
 
 

KEENE PLANNING BOARD 
Council Chambers, Keene City Hall 

May 26, 2026 
6:30 PM 

 

 
 
 
    
A. CALL TO ORDER & ROLL CALL 
    
B. MINUTES FROM PRECEDING MEETING 
  1. April 27, 2026 
    
C. EXTENSION REQUESTS 
    
D. FINAL VOTE ON CONDITIONAL APPROVALS 
  1. Applications Ready for Final Approval 
    
E. BOUNDARY LINE ADJUSTMENT 
    
F. CONTINUED PUBLIC HEARINGS: 
    
G. PUBLIC HEARINGS 
  1. PB-26-10 - Habitat for Humanity Duplex, Cottage Court Conditional 

Use Permit — Applicant SVE Associates, on behalf of owner Monadnock 
Habitat for Humanity, proposes to construct a 1,364 sq-ft duplex at the 
property located at 0 Grove St. (TMP# 585-057-000). The parcel is ~.11 
ac and is located in the Residential Preservation District. 

  2. PB-26-9 - Froling Energy Site Modifications, Major Site Plan – 
Applicant and owner 560 Main Street LLC proposes to create two curb 
cuts on Manchester St., demolish an existing ~590-sf building,  replace 
the siding on the principal building, and improve an existing gravel area at 
20 & 37 Manchester St. (TMP#s 114-012-000 & 114-003-000). The 
parcels are located in the Commerce & Industrial Districts. 

  3. PB-26-11 - GMS Parking Lot Expansion - Major Site Plan & Surface 
Water Protection Conditional Use Permit - Applicant Fieldstone Land 
Consultants, on behalf of owner GMS Realty LLP, proposes to expand the 
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rear parking lot and install stormwater management infrastructure within 
the 30-ft surface water buffer on the lot at 30 Production Ave. The property 
is ~3.1 ac and is in the Industrial District. 

  4. PB-26-11 - Elm-Carroll Cottage Court - Major Site Plan & Cottage 
Court Conditional Use Permit - Applicant Fieldstone Land Consultants, 
on behalf of owner Nuevo Transfers LLC, proposes to construct four 
townhouse-style multifamily buildings with a total of 14 units. The property 
is ~.75 ac and is in the Medium Density District. 

  5. PB-26-13 - George St. Cottage Court Conditional Use Permit - 
Applicant A. Eli Leno, on behalf of owner NH Home Buyers LLC, proposes 
to convert a detached garage into a dwelling unit on the single-family 
property located at 135 George St. (TMP# 534-002-000). The property is 
~.26 ac and is in the Low Density District. 

    
H. OTHER BUSINESS 
    
I. STAFF UPDATES 
    
J. NEW BUSINESS 
    
  UPCOMING DATES OF INTEREST 
  • Joint Committee of the Planning Board and PLD - June 8, 6:30 PM 
  • Planning Board Steering Committee - June 9, 12:00 PM 
  • Planning Board Site Visit - June 17, 8:00 AM - To be confirmed 
  • Planning Board Meeting — June 22, 6:30 PM 
    
K. MORE TIME ITEMS 
    
  ADJOURNMENT 
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City of Keene 1 
New Hampshire 2 

 3 
 4 

PLANNING BOARD 5 
MEETING MINUTES 6 

 7 
Monday, April 25, 2026 6:30 PM Council Chambers, 
            City Hall  8 
Members Present: 
Kenneth Kost, Chair Pro Tem 
David Bergeron  
Andrew Madison 
Mayor Jay V. Kahn 
Joseph Cocivera, Alternate 
 
Members Not Present: 
Harold Farrington, Chair 
Roberta Mastrogiovanni, Vice Chair  
Michael Hoefer  
Councilor Molly Ellis 
Stephon Mehu, Alternate 
Tammy Adams, Alternate 
 
 
 

Staff Present: 
Mari Brunner, Senior Planner  
Evan Clements, Planner / Zoning Administrator 
 

