of buildings, and 
Section 19.3.5.A.3.a regarding the requirement that all structures be accessed from interior 
streets. 

Completeness: 
The Applicant requests exemptions from submitting an Overview Plan, a Yield Analysis Plan, and 
a subdivision plan that shows the boundaries and acreage of the existing lot(s) subject to review. 
The Applicant submitted a written request for each exemption, which is included as an attachment 
to this staff report. After reviewing each request, staff recommend that the Board grant the 
requested exemptions as they have no bearing on the merits of the application.  

Departmental Comments: 
Most of the comments and questions from city departments were addressed by the Applicant. 
Included below are comments from city engineering staff that are either relevant to the Board’s 
review of the application, or may require follow-up by the applicant:  

Engineering: 
 The applicant is proposing to construct public infrastructure which will be turned over to

the City for operation and maintenance in perpetuity. Approval of the application should
be conditioned upon acceptance of these public utilities by the Keene City Council.

 Since the applicant is proposing shared driveways, cross-easements should be recorded
which define the rights and responsibilities of each property owner with respect to
access, maintenance, costs, etc.

 All of the structures will be given Timberlane Drive addresses. Developer should contact
DPW for address assignment once foundations are installed.

 To date, the Department has not received the DES connection permit.

 The proposed design will require drainage easements between the parcels. The cross
easements should stipulate the rights and responsibilities of each parcel. In particular,
the Department is concerned that Lot 3 will receive runoff from all 5 parcels and
discharge said runoff directly to a delineated wetland. Failure to maintain the proposed
swales, forebay, and detention basin may result in discharge of sediment laden
stormwater to the wetlands area.

Application Analysis – CRD Subdivision Regulations: 

19.3.2 Dimensional Standards 

The CRD Dimensional requirements for the Low Density District are shown in Table 1 in the 
“Required” column, and the proposed dimensions of the tract and new lots are shown in the 
“Proposed” column. The tract of land that is the subject of this proposal and all of the proposed 
new lots appear to meet the minimum dimensional requirements.  
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The maximum number of dwelling units allowed within the CRD subdivision is determined by 
dividing the total area of the tract by the density factor per dwelling unit, which is 10,000 sf for the 
Low Density District. Based on this calculation, the maximum number of dwelling units that could 
be permitted for this property is 57 units (570,000 sf/10,000 sf = 57). The Applicant proposes a 
total of 26 dwelling units.  
 
With respect to open space, the applicant proposes to permanently reserve 9.54 contiguous acres 
as open space, or 72.3% of the tract (50% required). In the project narrative, the applicant notes 
that the open space lot will be placed into a conservation easement to ensure it remains 
permanently reserved as open space. 
 
 
Table 1. Dimensional requirements for CRD subdivision applications for the Low Density District. 

 Required Proposed 

Tract 

Min tract size 5 acres 13.1 acres 

Min tract frontage 50 ft 160 ft 

Perimeter 
building setback 

From external roads 30 ft 30 ft 

From other tract 
boundaries 

20 ft 20 ft 

Lot 

Min. Lot Area 6,000 sf 14,203 - 415,000 sf 

Min Road Frontage 40 ft 60 - 174.5 ft 

Min Lot Width at Building Line 60 ft 60 - 246.54 ft 

Min Front Setback 15 ft 30 ft 

Min Rear Setback 15 ft 20 ft 

Min Side Setback 10 ft 20 ft 

Max Building Coverage 45% 4.1% - 15.2% 

Max Impervious Coverage 60% 9.1% - 42% 

 
 
19.3.3. Permitted Uses 
 
The CRD Subdivision regulations allow single-family, Two-Family, and Multifamily Dwellings 
(maximum of 6 dwelling units per structure) in the Low Density District. The applicant proposes 
to construct five multifamily buildings. The Applicant notes in the project narrative that the parcel 
reserved as open space will be used for conservation land and possibly for passive recreation. 
Allowed open space uses include conservation, agriculture, forestry, and passive recreation.  
 
 
19.3.5 Design Criteria 
 
A.  General Criteria. This section states that all development shall be located outside of primary 

conservation areas, and shall minimize impact to any identified secondary conservation areas. 
All of the identified primary conservation areas for this property are located on the proposed 
open space lot, and the applicant notes that the location of proposed development was chosen 
to minimize impact to secondary conservation areas, such as slopes between 15% and 25% 
grade.  

  
 In addition, this standard states that all structures shall be accessed from interior streets, 

rather than from roads bordering the perimeter of the tract. In addition, this section states “in 
the event that a waiver of this standard is granted, shared driveways shall be incorporated 
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where feasible.” The Applicant requests a waiver from this standard and proposes to construct 
shared driveways in lieu of an internal road. The written waiver request is included as an 
attachment to this staff report. In making a determination whether or not to grant this waiver, 
the Board should find by a majority vote that the criteria outlined in Section 25.10.14 of the 
LDC have been met: 

“1. Specific circumstances relative to the subdivision, or conditions of the land in such 
subdivision, indicate that the waiver will properly carry out the spirit and intent of the 
regulations; and,  

2. Granting the waiver will not increase the potential for creating adverse impacts to
abutters, the community or the environment; and,

3. Consideration will also be given as to whether strict conformity with the regulations
would pose an unnecessary hardship to the applicant.”

B. Open Space Standards. These standards state that the area of land designated as open
space shall not be used to site individual lots, construction of buildings, facilities for accessory
uses, roads and other areas for vehicular traffic. This section further states that the open
space reserve should not be fragmented, should be located adjacent to other open space or
protected lands when possible, and should be reasonably accessible from each proposed lot.
The applicant notes that no development is proposed on the open space reserve. In addition,
the open space parcel is one contiguous area that abuts existing conservation land, and can
be accessed directly from Lots 3 and 4. Residents from Lots 1, 2, and 5 would access the
open space lot from Timberlane Drive.

C. Open Space Ownership & Maintenance. This section requires that all land designated as open
space shall not be further subdivided, and shall remain as open space in perpetuity. In
addition, all designated open space must be permanently protected by covenants or
easements, shall be deeded to and maintained by a Homeowners Association, a non-profit
organization, or some other entity as approved by the Planning Board or its designee, and
shall be held, managed and maintained by the developer until such time as they are
transferred to the designated entity.

The applicant proposes to place the open space into a conservation easement. In response 
to staff comments, the Applicant stated that the owner would like to deed the open space to 
the City of Keene; however, staff are not aware of any conversations between the City and 
the owner or applicant regarding this proposal. The Board should ask the Applicant what entity 
will be responsible for maintaining the open space lot if the City of Keene is not willing to 
maintain the property.  

In accordance with Section 25.10.9.C of the Land Development Code, the applicant will be 
required to submit written documentation of any legal instruments required for the 
management of the designated Open Space land, and such documents will be subject to the 
review and approval of the City Attorney prior to signature by the Planning Board Chair. Staff 
have included this as a condition of approval in the recommended motion. 
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Application Analysis – Site Development Standards: The following is a review of the Site 
Development standards relevant to this application. 

20.2 Drainage & Stormwater Management: Currently, runoff from the site flows west into the 
existing wetlands or south into the drainage system on Timberlane Drive. In order to 
mitigate and treat runoff associated with the new development, the Applicant proposes to 
construct a stormwater management system consisting of ditches lined with rip-rap and 
stone check dams and four driveway culverts that will direct stormwater to a sediment 
forebay or conveyance swale and into a detention basin. Overflow will be conveyed via a 
swale to a level spreader. For large events, there is an emergency spillway that outlets 
into the wetland buffer to prevent runoff from being directed onto Timberlane Drive.  

