Historic District Commission

AGENDA

Wednesday, May 20, 2026 4:30 PM City Hall, 2" Floor Council Chambers

1. Call to Order and Roll Call
2. Minutes:

a) April 15,2026 Regular Meeting
3. Public Hearing

a) HDC-26-01 - Major Project Application: Applicant: St. James Episcopal
Church; Owner: Bishop of the Protestant Episcopal Church of NH; Proposed
installation of a 54-panel rooftop solar energy system at 44 West St (TMP
#575-034-000). Waivers from sec. 22.6.3.C.2 for slate roof replacement with
metal and sec. 22.6.3.C.4 for chimney removal are requested. Property is
ranked as a Primary Resource in the DT-C District.

4. Staff Updates — Open Gov

5. New Business

6. Upcoming Dates of Interest:

a) Next HDC Meeting: June 17,2026 — 4:30 pm
b) HDC Site Visit: June 17,2026 - 3:30 pm (To be confirmed)

7. Adjourn
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City of Keene
New Hampshire

HISTORIC DISTRICT COMMISSION

MEETING MINUTES
Wednesday, April 15, 2026 4:30 PM Council Chambers,
City Hall
Members Present: Staff Present:
Sofia Cunha-Vasconcelos, Chair Evan Clements, Planner / Zoning
Hope Benik, Vice Chair Administrator

Anthony Ferrantello
Louise Zerba
Councilor Edward Haas

Members Not Present:
David Bergeron, Alternate
Russell Fleming, Alternate
Peter Poanessa, Alternate

1) Call to Order and Roll Call

Chair Cunha-Vasconcelos called the meeting to order at 4:30 PM. Roll call was conducted.

2)  Minutes: February 18, 2026 Regular Meeting

Ms. Zerba made a motion to approve the meeting minutes of February 18, 2026. Councilor Haas
seconded the motion, which passed by unanimous vote.

3) Qutreach Project Update

Chair Cunha-Vasconcelos stated that they had discussed the outreach project last month. She
continued that they had discussed doing some brainstorming and bringing ideas to this meeting.
They do not have an application to hear today, but they are meeting because she thought it was
important to keep the momentum going with this outreach project. She asked what ideas people
have.

Mr. Ferrantello stated that he emailed Mr. Clements about making contact with Noah Ives
(architecture instructor) at Keene State College (KSC), who was on paternity leave and said he
would be back in April. He continued that Dr. Fernando Del Amo Gonzalo (department chair)
was on sabbatical. He (Mr. Ferrantello) just emailed Mr. Ives to propose getting together to
regroup and see where they are at with the project. He is waiting to hear back, hopefully soon.
What they have to discuss is having the literature available for the library, having the students
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recap what they did and what their experiences were, and having Mr. Clements and him sit down
and go over the next steps and next layer of information the students will work with. He is
waiting to hear back. A sit-down meeting would be the best way to go about this.

Chair Cunha-Vasconcelos stated that the HDC had also talked about creating some videos of
about 15 seconds each. Ms. Benik replied yes, the agenda packet has an email she sent to Mr.
Clements, to share with the HDC, with her ideas/outlines for some quick videos. She continued
that first is a “Did you know...?” video, and she put together a rough idea for the HDC to
consider. The voiceover starts way at the beginning, with “Did you know that Keene has a
Historic District Commission?”, briefly explains how the HDC can help homeowners in the
district make exterior changes, and includes a montage of photos. Another video she came up
with is a brief explanation of “Why It Matters.” A third one is “What Needs Approval,” to clarify
for people what kind of exterior work they need approval for. All of the videos would link back
to the HDC.

Mr. Ferrantello stated that he likes these video ideas. Discussion ensued about how the HDC
could make brief slide presentations themselves, along with City approval and branding. Ms.
Benik stated that she just threw these Canva videos together to give the HDC a rough idea, but
she would be happy to take it further and make them a little more polished. Chair Cunha-
Vasconcelos and Councilor Haas replied that they really like what Ms. Benik has created and
that would be great. Mr. Ferrantello stated that he would like Ms. Benik to be present at a
meeting with Mr. Ives and Dr. Del Amo Gonzalo and present these videos. Councilor Haas asked
if producing videos/slide presentations would work in parallel with the architecture students’
work. Mr. Ferrantello replied that he thinks it would generate ideas and they can decide which
one or both, and he thinks both would be good. He continued that he likes what Ms. Benik
created, how they are quick and get people’s attention. He likes the video sending the message
that the HDC is here to help people, not threaten or obstruct them. He thinks videos would work
better than slides.