 9 
1) CALL TO ORDER & ROLL CALL 10 

Senior Planner Mari Brunner asked for Kenneth Kost to be appointed as Chair Pro-Tem. Joseph 11 
Cocivera was asked to join the session as a voting member.  12 
A motion was made by Andrew Madison to nominate Kenneth Kost as Chair Pro-Tem. The 13 
motion was seconded by Mayor Kahn and was unanimously approved.  14 
 15 
Chair Kost called the meeting to order at 6:30 pm and a roll call was taken. 16 
 17 
2) MINUTES FROM PRECEDING MEETING - March 23, 2026 18 

A motion was made by Mayor Kahn to approve the meeting minutes of March 23, 2026. The 19 
motion was seconded by Andrew Madison and was unanimously approved. 20 
 21 

3) EXTENSION REQUESTS  22 
1. PB-2025-06 – Cottage Court Conditional Use Permit, Major Site Plan, & Surface Water 23 
Protection Conditional Use Permit – Guitard Homes, Court St – Applicant Fieldstone Land 24 
Consultants PLLC, on behalf of owner Guitard Homes LLC, requests a second extension to the 25 
deadline to satisfy the precedent conditions of approval for the proposed 29-unit single-family 26 
Cottage Court Development on the undeveloped lot at 0 St (TMP #228-016-000). The parcel is 27 
~9.7-ac in size and is located in the Low Density District. 28 
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Ms. Brunner stated the applicant is not present tonight for this extension request. This extension 29 
request was filed at the request of staff because there was a lapse between when the application 30 
would have expired and this evening. She explained the extension request is to make sure that 31 
the application would not expire prior to the granting of final approval this evening. She noted 32 
the applicant met all conditions for final approval prior to the expiration, but had to wait for this 33 
Planning Board meeting date; this was the reason for the extension request. Staff advised the  34 
applicant that they did not need to be present this evening for the extension request - the project 35 
is ready to get started. 36 
 37 
Mayor Kahn felt the public is interested in this project and asked for added clarification as to 38 
how the project would be moving forward. He also noted that clearing of the site was going to be 39 
in phases but that does not seem to be the case and felt the project has evolved since the time it 40 
was approved.  41 
 42 
Ms. Brunner responded to the Mayor and stated that she believes this project received one 43 
extension previously. They have been working on meeting their conditions of approval for quite 44 
some time. They were able to meet their conditions of approval, but because they met the 45 
conditions of approval a few days after the expiry date, they submitted the extension request to 46 
keep their approval valid. The project is still moving forward. 47 
 48 
Clearing has happened on the site, and they have started to install some of the erosion control 49 
measures to make sure there is no sedimentation leaving the site. However, no site work can 50 
begin until after they receive final approval from the Board this evening.  51 
 52 
The project is still planned to occur in phases. Phase one is the phase that is closest to the street. 53 
In order to get the transmission lines in due to the location of the pole, additional tree clearing is 54 
required which wasn’t shown on the original plan. The applicant is proposing to replant that area 55 
after the clearing has taken place. 56 
 57 
Ms. Brunner noted this was the only change from when the plan was approved by the Board. 58 
 59 
The Mayor clarified the electrical lines are being fed from the back of the property to the front of 60 
the site. Ms. Brunner answered in the negative and noted they are coming from the street. There 61 
was supposed to be a buffer of mature trees that was to remain between the road and the site but 62 
some of these had to be removed, in order to get the transmission lines through. 63 
 64 
As far as the rear of the site, the applicant ended up clearing that area at the same time as the 65 
front of the site. Tree clearing was done a few months ago and agreed it was very visible. 66 
 67 
A motion was made by Mayor Kahn that the Planning Board grant a second 6 month, 180-day 68 
extension to the timeframe to satisfy the precedent conditions of approval for PB-2025-06. The 69 
motion was seconded by Andrew Madison and was unanimously approved.  70 
 71 