The Applicant submitted a Storm Water Management Report prepared by a licensed 
engineer and dated March 18, 2022 which concludes that the proposed development will 
not increase the peak rates of runoff leaving the site. Due to the fact that the stormwater 
management system for the development is proposed to be located largely on Lots 3 and 
partially on Lots 2 and 1, staff recommend that the submittal of cross-easements for the 
stormwater management system be required as a condition of approval for this project.  

20.3 Sediment & Erosion Control: During construction, the applicant proposes to install 
perimeter controls including silt fencing downslope of any disturbed areas. In addition, a 
stabilized construction entrance will be installed to prevent sediment tracking onto 
Timberlane Drive. Post-construction, all disturbed areas will be stabilized and loamed and 
seeded. Further erosion control details are provided on Sheet DT-1 of the plan set. Staff 
recommend that a security for erosion control be included as a condition of approval. 

20.4 Snow Storage & Removal: The applicant proposes snow storage areas on the edge of the 
shared driveway as indicated on the proposed site plan. These areas are located away 
from wetland areas or other environmentally sensitive areas. The project narrative states 
that during large snow events, a bucket loader can be used to dump snow over the 
guardrail at the end of the shared driveway. From this location, snowmelt would drain into 
the proposed sediment forebay and detention basin before entering the wetland area. This 
standard appears to be met.  

20.5 Landscaping: The Applicant proposes to install four red maple trees, four Bigfruit 
Hawthorn (a large shrub/small tree), and a mix of 23 shrubs including 10 rhododendrons, 
8 winterberry, 2 nannyberry viburnum, and 3 dwarf alberta spruce. A total of 26 surface 
parking spaces are proposed; however, there are fewer than 10 surface parking spaces 
proposed on each individual lot. Staff recommend that a security for landscaping be 
included as a condition of approval to ensure the plantings survive in good health for at 
least one year.  

20.6 Screening: This standard states that “Screening in the form of landscaping or other 
treatment (e.g. berms, walls, fences) shall be used to … form a buffer between single-
family and multifamily dwellings, which are different in height, form or material than the 
adjacent single-family dwellings” The proposed 9.5-acre open space parcel would form a 
forested buffer between the proposed development and adjacent residential uses. The 
site plan proposes to maintain trees along the perimeter of the development area and 
along the frontage of Timberlane Drive. Staff recommend that a 30-foot no-cut buffer be 
placed over the vegetated area along Timberlane Drive to ensure that the screening 
between this development and the road remains in perpetuity.  
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The applicant’s narrative states that HVAC equipment will either be mounted on the roof 
of each building or placed behind the buildings. In addition, the applicant included a note 
on the Utiltiy Plan (Sheet UT-1, Note 20) which states “All HVAC equipment shall meet 
the screening standards of the L.D.C.: Roof mounted equipment shall be setback 10’ from 
edge. Ground-mounted equipment to be located so as not to be visible from the public 
way – screen if visible.” The transformer will be screened from the public right of way with 
the installation of three evergreen shrubs.  

  
20.7 Lighting: The Applicant proposes to install 26 wall-mounted LED light sconces. The 

proposed fixtures have been identified as “Ryler LED 3000K 12” Wall Light Brushed 
Aluminum.” Light fixture cut sheets were not provided; however, these fixtures do not 
appear to be full cut-off light fixtures. Staff recommend that the submittal of light fixture cut 
sheets be included as a condition of approval to ensure that the proposed light fixtures 
meet the the Board’s standards for lighting.  

 
20.8 Sewer & Water: The Applicant proposes to connect to City sewer and water, and proposes 

to install two hydrants at the end of the shared driveways for safety, testing, and 
maintenance purposes. All of the buildings will have sprinklers for fire protection. Due to 
the fact that the water connection is proposed to be on the high-pressure side of the 
Timberlane Drive pressure zone, each service connection will require a pressure-reducing 
valve (PRV). The Applicant added a note to the utility plan (Sheet UT-1) to indicate that 
PRVs will be required for all building service connections. The Applicant also submitted a 
sewer flow analysis on June 3rd which demonstrates that there is sufficient capacity in the 
sewer system for the proposed project.  

 
 Per Section 22.1.4.G of the LDC, “Any infrastructure that serves 2 or more residential 

parcels shall be public. Services shall be the only lines serving individual residential 
parcels.” In addition, Section 22.1.4.H states that “All public infrastructure shall be located 
in city streets or public rights-of-way or easements. The City shall be responsible for 
maintaining all public infrastructure.” The Applicant is aware that the water and sewer 
utilities will need to be accepted by the Keene City Council, and proposes an access and 
utility easement (shown in the cross-hatched area on the plan). Staff recommend that 
approval of the application should be conditioned upon acceptance of the water and sewer 
infrastructure as public utilities by the Keene City Council. In addition, staff recommend 
that the submittal of written documentation for the utility and access easement be included 
as a condition of approval.  

 
20.9 Traffic & Access Management: The Applicant submitted a traffic assessment on June 3rd 

which concludes that the proposed development would increase traffic volume along Court 
Street north of Elm Street by 5 to 6 vehicles per hour, and along Court Street south of Elm 
Street by 5 to 7 vehicles per hour. In total, the development is estimated to generate 176 
site trips per day on a weekday (88 enter and 88 exit), 10 trips during the weekday AM 
peak hour (2 enter and 8 exit), and 13 trips during the weekday PM peak hour (8 enter 
and 5 exit). The estimated site trips for Saturday is 120 (60 enter and 60 exit), with a peak 
hour of 11 trips (6 enter and 5 exit). The traffic assessment concludes that these traffic 
volumes would have a negligible impact on the adjacent roadway system.  

 
 With respect to access management, the Applicant proposes to utilize a shared driveway 

in lieu of an internal road. As noted previously in this staff report, a waiver is requested 
from the requirement that all structures shall be accessed from interior streets, rather than 
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from roads bordering the perimeter of the tract. Staff recommend that the submittal of 
cross-easements for the shared driveway be included as a condition of approval. 

  
 In order to accommodate pedestrians and bicyclists on the site, the Applicant proposes to 

install a bicycle rack at each building, proposes wide shoulders along the shared driveway, 
and proposes a 3-foot wide gravel pedestrian path that would connect from the shared 
driveway near the building on Lot 2 to the sidewalk on Timberlane Drive. 

 
20.10 Filling & Excavation: A signifigant portion of the development area contains precautionary 

slopes of 15%-25% and significant earthwork will be required. The applicant’s narrative 
states that excavation and backfilling will be required for the proposed building foundations 
and driveways. The project will require cut grading activies within the northern lots and fill 
grading activies within the western lots. Grading will also be required to install the 
stormwater detention basins and swales. Based on the required cut and fill activities, the 
majority of disturbed earth material appears to be intended to remain on site. Since fewer 
than 50 trucks are expected to remove or deliver material to the site, it appears that this 
standard has been met. The applicant included a table on the subdivision plan that 
demonstrates that less than 20,000 square feet of precautionary slope area will be 
disturbed on each individual lot (excluding the area of the shared driveway). Staff is aware 
that tree removal operations took place on the parent parcel prior to the submittal of this 
application. However, this activity was considered to be forestry/logging as no stumps 
were removed, and as such this acitivity is exempt from the Hillside Conditional Use Permit 
requirements.     

 
20.11 Surface Waters & Wetlands: Existing wetland systems have been delineated on the site 

and identified as primary conservation areas. Nearly all of the wetlands on the parent 
parcel will be captured within the new conservation lot. A waiver has been submitted to 
seek relief from performing a complete wetland delineation on the new conservation lot.  
The required 30 foot wetland buffer for these wetlands is shown on the plan. No 
development is proposed within the wetland buffer area. Silt fencing is proposed to be 
installed in order to provide protection to the buffer area and wetlands. In some instances 
the proposed grading for buildings, such as the proposed northwesterly most garage and 
stormwater structures, such as the southwesterly emergency spillway, comes within 1 foot 
of the wetland buffer. Staff recommends that the wetland buffer in the development area 
be flagged and inspected prior to the installation of silt fencing to ensure that the buffer 
remains undisturbed during construction. Encroachment into this buffer during 
construction activties would require a Conditional Use Permit pursuant to Section 11.6 of 
the LDC.    