Ms. Zerba asked if the HDC could get a review of what the students did. Mr. Ferrantello replied
yes, that is one of the items that is forthcoming. He continued that Mr. Ives said he would ask the
students to relive that experience, and put it on paper. Ms. Zerba replied that it would be good to
get it on video. Others agreed. Chair Cunha-Vasconcelos stated that it could be images for future
videos for it to be released to the City. Mr. Ferrantello replied that first the students will put it on
paper. He does not know if interviewing students on video is something the college wants to do
or can do. Ms. Zerba asked if Mr. Ferrantello has photos of the homes the students researched.
Mr. Ferrantello replied that the students have photos. He continued that they superimposed the
photos onto an Al program that made them look historic, with a brown patina, to make it look
like an old print. He thinks it would be great to have them on video if they are willing.
Discussion continued. Mr. Ferrantello expressed uncertainty about the potential legalities and
permissions needed. Chair Cunha-Vasconcelos replied that they have the City Attorney to help
with that aspect when they get to that point. Ms. Benik stated that in the meantime, she will take
some video of Keene in the beautiful spring weather.

Councilor Haas asked if the HDC has a list of the addresses the students worked with. Mr.
Ferrantello replied that he has it somewhere, but not with him today, so he will have to find it.
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Chair Cunha-Vasconcelos asked him to send it to Mr. Clements so Mr. Clements can distribute it
to the HDC.

Discussion ensued and the HDC determined that Ms. Benik, Mr. Ferrantello, and Councilor Haas
will participate in the meeting with Noah Ives, along with Mr. Clements.

Councilor Haas asked if any of the buildings are historical enough that the HDC should be
promoting them as part of the upcoming 250™ celebration. Mr. Ferrantello spoke about some of
the interesting features he has seen represented by the students” work. Councilor Haas stated that
if any of the buildings are 18" century, they absolutely should be part of the 250" somehow. He
is a member of the planning committee for that, led by Councilor Molly Ellis. They welcome
participation. Even if none of these buildings are 18™ century, they could still be included. Mr.
Ferrantello spoke about people the HDC could invite to their meetings, including some of the
owners of these houses the students inventoried. Councilor Haas replied that they should clear it
with Mr. Ives first and get some momentum.

Mr. Clements stated that the November 19, 2025 agenda packet has an update on this project that
includes the addresses of the three properties that the students worked on and some of their
rendering sketches. He continued that 91, 101, and 122 Court St. are the homes that were studied
with this project.

Chair Cunha-Vasconcelos stated that Councilor Haas sent Mr. Clements/the HDC an email with
some ideas on how to get the students’ work in front of the public. She continued that it is great
to have those ideas formalized in a list. Councilor Haas stated that the more he gets involved
with the 250" anniversary planning, the more he thinks the HDC should have a presence there.

Ms. Zerba asked if it is correct that everything depends on the two professors. Mr. Ferrantello
replied yes, and the HDC has to work with their schedules. He continued that he thinks the
professors have been very accommodating and helpful, and he anticipates continued cooperation
and cohesiveness to benefit KSC, Keene, and the homeowners.

Chair Cunha-Vasconcelos stated that a path forward is starting to emerge. She continued that one
action item is, of course, Mr. Ferrantello taking the lead on the meeting with the professors and
starting to work on getting the material in such a way that it can be disseminated through the
library and other places. Councilor Haas can bring the three addresses to the 250" celebration
committee for the HDC, if that is okay with him. Councilor Haas agreed. Chair Cunha-
Vasconcelos stated that the form the 250" celebration takes is yet to be determined. Councilor
Haas replied that there will be a parade, some speeches, some vendors, and more that is yet to be
determined. He spoke a little more about it, and answered HDC members’ questions about the
day’s known schedule and logistics.