4) FINAL VOTE ON CONDITIONAL APPROVALS  72 
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Chair Kost stated this is this is a standing agenda item. As a matter of practice, the Board will 73 
issue a final vote on all conditionally approved plans after all of the “conditions precedent” have 74 
been met. The Chair asked whether there were any applications that are ready for final vote.  75 
 76 
Ms. Brunner stated there were two applications tonight that are ready for final approval, one of 77 
which was listed in the agenda packet; PB-2025-06 Cottage Court Conditional Use Permit, 78 
Major Site Plan and Surface Water Protection Conditional Use Permit for Guitard Homes located 79 
at 0 Court Street, Tax map parcel number 228-016-000. There were six conditions precedent, 80 
including: 1) Owner signature appears on the plans; 2) Submittal of five full size paper copies 81 
and a digital copy of the final plan set, including renderings; 3) Submittal of an updated plan set 82 
that addresses all outstanding comments from the City Engineer and shows the proposed name 83 
for the private driveway; 4) Submittal of security and in a form and an amount acceptable to the 84 
Community Development Director to cover the cost of landscaping, sediment and erosion 85 
control measures and as built plans; 5) Submittal of draft written documentation of the required 86 
utility easements and any other necessary legal instruments required for this application, which 87 
shall be subject to review by the City Attorney; and 6) Approved permit numbers for the 88 
Shoreline Protection Alteration of Terrain and Wetlands Permits, as well as any other required 89 
state permits, shall be added to the proposed conditions plan of the plan set. 90 
 91 
All conditions have been met. 92 
 93 
A motion was made by Mayor Kahn that the Planning Board issue final approval for PB-2025-94 
06. The motion was seconded by Andrew Madison and carried on a unanimous vote. 95 
 96 
The second item is PB-2025-20, Cottage Court Conditional Use Permit, Surface Water 97 
Protection CUP and Major Site Plan, for property at 454 Elm Street. This application had four 98 
conditions precedent to final approval, including: 1) Owner’s signature appears on the plan; 2) 99 
Submittal of five paper copies and a digital copy of the final plan; 3) Submittal of a security in a 100 
form and an amount acceptable to the Community Development Director. The fourth condition 101 
precedent was submittal of draft written documentation of the required utility easements and any 102 
other necessary legal instruments required for this application, subject to review by the City 103 
Attorney. Staff is recommending to make that a condition subsequent to final approval. Ms. 104 
Brunner noted this was at the request of the City Attorney, who felt that it would be better to 105 
include a condition that also required that the easement would be executed. She noted the first 106 
three conditions have been met and then if the Board decides to issue final approval this evening 107 
and make the fourth condition a condition subsequent then that would be met after the client’s 108 
plans are finalized and signed. 109 
 110 
Mr. Madison stated he is not seeing any supporting documents included in the packet for this 111 
item. Ms. Brunner explained this application met its final condition of approval today. She noted 112 
the agenda packet comes out ten days before the meeting. Applications that meet their conditions 113 
for approval between the timeframe when the agenda packet goes out and the meeting date, is 114 
brought to the Board the night of the meeting. She added the complete folder is available 115 
including plans should the Board wish to review them. This is for the 18-unit Cottage Court on 116 
Elm Street. 117 
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The Mayor asked whether this requires a subsequent action of the Board. Ms. Brunner answered 118 
in the negative and stated if the Board issues final approval this evening, then that would be the 119 
final approval. However, staff would follow up on all subsequent conditions. If the applicant 120 
were to not comply with those conditions subsequent, the application would go through an 121 
enforcement process which could ultimately end up coming back to the Board to revoke the 122 
approval, which she noted was very rare. 123 
 124 
The Mayor clarified the subsequent review is for the utility easement. Ms. Brunner stated there 125 
are a number of conditions subsequent they would be held to and referred to that language: 126 
Subsequent to final approval – 127 

1) Prior to the commencement of site work, the Community Development Department shall 128 
be notified when all erosion control measures have been installed and the 30-foot surface water 129 
buffer is flagged by a surveyor licensed in the State of New Hampshire. 130 

2) Community Development staff shall inspect the erosion control measures and wetland 131 
flagging to ensure compliance with the approved plans in all City of Keene regulations. 132 

3) Submittal of recorded utility easements and any other legal instruments necessary for this 133 
application to the Community Development Department. 134 

4) The applicant shall obtain final acceptance of the new utilities from the Keene City 135 
Council, following the completion of all infrastructure construction. 136 