 
20.12 Hazardous or Toxic Materials: There are no known hazardous or toxic materials present 

on the site. This standard is not applicable. 
 
20.13 Noise: The project narrative states “Little additional noise is expected to be generated by 

the subdivision and there are no residential homes within close proximity to the proposed 
homes.” This standard appears to be met.  

 
20.14 Architecture & Visual Appearance: The purpose of this standard is to “ensure that new 

and redeveloped buildings and structures blend aesthetically with the City’s historic 
character, are consistent with the prevailing scale, orientation, and design of the City, and 
do not detract from viewsheds and view corridors.” 
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The applicant states in their narrative that “the architecture will be a townhouse design 
with variation of depth along the front façade to break up the expanse of the building 
structure. The three-story building will have balcony decks on some units to provide further 
architectural interest while also enhancing the outdoor living space for residents.” The 
siding and trim will consist of three different colors, as shown in Figure 2.  

The maximum building height on the three-story side of the building is proposed to be 31 
feet above finish grade. However, structures in the Low Density District are required to be 
a maximum of two stories per zoning. At the time of this staff report, staff did not have 
enough information to determine whether the parking level would be considered a “Story 
Above Grade” or a basement. Basements and attics are not counted as stories. Submittal 
of revised building elevations that demonstrate compliance with the dimensional 
requirements for the Low Density District will be required either as a condition of approval, 
or prior to Planning Board approval of this application. 

The Applicant requests a waiver from Section 20.14.3.D regarding the requirement that 
all off-street parking be located to the side or rear of buildings, specifically for Lot 3 where 
the proposed parking area is located between the building and Timberlane Drive. The 
written waiver request is included as an attachment to this staff report. In making a 
determination whether or not to grant the waiver request, the Board should find by a 
majority vote that the criteria outlined in Section 25.10.14 of the LDC have been met: 

“1. Specific circumstances relative to the subdivision, or conditions of the land in such 
subdivision, indicate that the waiver will properly carry out the spirit and intent of the 
regulations; and,  

2. Granting the waiver will not increase the potential for creating adverse impacts to
abutters, the community or the environment; and,

3. Consideration will also be given as to whether strict conformity with the regulations
would pose an unnecessary hardship to the applicant.”

Figure 2. Rendering of proposed townhouse design. 
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Recommended Motion: 
If the Board is inclined to approve this application, the following language is recommended for a 
motion: 

“Approve S-04-22 for a 6-lot Conservation Residential Subdivision, Grant a waiver 
from Section 19.3.5.A.3.a of the Planning Board Subdivision Regulations, Approve 
SPR-04-22 for the construction of five multi-family buildings, and Grant a waiver from 
Section 20.14.3.D of the Planning Board Development Standards, as presented on 
the plan set identified as “Conservation Residential Development Subdivision, Tax 
Map 515, Lot 15, Timberlane Woods” prepared by Fieldstone Land Consultants, LLC, 
dated March 18, 2022 and last revised on June 13, 2022, and as presented on the 
building elevations received by the Community Development Department on March 
18, 2022, with the following conditions: 

1. Prior to signature by the Planning Board chair:
A. Submittal of revised building elevations that demonstrate compliance with

the height requirements for the Low Density District in Section 3.3.4 of the
Land Development Code.

B. Submittal of written documentation for the access and utility easement,
which shall be subject to review and approval by the Community
Development Director.

C. Submittal of written documentation of a cross-easement for the stormwater
management and drainage system, which shall be subject to review and
approval by the Community Development Director.

D. Submittal of written documentation of any legal instruments required for the
management of the designated Open Space land, which shall be subject
to review and approval by the City Attorney.

E. Submittal of written documentation for the acceptance of all proposed
public utilities by the Keene City Council.

F. Submittal of a revised plan set which displays a “No Cut Buffer” over the
30-foot perimeter buffer along Timberlane Drive.

G. Submittal of a security for landscaping, erosion control, and as-built plans
in a form and amount acceptable to the Community Development Director
and City Engineer.

H. Submittal of light fixture cut sheets to demonstrate compliance with the
Planning Board’s Lighting standards.

2. Prior to the installation of sedimentation and erosion control measures, City staff
shall inspect the wetland buffer in the development area to ensure it is flagged.”
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Conservation Residential Development  
Subdivision Narrative 
TIMBERLANE WOODS 

 
Farris Development, LLC 

Tax Map Parcel 515, Lot 15 
Drummer Road & Timberlane Drive 

Keene, New Hampshire 
 

May 16, 2022 
 

Project Narrative: 
Fieldstone Land Consultants, on behalf of Farris Development, LLC, are submitting these applications 
for Planning Board approval.  The two applications submitted are the Subdivision Application and 
Major Site Plan Application.  The proposal consists of subdividing existing Tax Map Lot 515-15 into six 
lots as a Conservation Residential Development (CRD) Subdivision. Five of the lots will be residential 
building lots and the sixth lot will be placed into a conservation easement.  
 
The existing Tax Map Lot 515-15 has 570, 000 square feet or 13.1+/- acres with 817.88 feet of frontage 
along Timberlane Drive, and an additional 160 +/- feet along Drummer Road. The lot is located in the 
Low Density District per the Zoning Map and the use of Multi-Family Dwelling is permitted in this 
district with the caveat of a maximum of 6 Dwelling Units per building structure. The parcel is currently 
undeveloped and entirely wooded with forested wetlands towards the Drummer Road side of the 
property.   
 
The proposed Open Space lot that will be placed into a conservation easement is 9.54 Acres in size. The 
minimal requirement for CRD open space lots is 50% of the original tract size. The proposed 9.54 Acres 
is 72.8% Open Space of the existing lot size of 13.1 Acres.  The five residential lots will make up the 
remaining 3.6 Acres of the subdivision.  The Open Space lot is located to provide a buffer between the 
residential use and the current Drummer Hill Conservation Area. The Open Space lot will be a good 
addition to this abutting conservation land.  
 
The proposed building lots will have frontage along Timberlane Drive and will all have more than 60 
feet of frontage, which is the standard requirement for the Low-Density zoning district (CRD frontage 
requirement is 40 feet).  Access to the proposed building lots will be from Timberlane Drive and utilize 
a private driveway that is built to City standards. From the main private driveway there will be two 
separate private driveways (22 feet in width) that provide access to the northern two lots. All three of 
these driveways will be under the 300 feet length requirement, allowing for wider widths. The 
driveway ownership will fall under a Homeowner’s Association with an easement 50 feet in width 
following the centerline of the driveways. The centerline of the main driveway will be the limit of the 
property boundaries for each lot, and have the overlaying easement. The Homeowner’s Association 
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will cover the use and maintenance of the shared driveways. The driveways are wide enough for 
emergency vehicle access, and fire trucks can turnaround at the intersection of the driveways.   

The proposed buildings will contain multiple two-bedroom units. Four of the buildings will have five (5) 
dwelling units and one building will have six (6) dwelling units. The buildings will have three building 
floors with the lowest level (basement) being a single-car garage with storage. The garages will provide 
one parking space and outside of each unit is another parking space for each unit.  This will allow for a 
minimum of two parking spaces per building unit; each bedroom will have a parking space.  

The building development will be serviced by the municipal water and sanitary sewer infrastructure 
that is located along Timberlane Drive.  The stormwater management will be constructed on site and 
maintained by the proposed Homeowner’s Association. 