Ms. Zerba asked if Mr. Clements contacted the Library to ask if they could display something
from the HDC, when the HDC eventually has something to display. Discussion ensued about
how it is a “chicken versus egg” thing — the HDC might need to have the materials before asking
the Library, but the Library is great and no one anticipates there being an issue.
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Chair Cunha-Vasconcelos stated that to recap, Mr. Ferrantello will be coordinating with KSC,
Councilor Haas is taking the lead on interfacing with the 250th group, and Ms. Benik is taking
the lead on the videos and social media stuff. She continued that Mr. Ferrantello, Ms. Benik, and
Councilor Haas will meet with the folks from KSC. Other HDC members can participate as long
as they do not form a quorum.

4)  Staff Updates — NH Planning & Zoning Spring Conference — Saturday, May 9, 2026

Mr. Clements stated that the NH Bureau of Business and Economic Affairs is the State planning
organization and they do a conference every year. He continued that it will be May 9, and it is
free, online. If you cannot make it on May 9, everything will be recorded and available online
afterwards. It is an informative conference, and this year there is a planning board track, zoning
board track, and a “special topics” track, which includes a session on historic preservation
planning tools. The agenda packet includes the website where you can sign up.

5) Joint HDC & Heritage Commission Meeting — Wednesday, May 13™ at 4:30 PM

Mr. Clements stated that the joint meeting with the Heritage Commission is scheduled for May
13. He continued that the HDC had discussed whether to have a regular meeting as well, and it
turns out they do need a regular meeting, because they have a major project application to
review. The regular meeting will be May 20. A quorum is needed for both meetings.

Chair Cunha-Vasconcelos asked if there is anything the HDC needs to prepare for the joint
meeting. Mr. Clements replied that he does not think so. He continued that it is more about
getting the two bodies together to talk about what everyone is doing. There is definitely some
overlap in the two bodies’ goals and projects. It should be a productive discussion. He, Chair
Cunha-Vasconcelos, HC staff liaison Megan Fortson, and HC Chair Cauley Powell should start
putting their heads together to work on the agenda for that joint meeting.

6) New Business
Chair Cunha-Vasconcelos asked if there was any new business. (No).
7)  Upcoming Dates of Interest:

A) Next HDC Meeting: May 20, 2026 — 4:30 PM
B) HDC Site Visit: May 20, 2026 — 3:30 PM (to be confirmed)

Chair Cunha-Vasconcelos asked Mr. Clements if there will be a site visit on May 20. Mr.
Clements replied that they might want a site visit. He continued that he and Chair Cunha-
Vasconcelos should briefly talk about it after this meeting.

8) Adjournment

There being no further business, Chair Cunha-Vasconcelos adjourned the meeting at 4:55 PM.

Respectfully submitted by,
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Britta Reida, Minute Taker

Reviewed and edited by,
Evan J. Clements, AICP
Planner/Zoning Administrator
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STAFF REPORT

HDC-26-1 — 44 West St — Rooftop Solar Energy System

Request:
Applicant St. James Episcopal Church, on behalf of owner Bishop of the Protestant Episcopal

Church of NH, proposes to install a 54-panel rooftop solar energy system at 44 West St (TMP
#575-034-000). Waivers are requested from Sec. 22.6.3.C.2 of the Land Development Code for
slate roof replacement with metal and Sec. 22.6.3.C.4 for chimney removal. The property is
ranked as a Primary Resource and is located in the DT-C District.

Background:
The subject building is the St. James

Episcopal Church located at 44 West St. on
the corner of Saint James and West St.,
approximately 350 ft from Central Square.
The church was originally constructed
around 1863 by Shepard Woodcock and
designed by architect Charles E. Parker.
The first service was held in 1864. Prior to
its construction there was no permanent
Episcopalian Congregation in Keene. Only
the occasional visiting clergyman would
provide services. In 1899, a parish house
was constructed on the south side of the
church to match the existing style of the
original building. This was later converted
to an office/reception area.