5) Following the initial installation of plantings, the Community Development Department 137 
shall be contacted to perform an initial landscaping inspection. 138 

6) Final landscaping inspection happens one year later. 139 
 140 
These are the conditions subsequent that they would have to meet and they would not get their 141 
security back until the landscaping has survived for a full year in good health and they submit as-142 
built plans. 143 
 144 
Mr. Clements noted staff are also proposing a subsequent condition #7, which is staff review of 145 
the utility easement. He added the applicant did submit draft documents in time, but staff has not 146 
been able to review them, and staff felt delaying final approval for this application by a month 147 
would not be prudent. Staff are also working on easement language to the benefit of the City. By 148 
making it subsequent, it is tied to the issuance of a building permit for the first new unit for this 149 
project.  150 
 151 
A motion was made by Andrew Madison that the Planning Board issue final approval for PB-152 
2025-29 with the following condition subsequent: 7) Prior to the issuance of a building permit 153 
for new dwelling unit construction, the utility easement shall be reviewed to the satisfaction of 154 
the City Attorney and City Engineer and executed and recorded by the applicant. Proof of 155 
recording shall be delivered to the Community Development Department. 156 
 157 
The motion was seconded by Joseph Cocivera and carried on a unanimous vote. 158 
 159 

5) PUBLIC HEARINGS  160 
1. PB-2025-21 – Subdivision & Surface Water Protection Conditional Use Permit – 161 