The development standards for both applications are outlined below with descriptions on how the 
standards are met in this submission.  

CRD Development Standards: 

19.3.2 Dimensional Standards: 
A. Min. Dimensional Requirements :  The existing tract is 13.1 Acres in size, has 817.88 feet of
frontage on Timberlane Drive and 160 feet on Drummer Road. All five proposed lots are greater
than 6,000 SF in size.
B. Perimeter Building Setbacks : All proposed lots have over 40 feet of frontage on Timberlane
Drive, and have building setbacks of 15 feet front/rear and 10 feet side setbacks. The perimeter
track setback is 30 feet from Timberlane Drive, and the perimeter setback of the original tract is
20 feet.
C. Density: 13.1 Acres/10,000 SF/Unit = 57 Dwelling Units. There are 26 Dwelling Units
Proposed with 52 Bedrooms.
D. Open Space Reserve: Required 50% (13.1 Ac) = 6.55 Ac. Open Space = 9.54 Acres (72.8%)

19.3.3 Permitted Uses: 
A. Residential Uses: Multifamily Dwelling is permitted with 6 dwelling units per structure
maximum. Proposed is four – 5 Unit buildings, and one – 6 Unit building.
B. Open Space Uses: The Open Space will be used mostly for Conservation and possibly Passive
Recreation as the residents may hike through the Open Space to access the Drummer Hill trails.

19.3.4 Primary & Secondary Conservation Areas: 
A. Primary:  The Open Space conservation areas will all be considered Primary conservation, as
all of the wetlands on the property are within the conservation lot.
B. Secondary: The Open Space conservation area contains items listed as in the secondary
criteria, such as woodlands, stonewalls, and slopes of 15%. There are no proposed
improvements within the Open Space lot, such as recreational trails. The proposed
development location for residences was chosen to provide a large contiguous tract for
conservation that would directly abut the Drummer Hill Conservation Area.
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Subdivision Development Standards: 

1. Drainage – The site will be designed to convey the drainage away from the buildings and off the
paved driveways. The stormwater will be managed to provide treatment and retention of
runoff waters. The systems have been designed to match or reduce the stormwater runoff that
exists on the undeveloped site.

2. Sedimentation/Erosion Control – Temporary erosion control measures consisting of haybales,
catch basin silt-socks, silt fencing, and a stabilized construction entrance will be used during the
construction process.  The permanent erosion control measures will consist of stone rip-rap,
stone check dams, established vegetation, erosion control matting, and asphalt pavement.

3. Hillside Protection – There is no hillside protection required for this project. The house lots
have been designed to terrace with the natural slopes and maintain the perimeter forested
buffers.  There are Pre-Cautionary slopes within the development area; however the impact per
lot is under 20,000 Square Feet of impact. The largest impact is on Lot 3, with 14,955 Square
Feet of impact to the Pre-Cautionary slopes.

4. Snow Storage and Removal – Snow storage locations are shown on the plans and consist of
along the driveway edges and end of the paved areas. During large events, excess snow can be
dumped over the guardrail at the end of the main driveway by the use of a bucket-loader.

5. Flooding – The subject lot is not within the 100-year floodplain and rainfall events will be
handled by the proposed drainage systems.

6. Landscaping – Landscaping is outlined in the plan set. There will be trees and shrubs planted to
meet the LDC requirements. The majority of the landscaping is around the front of each
building. The existing trees will remain around the perimeter of the development to provide a
natural buffer.

7. Noise – Little additional noise is expected to be generated by the subdivision and there are no
residential homes within close proximity to the proposed homes. The Open Space lot provides a
large wooded buffer between the abutting lots.

8. Screening – The perimeter of the site will have trees maintained for natural screening from the
public way. The HVAC equipment for the buildings will be roof mounted or placed behind the
buildings. The transformer for the development will be screened by evergreen shrubs.

9. Air Quality – The proposed subdivision and residential use will have no impacts on air quality.
10. Lighting –   Lighting for the site will be provided by building mounted lights near the garages of

each unit. The buildings will have minimal light provided at the parking spaces only. All fixtures
are full cutoff, LED controlled by photocells. The lights will not glare onto abutting properties or
public roadways.  There is no proposed lighting that cross onto abutting properties or
roadways.

11. Sewer and Water – The proposed buildings will be serviced by municipal water and sewer. The
water services will provide both domestic and fire suppression water. The end of the proposed
water main will have a fire hydrant for safety, testing, and maintenance purposes. The water
connection will be made uphill of the pump station, which will ensure proper pressure and
demand flows. Sewer flow data has been collected and a report will be submitted, as requested
by the City Engineer. This is to validate that the sewer downstream of the development has
adequate capacity, as the municipal line downsizes from 8” to 6” pipe size on Elm Street.

12. Traffic – The proposed subdivision will add some vehicle trips to the adjoining City streets. The
82 of 123



 
 
Timberlane Woods Rev A         Page 4 
Tax Map Parcel 515-15 
Keene, NH              
 

intersection of the shared driveway and Timberlane Drive will have safe sight distance in both 
directions. The City street was improved recently and can handle the additional traffic load. A 
traffic report will be submitting, as directed by the City Engineer. 

13. Driveways – Each building lot will share a central driveway and two individual driveways will 
provide access to the northern two lots.  The grade of these shared driveways shall meet all 
driveway regulations for the City of Keene and are just under 300 feet in length. 

14. Hazardous and Toxic Materials – No hazardous or toxic material is associated with the project. 
15. Filling/Excavation – Excavation and back-filling will be required for the proposed building 

foundations and driveways. The topography of the site varies and is steep in areas. The lots to 
the north will be in cut grading, and the two western lots will be in fill grading.  Any excavation 
associated with the municipal utilities will be covered in the Excavation Permit with Keene 
Public Works. 

16. Wetlands – Jurisdictional wetlands were delineated as a result of a field investigation by 
Kenneth M. Robinson, C.W.S, in accordance with the “Corps. Of Engineers Wetland Delineation 
Manual, Technical Report Y-87-1, dated January 1987”. There are wetlands located to the west 
of the proposed development, on the subject lot. These wetland areas will be protected by the 
Open Space easement in perpetuity. The thirty-foot (30’) wetland buffer will not be impacted or 
encroached upon by the development. 

17. Surface Waters – There are no surface waters in close proximity to the project and the 
Ashuelot River is 0.75 miles from the site.  

18. Stump Dumps – This project requires tree removal, however, any stumps that result from the 
development will be removed and disposed of properly. 

19. Architectural and Visual Appearance – This project proposes to construct five (5) multi-unit 
buildings, having three levels where the ground level includes a single car garage. Four of the 
buildings will be 5-Unit structures, and one building will be a 6-Unit structure. The architecture 
will be a townhouse design with variation of depth along the front façade to break up the 
expanse of the building structure. The three-story building will have balcony decks on some 
units to provide further architectural interest while also enhancing the outdoor living space for 
residents. The siding and trim will consist of three different colors to balance the visual 
appearance and fit in with the residential theme of the neighborhood. The maximum building 
height on the three-story side of the building is 31 feet above finish grade. 