The building was designed in the gothic

revival style, with stone facade, pointed

arch windows and doors, vaulted gable

roofline with slate roof tiles, and a

prominent belltower. The granite fagade is Fig 1: St. James Church — 44 West St. Photo taken 1864
broken up with stained glass windows. In

2000, a significant investment was made in the church to make it ADA compliant. In 2001, a
columbarium was added to west side of the property to house the ashes of parishioners and a
garden with wrought iron fence was installed to enclose the area.

The purpose of this application is to install a rooftop solar energy system consisting of 54 PV
solar panels. The system will generate approximately 23.76 kW DC of power. All conduit is
proposed to be routed internally along with the inverter and 100A disconnect. A second 100A
disconnect is proposed on the western exterior of the building, adjacent to an existing heat pump
area with screening.

Two waivers have been requested from the Historic District Regulations. The first waiver is to
replace the slate roof on the parish house with a standing seam metal roof. The second waiver is
to remove a chimney located within the installation area.

Per Table 22-3 of the Land Development Code (LDC), this work is classified as a “Major Project”
for review by the HDC.
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Completeness:

No exemptions from submittal requirements are requested; however, no quotes or other
documentation to show economic hardship were submitted with this application. After reviewing
the application, staff recommend that the Commission either request additional information
regarding economic hardship related to the waiver requests or accept the application as complete
and request this information prior to deciding on the application.

Application Analysis:
Included below is an analysis of the relevant standards of the HDC Regulations.

22.5.5 Renewable Energy Systems

A. Renewable energy systems shall be installed in a location and manner on the building or lot
that is least visible and obtrusive, and in such a way that causes the least impact to the
historic integrity and character of the historic building, structure, site or district while
maintaining efficient operation of the system.

The applicant proposes to
install the solar energy system
on the southern exposure of
parish house roof. This roof is
located opposite the front
facade of the building which
faces West St. Part of this
proposal is to remove the
existing slate roof and install a
standing seam metal roof. The
applicant notes that the
installer of the solar energy
system will not work with the
existing slate roof and
requests a waiver from this
standard to remove the
existing slate and replace with
a standing metal seam roof,
rather than one of _the Fig 2: Southern exposure of parish house roof to be replaced for PV
replacement roof materials system.
listed in the regulations.

In addition, the applicant requests a waiver from Sec. 22.6.3.C.4 to remove the existing chimney
to make way for the panel layout. The Commission will need to determine if this standard has
been met.

B. The order of preference for the location of renewable energy systems is listed below in order
of most to least preferential location. An applicant is required to prove the most preferential
priority locations are not feasible in order for the Historic District Commission, or its
designee, to approve system installations on more significant parts of the site.
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The building is surrounded by public right-of-way on the northern, western, and southern
exposures. The primary fagade of the building faces West St. to the north. The proposed location
on the southern roof of the building will not be visible from West St. and will provide the least
amount of visual impact to the primary facade. The southern exposure is also the preferred
location for the solar energy system. The Commission will need to determine if this standard has
been met.

C. Renewable energy systems shall be installed in such a manner that they can be removed
and not damage the historic building, structure, or site with which they are associated.

The proposed solar energy system will utilize a flush mount XR100 rail racking system with a
specialized S-5 clip hardware that is designed to specifically attach to standing seam metal roofs.
The system appears to be designed to be removed with minimal damage to the proposed metal
roof.

D. In order to minimize visual impacts, colors of equipment and assemblies associated with
renewable energy systems shall either be muted or shall match nearby materials and colors,
and solar panels shall have antireflective coating.

The standing seam roof is proposed to be dark bronze and the solar panels are proposed to be
black. It appears that these colors will minimize the visual impact of the proposed solar energy
system. This standard appears to be met.

E. Roof-mounted solar photovoltaic systems on pitched roofs shall be on the same plane as
the roof and positioned so as to be in the least visible location.

The proposed solar panels will utilize a flush mount racking system that will match the pitch of
the roof. This standard appears to be met.

F. Solar array grids should be regular in shape and jointed. Multi-roof solutions should be
avoided.

The system is proposed to be three rows of 18 panels per row in a uniform pattern. All the panels
will be located on a single roof. This standard appears to be met.