Applicant Cardinal Surveying & Land Planning and applicants/owners Fernando & Marguerite 162 
Cyr propose to subdivide the ~10.6-ac lot at 315 Old Walpole Rd (TMP# 210-027-000) into a 163 
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~7.9-ac lot and a ~2.7-ac lot. About 7,815 sf of impact to the surface water buffer is Page 1 of 53 164 
requested for a proposed driveway and grading for a leach field. The parcel is in the Rural 165 
district. 166 
 167 
A. Board Determination of Completeness 168 
Mr. Clements stated the applicant has requested exemptions from submitting a separate existing 169 
and proposed conditions plan, landscaping plan, lighting plan, elevations, traffic analysis, soils 170 
analysis, historic evaluation, architectural and visual appearance analysis, and any other technical 171 
reports. Planning Staff have made the preliminary determination that granting the requested 172 
exemptions would have no bearing on the merits of this application and recommend that the 173 
Board accept the application as “complete.” 174 
 175 
A motion was made by Mayor Kahn that the Planning Board accept this Application as 176 
complete. The motion was seconded by Andrew Madison and was unanimously approved. 177 
 178 
B. Public Hearing             179 
Ms. Wendy Pelletier from Cardinal Surveying, representing owners Fred and Marguerite Cyr, 180 
addressed the Board. She was joined by Josh Joslin of Graz Engineering.  181 
 182 
Ms. Pelletier stated this is a 10.6-acre parcel at 315 Old Walpole Road. There is a single-family 183 
home on the lot, and the applicant is proposing to subdivide the lot into two parcels. The site is 184 
surrounded by other single-family homes on smaller lots and she felt it was a great use of the 185 
property. The rear of the lot has prohibitive slopes, and no construction would happen in that 186 
area. The front of the lot is encumbered by a wetland. She referred to an orange line on the plan 187 
that shows the wetland buffer and stated that no building is proposed within that area. The only 188 
building area is highlighted in yellow (one half acre).  189 
 190 
Mr. Josh Joslin of Graz Engineering addressed the Board next and stated he completed the 191 
Conditional Use Permit for work proposed within the Surface Water Protection Overlay District.  192 
He stated there are wetlands to the south and the north, and there is an existing culvert that was 193 
recently replaced by the property owner. The driveway is proposed to come in as far to the north 194 
as possible, essentially hugging the property line, maintaining the three-foot setback requirement 195 
for the driveway off the property line and matching it back up to one of the existing paths where 196 
it crosses the culvert. It would be a 300-foot driveway and they are proposing to keep it 10-feet 197 
wide to minimize the disturbance in that area. They are also proposing to cross pitch the 198 
driveway to the south where runoff will be caught by a drainage ditch which flows towards Old 199 
Walpole Road into a stone level spreader and then into a roadside ditch. On the other side of the 200 
driveway, a curb or berm is being proposed which would capture water from the top section of 201 
the driveway, which would ultimately enter the stone level spreader. He referred to the bold lines 202 
around the driveway which is the silt fence. Replacement of the culvert needs NHDES approval 203 
and has been submitted to DES for review. 204 
 205 
This concluded the applicant’s presentation. 206 
 207 
Chair Kost asked for the distance from the wetland to the edge of the driveway. Mr. Joslin stated 208 
it is between 30 and 35 feet along the length up to the crossing point. The low point at the stone 209 
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level spreader would be about 45 feet from the wetlands. He added that the seeding being 210 
proposed within the 75-foot buffer is a New England buffer zone mix; a mixture of wildflowers, 211 
items that will be good for slope restoration and to enhance buffer zones. 212 
 213 
Chair Kost asked whether there is any difference if the driveway is paved or not. Mr. Joslin 214 
stated they treat gravel as impervious only because once it gets compacted and driven on, there is 215 
no real infiltration. However, if it is a paved driveway, the berm would be a modified Cape Cod 216 
berm. If it is gravel, it would be an embankment which would be higher and it will be loamed 217 
and seeded.  218 
 219 
Staff comments were next. Mr. Clements stated as the applicant described, this is an existing 220 
roughly 10-acre parcel with the proposal to subdivide approximately 2.7 acres and create a new 221 
building lot. The purpose of the conditional use permit is proof of concept that the proposed lot 222 
to be subdivided is actually feasible to build on for residential development. 223 
 224 
Mr. Clements began with the review of the subdivision regulations:  225 
 226 
Lots: The proposed lots appear to meet all dimensional requirements for the Rural District. The 227 
new lot will have 80 feet of frontage along Old Walpole Rd, which is a class V roadway. The 228 