 
Site Development Standards (Article 20 of the LDC): 
 

20.2. Drainage & Stormwater: The site will be designed to convey the drainage away from the 
buildings and off the paved driveways. The stormwater will be managed to provide treatment 
and retention of runoff waters. The systems have been designed to match or reduce the 
stormwater runoff that exists on the undeveloped site for the 2, 10, and 50 year storm events. 
20.3 Sediment & Erosion Control: Temporary erosion control measures consisting of catch 
basin silt-socks, silt fencing, and a stabilized construction entrance will be used during the 
construction process.  The permanent erosion control measures will consist of stone rip-rap, 
stone check dams, established vegetation, erosion control matting, and asphalt pavement 
20.4 Snow Storage & Removal: Snow will be stored on site.  
20.5 Landscaping:  Landscaping will meet the City LDC standards and is provided around the 
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buildings. 
20.6 Screening: The perimeter of the site will have trees maintained for natural screening from 
the public way. The HVAC equipment for the buildings will be roof mounted or placed behind 
the buildings. The transformer for the development will be screened by evergreen shrubs 
20.7 Lighting: All lighting will meet the City LDC standards and will not impact the public. 
20.8 Sewer & Water:  Sewer and water will be municipal services, which includes fire 
protection water to each building.  
20.9 Traffic & Access Management: Traffic increases are outlined and access will be off 
Timberlane Drive with shared driveways, built to City standards. 
20.10 Filling & Excavation: The proposed grading will require filling in some areas and 
excavation in other areas. The materials these grade changes are mostly on site. Select gravels 
for construction will need to be hauled to the site. Any excavations within the City right-of-way 
will be outlined in the Excavation Permit with Keene Public Works.  
20.11 Surface Waters & Wetlands: There are no impacts to surface waters or wetlands on the 
site. The future quality of these resources will be protected by the Open Space conservation 
easement. 
20.12 Hazardous & Toxic Materials: There are none associated with this project.  
20.13 Noise: Noise increase will be minimal and the project is buffered from the nearest 
residential home. 
20.14 Architecture & Visual Appearance: The architecture will be town-house style that is 3 
stories in height. The colors will be natural tones and fit with the nearby neighborhoods in the 
City.  
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May 16, 2022 
 
City of Keene Planning Board 
Attn: Mari Brunner, Senior Planner 
City Hall - 4th Floor 
3 Washington Street-  
Keene, NH 0343 
 
RE:   S-04-22 and SPR-04-22 
 Timberlane Woods CRD Subdivision  

Waiver Request – Letter 2 
 

Dear Planning Board, 
 
Fieldstone Land Consultants, on behalf of Christopher E. Farris, is submitting these additional waiver 
requests for Planning Board approval.  Based on the Community Development review, we are hereby 
seeking waivers for the following standards in the Land Development Code (LDC).  
 
Waiver 3 (Parking to the Side/Rear of Buildings); previously submitted via email: 
§ 20.14.3.D Site Design and Relationship to Surrounding Community: States All required off-street 
parking shall be to the side or rear of buildings…:   We are requesting the waiver from the LDC Section 
20.14.3.D for the requirement that parking be located to the side or rear of a building. The CRD 
Subdivision that was submitted has all proposed lots with frontage off Timberlane Drive. Based on the 
orientation of Building 3, on Proposed Lot #3, the parking is in front of the building. The building directly 
across the driveway on Proposed Lot #2, will block the view of the parking spaces at Building 3. The 
view of this building and associated parking is also screened from view of the public way, by the land 
topography, vegetation and other proposed buildings.  
 
A. Specific circumstances relative to the subdivision, or conditions of the land in such 
subdivision, indicate that the waiver will properly carry out the spirit and intent of the regulations; 
The spirit and intent of the ordinance will be met as the proposed parking will not be visible from a public 
way. The topography, vegetation, and adjacent building will block this parking from the Timberlane 
Drive road frontage.  Technically this parking will be located to the rear of Building 2. 
 
B. Granting the waiver will not increase the potential for creating adverse impacts to abutters, 
the community or the environment; The granting of this waiver will not create any adverse impacts to 
the abutters, community or environment. The parking will be located in a manner that reduces disturbance 
to the land and spaces face the garages of each building unit.  This will eliminate the possibility of 
headlights shining toward abutting properties, and the parking spaces will not be visible from the public 
street, Timberlane Drive.  
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C. Consideration will also be given as to whether strict conformity with the regulations would
pose an unnecessary hardship to the applicant;  If the regulation was enforced with strict
conformity, the applicant would have an unnecessary hardship placed upon them. The hardship would be
in the form of re-design, a longer timeframe for approvals, construction scheduling, and disturbing more
land to rotate the building and parking to face away from Timberlane Drive.

Waiver 4 (Shared driveways): 
§ 19.3.5.A.3.a Design Criteria: States that all structures shall be accessed from interior streets, rather
than from roads bordering the perimeter of the tract; In the event that a waiver is granted, shared
driveways shall be incorporated where feasible:  We are requesting a waiver of this section of the LDC
that requires interior streets and with the granting of said waiver, will provide shared driveways for the
access to the building structures.

A. Specific circumstances relative to the subdivision, or conditions of the land in such
subdivision, indicate that the waiver will properly carry out the spirit and intent of the regulations;
The spirit and intent of the CRD Subdivision regulations will be carried out, as the proposed shared
driveways will provide access to the building structures. The interior paved driveways are not streets,
however, they will provide the same level of access to the building structures as a City street.

B. Granting the waiver will not increase the potential for creating adverse impacts to abutters,
the community or the environment;  If the waiver is granted, there will not be any adverse impacts to
the abutters, community or environment. The proposed shared driveways will be 24 feet in width at the
intersection with Timberlane Drive. The shared driveways will provide safe access on and off Timberlane
Drive, similar to a City Road.  The maintenance of the shared driveways will be covered by the
development and not burden the City with maintenance of the driveways.

C. Consideration will also be given as to whether strict conformity with the regulations would
pose an unnecessary hardship to the applicant:  If the waiver is not granted and strict conformity
with regulations is imposed, this will put an unnecessary hardship on the applicant. If the interior access is
required to be a “street” it would decrease the available building area, due to the requirement of having a
right of way and front setbacks from the right-of-way. The overall density and compact design of the
development would be reduced, and likely require the building lots to be larger. If the building lots were
larger, the Open Space area would be less than what is proposed.

Thank you for your consideration in granting the waivers outlined above.  

Best Regards, 
FIELDSTONE LAND CONSULTANTS, PLLC 

John Noonan 
Project Engineer 
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2 Bedford Farms Drive 
Suite 200 
Bedford, NH 03110-6532 
P 603.391.3900 

To: Mr. Chad Branon, PE 
Fieldstone Land Consultants, PLLC 
778 Elm Street, Suite C 
Milford, NH 03055 

Date: May 12, 2022 

Project #: 52846.00 

From: Jason R. Plourde, PE, PTP Re: Traffic Assessment 
Proposed Timberlane Drive Townhouses 
Keene, New Hampshire 

Vanasse Hangen Brustlin, Inc. (VHB) has prepared this memorandum to summarize the anticipated traffic impacts 
associated with a proposed residential development to be located off Timberlane Drive north of Elm Street in Keene, 
New Hampshire. As proposed, the development would consist of 26 residential townhouse units. In addition, access 
would be provided along Timberlane Drive. The site location in relation to the surrounding roadway network is shown 
on Figure 1. 

Timberlane Drive and Elm Street are legislatively categorized as Class V: Local Roads. Therefore, review and approval 
are expected to be required with respect to traffic through the City of Keene permitting process. In accordance with 
Article 20.9.1 of the City of Keene’s Land Development Code, a traffic study is required for a residential development 
with 10 or more dwelling units. This evaluation has been conducted to summarize the anticipated traffic impacts 
associated with the proposed residential development. 

Existing Traffic Volumes 

Existing traffic volumes in the area were researched from New Hampshire Department of Transportation (NHDOT) 
historical data in the vicinity of the site. NHDOT conducts a three-year traffic count program along Court Street north 
of Elm Street and along Court Street north of North Street.

1, 
2
 The most recent traffic counts collected and uploaded to 

the NHDOT traffic-volume database for Court Street north of Elm Street were from July 2020 with the next counts 
planned for 2023. For the Court Street location north of North Street, the most recent traffic counts collected and 
uploaded to the NHDOT database were from August 2021 with the next counts planned for 2024. The NHDOT 
historical data are summarized in Table 1 and are provided in the Appendix. 