G. All supplementary equipment and supply lines associated with renewable energy systems
shall be placed in inconspicuous locations and/or concealed from view with architectural
elements (e.g. downspouts) or other screening.

All conduit is proposed to be routed internally along with the inverter and 100A disconnect. A
second 100A disconnect is proposed on the western exterior of the building, adjacent to an
existing heat pump area with screening. This standard appears to be met.
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22.6.3.C Roofs and Roof
Structures

Section 22.6.3, sub-
section C.2 of the HDC
Regulations require slate
roofs to be retained
whenever economically
feasible. If an applicant
proposes to remove slate,
the regulations require
that the applicant must
obtain a written estimate
from a roofing contractor
with information about
the existing slate,
including the cost to
replace with substitute
materials. In addition, if
slate is determined to
warrant replacement, this
standard states that it must be replaced with either new slate, slate salvaged from a non-visible
portion of the roof, synthetic slate, or asphalt shingles that are similar in color to slate. The full
standard is listed below:

Fig 3: Proposed PV system layout.

22.6.3.C.

2. Slate shall be retained, whenever economically feasible. Before slate on a visible roof slope is
removed, the applicant shall obtain a written estimate from a roofing contractor highly
experienced in slate work with the following information:

a. The condition of the existing slate.

b. The percentage of slate that is beyond repair.

c. If some of the slates are salvageable, the cost of using new slate where replacement is
warranted and reusing existing slate, including relocating some from non-visible roof
slopes, if necessary.

d. The cost of re-roofing with substitute materials.

3. If slate on the visible portion of the roof warrants replacement, the new material may be either

replacement slate, slate salvaged from a non-visible portion of the roof, synthetic slate, or asphalt
shingles that are similar in color to slate.

As stated previously, the applicant requests a waiver from the requirements of this standard and
proposes to remove the historic slate roof and replace it with a metal standing seam roof.
However, no information was provided to demonstrate economic hardship. Staff recommend that
the HDC require written estimates from at least three solar installers to show the difference in
cost between installing solar on a slate roof versus other roofing materials. In addition, staff
recommend that the HDC require documentation to show the difference in cost between the
proposed standing metal seam roof and the alternative roofing materials listed in 22.6.3.C.3.
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In addition, the applicant requests a waiver from Section 22.6.3.C.4, listed below, to remove the
existing chimney.

22.6.3.C.4 Character-defining chimneys shall not be removed, unless determined to be a safety
hazard by the Building and Health Official or their designee, and repair constitutes an economic
hardship. Details of these chimneys (e.g. corbelling, stepped bases, terra cotta chimney pots,
paneled sides) shall not be altered.

In deciding whether to grant these waiver requests, the Historic District Commission must find
by a majority vote that all three waiver criteria listed below are met. The HDC should vote
separately on both waiver requests.

Waiver Criteria:

1. Strict application of these regulations would result in a particular and exceptional difficulty
or undue hardship upon the owner of the affected property; and

2. An alternative design or materials meets the design objectives stated in the Historic
District Regulations of this LDC equally well or better than would strict compliance with
these regulations; and

3. The waiver may be granted without substantial detriment to the intent of the Historic
District Regulations and the public good.

In addition, if the HDC does decide to grant either of the requested waivers, the Commission
may require any mitigation that is reasonable and necessary to ensure that the spirit and intent
of the standard being waived will be preserved.

Draft Motion Language: If the Board is inclined to approve this request, the following language is
suggested for the motions:

Waivers
“Grant a waiver from Section 22.6.3.C.2 of the Land Development Code to permit the removal
of the slate roof on the parish house portion of the St. James church and replace with a

standing seam metal roof.”

“Grant a waiver from section 22.6.3.C.4 of the Land Development Code to permit the removal
of chimney on the south roof.”

Final Motion
“Approve HDC-26-1 to allow for the installation of a 54-panel rooftop solar energy system on

the property located at 44 West St., as presented in the application and supporting materials
received on April 13, 2026 and revised on May 7, 2026.”


