remaining lot will have approximately 159 feet of frontage on Old Walpole Rd. It appears that 229 
this standard has been met. 230 
 231 
Character for the land for subdivision: The applicant has described the front half of the parent 232 
parcel as sloping between 3% and 8%, with the rear half being prohibitively steep. Wetland 233 
systems are present at the front of the parcel with the prohibitive slopes to the rear and about a 234 
half-acre of buildable land in between them. Mr. Clements noted the Board would ultimately 235 
need to decide this evening whether the Board believes that this land is appropriate to be 236 
subdivided. 237 
 238 
Scattered or Premature Development: The proposed lot is located on an existing City road in a 239 
developed residential area. This proposed subdivision is not premature. This standard is met. 240 
 241 
Preservation of Existing Features: The applicant proposes to minimize impacts to the existing 242 
wetland system by designing the driveway to cross at the narrowest point of the wetland. The 243 
prohibitive slopes are not proposed to be impacted in any way. The stone wall along the road will 244 
be altered to create the driveway entrance. With reference to the interior stonewalls, as far as this 245 
application is concerned, they are not proposed to be altered in any way. The Board will need to 246 
determine if this is sufficient for the preservation of existing features. 247 
 248 
Monumentation: 5/8-inch cap steel rebar is proposed to be set at each new corner and angle 249 
point. A condition of approval related to the monuments being set or submittal financial security 250 
given to ensure the monumentation is recommended and is in the suggested motion language. 251 
 252 
The lots are not in a special flood hazard area – this is not applicable. 253 
 254 
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Fire Protection and Water Supply: There is a fire hydrant located .8 miles from Old Walpole 255 
Road, and the site is .71 miles from a hydrant on Wyman Road. The Fire Department did not 256 
raise any concerns about serving this building lot – this standard has been met. 257 
 258 
Utilities: The proposed new building lot will be served by private well and septic. NHDES 259 
subdivision approval will be required for the new lot as it is less than five acres in size.  260 
 261 
Surface Water Protection. 262 
1. Relocation of the Proposed Use and activity – Mr. Clements explained the question is whether 263 
the applicant has done everything that they can to limit the amount of proposed impact, i.e., 264 
Could the driveway be located somewhere else that would further reduce the impact on the 265 
wetland? Mr. Clements stated after reviewing the application, staff believe the applicant has 266 
made a real effort to minimize impact to the wetland. For example, crossing the wetland at the 267 
narrowest point, keeping the proposed driveway as far away from the wetland as possible with 268 
the proposed new lot lines, while also utilizing the existing topography of the site. 269 
 270 
Buffer encroachment is proposed to be 7,815 square feet. The driveway is designed to meet the 271 
long driveway standards in Section 9.3.5 of the land development code. These standards include 272 
the requirement for the driveway be no wider than 10 feet; this reduces the impact to the buffer. 273 
The design includes the installation of two stone level spreaders, a drainage swale, and berm to 274 
control stormwater runoff to both the wetland and the public rights of way. The impact for the 275 
leach field is related to the grading to install the system. The leach field itself will not be located 276 
within the buffer, which is a requirement of the regulation. 277 
 278 
As far as adverse impacts are concerned. The applicant has shown that most of the future 279 
residential development on the property is proposed to be located outside the wetland buffer.  280 
 281 
Stormwater management systems are proposed with the driveway and take advantage of the 282 
existing soils on the site, which percolate well and have good infiltration. 283 
 284 
The amount of clearing proposed is limited to what is necessary to install the driveway and 285 
associated infrastructure. 286 
 287 
For preservation of the buffer, they are limiting cutting to what is necessary. They are proposing 288 
a native wetland buffer seed mix to restore impacted areas. The applicant did note that the 289 
existing condition of the buffer is minimal, low-growth vegetation. 290 
 291 
Additional criteria - The applicant notes that the existing wetland system is small and was 292 
created by a minor watershed that drains into already developed land. The system is not 293 
connected to a larger wetland system in any meaningful way. No potential potentially 294 
endangered species were observed, and the NHDES data check tool provided a negative response 295 
with respect to the presence of endangered species. The applicant also notes that, due to the 296 
condition of the wetland system, it is unlikely to be used as a wildlife corridor. 297 
 298 
Mr. Clements reviewed the proposed motion as outlined in the Board’s packet.  299 