1  Count Station 82237181 along Court Street north of Elm Street. 
2  Count Station 82237159 along Court Street north of North Street. 
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Table 1 – Existing Traffic-Volume Summary 

Location/Time Period 
Daily Traffic 

Volume (vpd) a 
Peak Hour Traffic 

Volume (vph) b K-Factor c 
Court Street north of Elm Street d 

Weekday Daily 9,905   

Weekday AM Peak  712 7.2 

Weekday PM Peak  810 8.2 

Saturday Daily 7,557   

Saturday Peak  671 8.9 

Safford Drive east of Old Homestead Highway (NH Route 32) e 

Weekday Daily 10,985   

Weekday AM Peak  786 7.2 

Weekday PM Peak  896 8.2 

Saturday Daily 7,321   

Saturday Peak  641 8.8 
a In vehicles per day. 
b In vehicles per hour. 
c Percent of average daily traffic occurring during the peak hour. 
d Traffic counts collected between Saturday, July 18, 2020, and Thursday, July 23, 2020 (Count Station 82237181). 
d Traffic counts collected between Saturday, August 7, 2021, and Thursday, July 12, 2021 (Count Station 82237159). 

As shown, traffic volumes along Court Street north of Elm Street experienced the highest peak hour demands between 
11:00 AM and 12:00 PM during the weekday morning and on a Saturday, and between 3:00 and 4:00 PM during the 
weekday evening. In addition, traffic volumes along Court Street north of North Street were the highest between 7:00 
and 8:00 AM during the weekday morning, between 4:00 and 5:00 PM during the weekday evening, and between 
10:00 and 11:00 AM on a Saturday. 

Many rural and urban roadways experience a K-factor that falls between 9.0 and 10.0. The K-factor may exceed 10.0 

for roadways with heavy peak traffic demand.
3
 As shown, the K-factors for both locations along Court Street are less 

 

3  Dowling, Richard, et al. Planning and Preliminary Engineering Applications Guide to the Highway Capacity Manual. National 
Cooperative Highway Research Program Report 825, Washington, DC: National Academy of Sciences, 2016. 
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than 10.0, which suggests that traffic volumes along the Court Street corridor may have a relatively even distribution 
of traffic throughout the day or throughout a peak period that last more than 1 hour. 

Build Conditions 

For purposes of this Traffic Assessment, the proposed development program evaluated consists of constructing 
26 residential townhouse units. A full access driveway would be constructed on Timberlane Drive. 

Trip Generation 

To estimate the volume of traffic to be generated by the proposed project, trip rates published in the Institute of 

Transportation Engineers (ITE) Trip Generation Manual
4
 were researched. The trip-generation summary is provided in 

Table 2 with the trip-generation calculations provided in the Appendix. As shown, the proposed residential 
development is estimated to generate 10 trips (2 entering and 8 exiting) during the weekday AM peak hour, 13 trips 
(8 entering and 5 exiting) during the weekday PM peak hour, and 11 trips (6 entering and 5 exiting) during the 
Saturday peak hour. 

In accordance with ITE methodologies,
5
 a development may have an impact if the addition of site trips would increase 

peak hour traffic volumes on an intersection approach by 100 vehicles or more. In addition, NHDOT guidance
6
 

suggests that a development estimated to generate 100 vehicles per hour or more (total of entering and exiting trips) 
through an intersection may result in a change in vehicular operations (i.e., noticeably drop level of service or increase 
volume-to-capacity [v/c] ratios). In general, traffic increases less than these thresholds could be attributed to the 
fluctuation of vehicles due to driver patterns that occur during the day, on different days of a week, or different 
months of a year.  

4 Institute of Transportation Engineers. Trip Generation Manual, 11th ed. Washington, DC, Sept. 2021. 
5  Transportation Impact Analyses for Site Development: An ITE Proposed Recommended Practice. Washington, DC: Institute of 

Transportation Engineers, 2010. 
6  Bollinger, Robert E. Inter-Department Communication. New Hampshire Department of Transportation, Bureau of Traffic. 17 Feb. 

2010. 
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Table 2 – Trip-Generation Summary 

Time Period/Direction Estimated Site Trips a 
Weekday Daily 

Enter 88 

Exit 88 

Total 176 

Weekday AM Peak Hour 

Enter 2 

Exit 8 

Total 10 

Weekday PM Peak Hour 

Enter 8 

Exit 5 

Total 13 

Saturday Daily 

Enter 60 

Exit 60 

Total 120 

Saturday Peak Hour 

Enter 6 

Exit 5 

Total 11 
a ITE Land Use Code 220 (Multifamily Housing [Low-Rise]) for 26 units. 

Site Trip Impacts 

With the proposed residential development to be located along Timberlane Drive, motorists would be able to access 
the site along Timberlane Drive via Court Street to the north and south, Elm Street to the south, and Old Gilsum Road 
to the north. For planning purposes in order to provide a conservative (worse-case) scenario, the site trips were 
distributed along the adjacent roadway network with all site trips traveling through the Court Street and Elm Street 
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intersection. At this intersection, the site trips were then evenly distributed with 50 percent to/from the north and 
50 percent to/from the south. 

Based on the traffic-generation and distribution estimates for the proposed residential development, the site trips 
were assigned to the adjacent roadway network. The project-generated traffic volumes are shown on Figure 2 for the 
weekday AM, weekday PM, and Saturday peak hours.  

As shown, the proposed development would increase traffic volumes along Court Street north of Elm Street in the 
range of 5 to 6 vehicles per hour (1 additional vehicle/10-12 minutes) and along Court Street south of Elm Street in 
the range of 5 to 7 vehicles per hour (1 additional vehicle/8.6-12 minutes). As shown in Table 2 and on Figure 2, 
standard traffic engineering practice suggests that the proposed residential development would be expected to result 
in negligible impacts to the adjacent roadway system. 

Summary of Findings 

In summary, standard traffic engineering practice suggests that the vehicular trips associated with the proposed 
26 townhouses would have negligible impacts to the adjacent roadway system during the weekday AM, weekday PM, 
and Saturday peak hours. The total site trips estimated for the proposed development do not meet the ITE and 
NHDOT guidelines for which developments may have a noticeable impact. 
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DRAFT 

Revised June 1, 2022 

KEENE PLANNING BOARD 

DRAFT Rules of Procedure 

1. Authority, Adoption, & Amendment

1.1. Authority.  These Rules of Procedure for the City of Keene Planning Board (“Rules”) are
adopted under the authority of New Hampshire Revised Statutes Annotated (“RSA”), 
676:1, and may be amended from time to time. These Rules supplement the application 
procedures set forth in Article 25 of the Keene Land Development Code.   

1.2. Adoption.  The Keene Planning Board Rules of Procedure shall be adopted by a simple 
majority vote of all Planning Board members at a regular meeting of the Board.  The 
Rules of Procedure shall be effective upon adoption and when the Rules have been signed 
by a simple majority of the Planning Board and placed on file with the City Clerk for 
public inspection.   

1.3. Amendment.  The Keene Planning Board Rules of Procedure may be amended in the 
same manner as the initial adoption. 

2. Membership

2.1. Membership. In accordance with state law, the Keene Planning Board (“Board”) shall be
composed of nine members. One of the members of the Board shall be the Mayor or the 
Mayor’s designee, one of the members shall be an administrative official appointed by 
the Mayor, one of the members shall be a member of City Council selected by the 
Council, and the remaining six members of the Board shall be appointed by the Mayor. 

2.2. Terms of Office. All regular Board members and alternates shall be appointed for terms of 
three years.  The terms of office shall commence on the first secular day of January and 
end on the last secular day of December three (3) years subsequent.  The terms of office 
shall continue until successors have been appointed and qualified. 