22.5.5 F — Multi Roof Installation — Our South roof is a single-plane roof. As
such, no undesirable patterns will be created. This pattern design is much
simpler if we remove the non-historic chimney (as requested in Waiver 2).

22.5.5 G - Concealing Supply Lines and Auxiliary Equipment — St James
will utilize similar concealing strategies that we used when installing our heat

pump system which the City approved. For the solar cell installation, we will
paint any required conduit to match the surrounding granite if needed.

ReVision Energy is anticipating installing the inverter inside the building with
an exterior safety shutoff on the west side of the building, concealed where
the current mini split conduit is routed. They anticipate running the supply line
under the panels through a watertight boot through the standing seam roof so
that no conduit runs are to the exterior of the building. Power connection will
be on the west side of the building in the existing conduit from the 3-phase
power location on the corner of St. James and Lamson St.






Aside from the costs mentioned above, there is also a safety consideration. It
would be possible to have a slate failure that we could not detect/predict. A
broken tile could hit a pedestrian and injure/kill them. Our South roof is
directly above the public sidewalk which makes that risk high. Our other roofs
have land strips that are rarely accessed, so that risk is significantly less. We
believe that both St James and the City would like to keep these odds as low
as possible.

Only one solar installer was willing to take the risk of installing solar on the
existing slate roof. -Three out of four contractors refused to work with the slate
roof for a solar installation, which is telling-The following long term
implications remain:

1. Difficult installation (high potential to damage slate when installing rails
and solar cells which may not be immediately detected, but lead to
accelerated failure).

2. Difficult and costly maintenance of the slate requiring total removal and
then re-installation of the solar panels.

These potential risks are not practical for our congregation to take.

The St James slates would not go to waste. Although many can break on
removal, many can be saved and used on our east and west roofs as spares.

Asphalt is offered as an alternative to slate. However, solar supports used on
an asphalt roof require drilling through the roof, which increases the risk of
leakage, which is unacceptable.

Asphalt inherently has a relatively short life span, and may need to be
replaced prior to the usable life of the solar panels. This would be expensive
to remove the panels and racking to replace the asphalt shingles. Similarly,
synthetic slates would utilize a drill-through approach and cost roughly 2x
more. Based on the above analysis, and that provided for Article 22.5.5, we
request waiver to use standing seam roof for our South roof. We ptan to
continue to use slate on our remaining roofs.

6






significant, as multiple workers and craft skills would be needed. St James
has experienced roof leaks before. It can be hard to find the leak source and
best ways to repair. St James wants to avoid this concern for future
parishioners.

St James vendors currently use drone technology to inspect our roof every 3
years. However, when solar cells are in place, drone inspection under the
solar cells is not possible. If we used slate, we would not readily know the roof
condition unless we experienced failure. We have judged that it is much better
to have a roof guaranteed for 50 years (and will probably last significantly
longer) and not have to do the inspection.

Thank you for considering this application.

Sincerely,

The Solar Project Team; St. James Episcopal Church

Mike Metell, Dave Birchenough, Peter Hansel, Edith Fifield
44 West St.

Keene, NH 03431























































































IRONRIDGE

XR100° Rail

X

Rail Section Properties
Property Value
Total Cross-Sectional Area 0.582 in?
66 Section Modulus (X-axis) 0.297 in°
46 Moment of Inertia (X-axis) 0.390 in*
Moment of Inertia (Y-axis) 0.085in"
Torsional Constant 0.214in’
Polar Moment of Inertia 0.126 in’
1.99 APPROVED MATERIALS:
2.44 6005-T6, 6005A-T61, 6105-T5, 6NOT-Té
534 (34,000 PSI YIELD STRENGTH MINIMUM)
* L
.58
L
b
‘ 1.25 ‘
crllej;g:? B:\?&ig:ﬁ Description / Length Material Weight
XR-100-132A XR-100-132B XR100, Rail 132" {11 Feet] £000-Serios 7.50 los.
XR-100-168A XR-100-168B XR100, Rail 168" (14 Feet) Aluminum 9.55 lbs.
XR-100-204A XR-100-2048B XR100, Rail 204" {17 Feet) 11.60 lbs.
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