2.3. Alternate Members. In accordance with RSA 673:6, up to five alternate members may be 
appointed by the Mayor. Alternate members may participate in meetings of the Board as 
a nonvoting member.  

2.4. Vacancies.  Vacancies in membership shall be filled by appointment of the Mayor for the 
unexpired balance of the term. 
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2.5. Officers. The Board shall elect by majority vote a Chair and Vice Chair on the first 
meeting of the new calendar year. It shall be the responsibility of the Chair to preside 
over all meetings and hearings, appoint Planning Board members to committees and 
groups as directed by the Board, represent the Board before other bodies, and to 
undertake such other duties as may be asked by the Board. It shall further be the duty of 
the Chair to officially sign all subdivisions, site plans, and permits approved by the 
Board. The Vice-Chair shall preside in the absence of the Chair and shall have the full 
powers of the Chair on matters that come before the Board during the absence of the 
Chair. 

3. Steering Committee & Subcommittees 

3.1. Steering Committee. The Planning Board Steering Committee shall be comprised of the 
Chair, Vice Chair, and a third member that shall be elected annually by a majority vote of 
the Board at the first meeting of the new calendar year. It shall be the responsibility of the 
Steering Committee to consult with and advise the Community Development Director or 
their designee regarding the Planning Board’s agenda and formal Planning Board site 
visits in connection with any application before the Board. The Steering Committee 
meeting schedule shall be adopted at the first meeting of the new calendar year, and may 
be modified from time to time. 

3.2. Subcommittees. The Board may create subcommittees as necessary to assist in its 
operations, which shall be advisory to the Board.  Subcommittees shall be created by vote 
of the Board for a stated purpose, identifying the specific Board members appointed, with 
the purpose and membership included in the minutes of the Board. Non-Board members 
shall not be appointed to subcommittees. Subcommittees are public bodies under RSA 
91-A, and are subject to all of the requirements applicable to the Board under the 
foregoing Rules of Procedure, including prior public notice of meeting dates, times and 
meeting locations which are accessible to the public, and keeping and submitting 
appropriate minutes within the time periods stated above. 

4. Meetings 

 

4.1. Regular Meetings. The Board shall normally hold a regulatory meeting each month.  At 
the first meeting of each new calendar year, the Board shall establish a calendar of 
meetings which may be modified from time to time.  The Board may hold such other 
meetings or workshops as it deems necessary and appropriate.  The meetings of the 
Board shall normally be conducted in accordance with Roberts Rules of Order, unless 
otherwise stipulated or agreed upon by the Board. Regulatory matters such as 
subdivisions, site plans, permit applications, and driveway applications shall be 
considered by the Board in accordance with specific Board regulations regarding those 
matters.   

4.2. Non-Public Session. The Board may not enter a non-public session without prior notice 
to, and the presence of, City Staff at the meeting.  In the event of  a requirement to enter 
into non-public session, a majority of members present at a Board meeting may, by roll 
call, vote to go into non-public session in accordance with RSA 91-A:3.  The motion 
shall state the specific statutory basis relied upon for the non-public session.  All persons 
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who are not Board members qualified to participate in the discussion shall leave the 
meeting, unless specifically requested to remain.  No action or decision with respect to 
the matter shall be taken in non-public session.  Minutes of the non-public sessions shall 
be taken and the minutes shall be publicly disclosed within seventy-two (72) hours 
unless, by recorded vote of two-thirds (2/3) of the members present, the minutes are 
sealed in accordance with RSA 91-A:3.  For all meetings held in nonpublic session, 
where the minutes or decisions were determined to not be subject to full public 
disclosure, a list of such minutes or decisions shall be kept and this list shall be made 
available as soon as practicable for public disclosure. This list shall identify the public 
body and include the date and time of the meeting in nonpublic session, the specific 
exemption which is relied upon as foundation for the nonpublic session, the date of the 
decision to withhold the minutes or decisions from public disclosure, and the date of any 
subsequent decision, if any, to make the minutes or decisions available for public 
disclosure. 

4.3. Agenda. The meeting agenda shall be prepared by the Community Development Director 
or their designee (“Director”) in consultation with the Steering Committee or the Chair, 
although the Board shall retain the right to adjust that agenda during the course of its 
meeting. Items to be placed on the meeting agenda must be received by the Director a 
minimum of five (5) business days prior to the scheduled meeting.  No subject matter that 
is not on the agenda shall be discussed at the meeting, but shall be referenced under New 
Business and shall be placed on the agenda for discussion at the next regular meeting. 

4.4. Quorum. A quorum shall consist of five members, including alternates sitting in place of 
regular members.  Board business shall not be conducted in the absence of a quorum.  
Whenever a regular Planning Board member is absent or disqualified, the Chair shall 
designate an alternate to act in the absent or disqualified member’s place; except that only 
the alternate designated for the City Council shall serve in place of that member.  Unless 
the appointed alternate member becomes unable to continue to participate, the alternate 
member so appointed should continue to serve in the place of the absent regular member 
if a matter under consideration by the Board extends over multiple meetings, and/or until 
that matter has been completed.   

4.5. Remote Participation. A Board member may participate by telephone or other electronic 
communication (“remotely”) with the approval of the Board when the member’s 
attendance is not reasonably practical, the reason for absence is stated in the minutes, the 
remote member states where they are physically located, and who is present in that 
location with them. All participants, including the public, must be able to hear, read and 
discern the meeting discussion. Members participating remotely may vote, but shall not 
count toward quorum. All votes must be taken by roll call.  The Presiding Officer shall be 
physically present at the meeting location specified in the meeting notice. 

4.6. Order of Business.  The business of all regular meetings of the Keene Planning Board 
shall be transacted in the following order:  (1) call to order; (2) roll call of attendance; (3) 
acceptance of minutes of the preceding meeting; (4) non-binding consultations, 
application reviews, public hearings, discussions, and decisions; (5) reports and other 
business, including requests for advice and consideration; and (6) adjournment.  The 
Chair of the Planning Board may permit any item of business to be taken out of order 
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unless there is an objection by a Board member, in which case such item of business may 
be taken out of order only by a majority vote. 

4.7. Presiding Officer. The Chair shall preside over the meeting and call the members to 
order. In case of absence of the Chair, if a quorum is determined to be present, the Board 
shall proceed with the Vice-Chair acting as the presiding officer. In case of absence of 
both the Chair and Vice Chair, if a quorum is determined to be present, the Board shall 
proceed to elect a Board member, by majority vote of those present, as Temporary Chair 
of the meeting until the presiding officer appears. 

4.8. Right of Floor. The Chair or Presiding Officer shall control the meeting.  When 
recognized by the Chair, a member of the Board, applicant, or member of the public, 
shall respectfully address the members of the Board and shall confine themselves to the 
question under debate, avoid personal comments, and refrain from impugning the 
motives of any other individual’s argument or vote.  The Chair shall act on all proper 
motions for which there is a second.   

5. Motions, Voting, & Conflict of Interest 

5.1. Motions in General. Unless otherwise indicated in these Rules of Procedure, a motion 
that is duly seconded shall be carried when a simple majority of Commission members 
present vote in the affirmative. 

5.2. Tie Vote. In case of a tie vote on any motion or recommendation, said motion or 
recommendation shall be deemed defeated. 

5.3. Conflict of Interest. A member of the Planning Board shall not participate in deciding nor 
shall they sit upon the hearing of any question which the Board is to decide in a quasi-
judicial capacity if that member has a direct personal or pecuniary interest in the outcome 
which differs from the interest of other citizens, or if that member would be disqualified 
for any cause to act as a juror upon the trial of the same matter in any action at law. 
Reasons for disqualification do not include exemption from service as a juror, or 
knowledge of the facts involved gained in the performance of the member's official 
duties. 
 

When uncertainty arises as to the application of the above standard to a Board member in 
particular circumstances, the Board shall, upon the request of that member or another 
member of the Board, vote on the question of whether that member should be 
disqualified. Any such request and vote shall be made prior to or at the commencement of 
any required public hearing. Such a vote shall be advisory and non-binding, and may not 
be requested by persons other than Board members. 
 
If a member is disqualified or is unable to act in any particular case pending before the 
Board, the Chair shall designate an alternate to act in the member's place. 

6. Records, Communications, & Board Conduct  

6.1. Minutes. Minutes of all Board meetings shall be kept in accordance with RSA 91-A:2. 
The official minutes of the Board shall be those minutes, which are in writing, which 
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have been reviewed and voted upon and approved by a majority of the Board. Once 
approved, meeting minutes shall be immediately filed with the City Clerk. Any 
recordings of Board meetings are for administrative convenience only, and are not the 
official minutes of the Board. 

6.2. Correspondence. All correspondence shall be addressed to the Chair. The Board shall 
only accept, introduce, place on the Agenda, and/or act upon written correspondence by 
applicants, representatives or agents of applicants, abutters, and other parties that are 
signed by the drafter or representative or agent of the drafter. The correspondence must 
provide the mailing address and residential/commercial address, if different, of the drafter 
or drafter’s agent or representative. Correspondence addressed to Planning Board 
members that are of a personal or argumentative nature shall not be accepted, introduced, 
or acted upon by the Board. Any correspondence directly to a member of the Board 
relating to a matter before the Board must be provided to the Staff Liaison for compliance 
with this paragraph and for inclusion in the record. 

6.3. Electronic Communication. Email and other electronic communications among the Board 
or between the Board and Staff Liaison shall be used only for the transmittal of 
administrative matters such as scheduling or the transmittal of information to be acted 
upon at the public meeting.  Board business shall not be conducted in any manner other 
than at a duly noticed public meeting. 

6.4. Board Conduct. Board members shall use caution in entering into any discussion of a 
project coming before the Board other than at a regularly scheduled meeting of the 
Board.  Board members shall not accept phone calls or packets of information from 
applicants or their representatives, or from anyone other than the Community 
Development Department except at Board meetings.  Anyone wishing to present 
information to Board members should be directed to provide that information through the 
normal channel of the Community Development Department, where a full public record 
of all information transmitted to the Board can be kept.   

7. Coordination with Other Boards 

7.1. Joint Committee of the Planning Board and Planning, Licenses and Development 
Committee. The Planning Board shall hold at least one joint meeting annually with the 
City Council Planning, Licenses and Development Committee (“Joint Committee”) to 
discuss and review the Master Plan.  

7.2. Joint Meetings. Pursuant to RSA 676:2; an applicant seeking approval from the Planning 
Board and another land use board(s) may petition the Planning Board and the other land 
use board(s) to hold a joint meeting or hearing when the subject matter is within the 
responsibilities of those boards. Similarly, the Planning Board shall have the authority on 
its own initiative to request a joint meeting with any other land use board(s). Each land 
use board so petitioned shall have the discretion as to whether or not to hold a joint 
meeting with any other land use board. The following rules shall apply to all joint 
hearings: 
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7.2.1. The Chairperson of the Planning Board along with the chairperson(s) of the other 
land use board(s) shall mutually determine who shall chair the joint meeting. 

7.2.2. The Rules of Procedure for the joint meeting shall be governed by the land use 
board that chairs the meeting. 

7.2.3. Every board or commission shall be responsible for rendering a decision on the 
subject matter that is within its own jurisdiction. 

7.3. Coordination with other boards. The Planning Board may hold joint meetings with other 
City Boards and Commissions to discuss matters of mutual interest, including but not 
limited to the City Council Finance, Organization, and Personnel Committee, to discuss 
both the Capital Improvement Program and the annual-operating budget of the Board; the 
Zoning Board of Adjustment to discuss the Zoning Ordinance and other matters of 
mutual interest; and the Conservation Commission to discuss the Open Space Plan and 
other matters of mutual interest. 

8. Statutory Duties 

8.1. Zoning Ordinance & Amendments. The Joint Committee of the Planning Board and the 
Planning, Licenses and Development Committee has the authority to make 
recommendations to City Council on all proposed changes to the Land Development 
Code (LDC), including changes to the Zoning Map or text of the Zoning Regulations. For 
any proposed change to the Zoning Map or text of the Zoning Regulations, the Joint 
Committee shall hold a public workshop in accordance with Section 25.3 of Article 25 of 
the LDC. 

8.2. Master Plan. In accordance with the provisions of RSA 674:1-4, the Board is required to 
prepare and revise as necessary a Master Plan.   

8.2.1. Schedule for Review and Updates. In consideration of the provisions of RSA 
674:2 (VIII), and to assure that the Master Plan remains a useful decision tool, it 
shall be a policy of the Board to review the entire Master Plan every five (5) years 
and use its best efforts to update every ten (10) years. The Board shall work 
directly with the Community Development Department, Planning, Licenses and 
Development Committee of the City Council, and the City Manager to maintain a 
schedule of Master Plan review. 

8.2.2. Review and Adoption by City Council. In order to assure that the City Council 
fully understands and supports the Master Plan, the Planning Board shall seek 
Council review and adoption of the Master Plan prior to Board adoption. Prior to 
adoption of revisions or new sections of the Master Plan, the Board shall hold a 
public hearing, in accordance with the requirements of State law. 

8.3. Capital Improvement Plan. The Planning Board shall review the Capital Improvement 
Plan (CIP) every two years, and recommend revisions or modifications of that Plan to the 
City Council.  The principal purpose of Board review and comment shall be to assure, to 
the degree possible, that the CIP reflects the principals and priorities of the Master Plan. 
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9. Minor Project Review Committee (MPRC)

9.1. Authority. The Planning Board has the authority to delegate its site review powers and
duties in regard to minor site plans to a committee of technically qualified administrators 
chosen by the planning board in accordance with RSA 674:43(III). The process and 
procedures for this committee, which shall be known as the Minor Project Review 
Committee (MPRC), are set forth in Article 25 of the Keene Land Development Code.  

9.2. Establishment. The Minor Project Review Committee was formed by the Planning Board 
and the City Council through Ordinance O-2020-10B (adopted May 20, 2021 and 
effective September 1, 2021), which established the City of Keene Land Development 
Code. 

9.3. Duties. The MPRC shall have the authority to hear and decide on minor site plan 
applications, 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 
applications, and to hear and decide on requests for extensions to minor site plan 
approvals.  

9.4. Membership. The MPRC shall be comprised of five members. One member shall be the 
Public Works Director or their designee, one member shall be the Community 
Development Director or their designee, one member shall be the Zoning Administrator 
or their designee, one member shall be the Fire Chief or their designee, and one member 
shall be a designee of the City Manager.   

10. Miscellaneous Rules of Procedure

10.1. Robert’s Rules of Order. “Robert’s Rules of Order,” as amended, shall govern points of 
order not covered by these Rules of Procedure. 

10.2. Suspension of Rules of Procedure. Any provision of these Rules of Procedure that are not 
governed by the City of Keene Charter, state law, or local ordinance or regulation and do 
not affect the substantive rights of persons appearing before the Keene Planning Board 
may be temporarily suspended at any meeting of the Planning Board, by a two-thirds 
(2/3) majority vote of all members present.  The vote on any such suspension of the Rules 
shall be taken by roll call and entered upon the records. 

10.3. Severability Clause. If any of the provisions set forth in these Rules of Procedure are held 
to be invalid, for any reason, by a court of law, such holding shall not invalidate any other 
provision contained herein. 
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