Page 9 of 197



PB Meeting Minutes  DRAFT 
April 27, 2026 

Page 8 of 10 
 

Mr. Clements noted there were some discrepancies between the City Engineer and the 300 
applicant’s engineer. As a result, staff is giving the applicant time to resolve some of the 301 
methodologies with the stormwater simulation and report; if it is deemed to need to be altered. 302 
This is not an uncommon occurrence. 303 
 304 
Mr. Clements referred to the following language proposed in the motion:  305 
Subsequent to final approval, the following conditions shall be met: prior to the issuance of a 306 
building permit for new residential construction, a plan showing the proposed building envelope. 307 
Driveway grading and erosion control measures shall be submitted to the Community 308 
Development Department for review by the city engineer. 309 
 310 
He explained this language is the conditional use permit effectively in action. The applicant this 311 
evening is providing proof of concept that this lot is buildable. The future end user may be 312 
interested in potentially changing the driveway layout and/or relocating where the house is going 313 
to be located, which could trigger a new requirement to either amend the surface water 314 
conditional use permit, or some other mechanism that we really can’t anticipate at this moment. 315 
If something different to what is being proposed is presented, that new applicant will be required 316 
to come before this Board. This concluded staff comments.  317 
 318 
Mayor Kahn clarified in the remaining seven acres there is currently a house. Mr. Clements 319 
answered in the affirmative and added there is an existing single-family residence and a couple 320 
of outbuildings located northwesterly off Old Walpole Road – away from the wetland system. 321 
The Mayor asked for the length of the driveway. Mr. Clements stated it is 300 feet. 322 
 323 
Mr. Clements went on to say this item went before the Conservation Commission who conducted 324 
a site visit and are proposing a few recommendations, ultimately, it would be the Board’s 325 
decision as to whether to include these recommendations into the final approval. The three 326 
recommendations are: 1. Utilization of Road Salt Best Management Practices on the driveway to 327 
reduce the amount of salt contamination into the wetland; 2. Invasive species management 328 
during construction; 3. Monitoring the silt dam weekly with repairs as needed by the developer. 329 
 330 
Mr. Clements reminded the Board this is going to be a single-family residential building lot and 331 
the City is limited in the amount of enforcement of very specific conditions for a development at 332 
this scale. The Conservation Commission noting best management practices for both erosion 333 
control and salt usage into the record for this application is productive. However, he felt invasive 334 
species management would be harder but felt it is good advice for any builder to be aware of any 335 
invasive species within their working area and any opportunity to address that issue during 336 
construction certainly will be appreciated by the city. 337 
 338 
Ms. Brunner stated she was present at the Conservation Commission’s discussion and noted most 339 
of these recommendations are suggestions for the owner. The Commission did have concerns 340 
about any fill that is being brought onto the property as it is getting more and more difficult to 341 
make sure that fill is clean and won’t have invasive species growing in it. They are trying to raise 342 
awareness about that issue because the spread of things like Japanese Knotweed and Burning 343 
Bush are becoming a problem around the City. These concerns were shared with the State as 344 
well to be submitted with the wetlands permit application. 345 
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Chair Kost referred to what Mr. Clements stated earlier; if this site was to be changed 346 
significantly, it comes back through the Planning Board process. He indicated the house depicted 347 
looks like a square on the proposed plan and asked if this was to change whether that too could 348 
be something that would come before this Board. Mr. Clements stated as long as the house is not 349 
proposed to be built in the wetland buffer, it does not necessarily need to come back. 350 
 351 
The Chair asked for public comment, with no comments from the public the Chair closed the 352 
public hearing. 353 
 354 
The Chair stated he does not see that there is any potential for regional impact. 355 
 356 
C. Board Discussion and Action 357 
A motion was made by Andrew Madison that the Planning Board approve PB-2025-21 as shown 358 
on the plan set prepared by Cardinal Surveying & Land Planning at a scale of 1”=50’ on 359 
September 17, 2025 and last revised on April 14, 2026 and on the plan set prepared by Graz 360 
Engineering with a variable scale on March 22, 2026 with the following conditions:  361 
1. Prior to the final approval and signature of the plans by the Planning Board Chair, the 362 
following conditions precedent shall be met:  363 

a. Owners’ signatures appear on the plans.  364 
b. The wetland scientist stamp shall be put on the subdivision plans.  365 
c. Submittal of four (4) full sized paper copies, 2 mylar copies, and a flattened PDF version of 366 

the final plan set.  367 
d. Submittal of a check in the amount of $51.00 made out to the City of Keene to cover the cost 368 

of recording fees.  369 
e. Inspection of lot monuments by the Public Works Director, or in lieu of this, the submittal of 370 

a security in a form and amount acceptable to the Public Works Director to cover the cost of 371 
monumentation.  372 

f. Submittal of documentation demonstrating that subdivision approval has been granted by the 373 
New Hampshire Department of Environmental Services.  374 

g. A revised stormwater management report to be reviewed and approved by the City Engineer.  375 
2. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 376 
following conditions shall be met:  377 

a. Prior to the issuance of a building permit for new residential construction, a plan showing the  378 
proposed building envelope, driveway, grading, and erosion control measures shall be submitted 379 
to the Community Development Department for review by the City Engineer.  380 
   b. Prior to the commencement of site work, the Community Development Department shall be 381 
notified when all erosion control measures have been installed and the 75-ft surface water buffer 382 
is flagged by a surveyor licensed in the State of NH. Community Development Staff shall inspect 383 
the erosion control measures and wetland flagging to ensure compliance with the approved plans 384 
and all City of Keene regulations.” 385 
 c. Submittal of an approved wetland permit from the New Hampshire Department of 386 
Environmental Services to the Community Development Department. 387 
 388 
The motion was seconded by Joseph Cocivera and was unanimously approved. 389 
 390 

7) OTHER BUSINESS  391 
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None 392 
 393 

8) STAFF UPDATES  394 
 395 

1. Bicycle and Pedestrian Master Plan Update  396 
Ms. Brunner stated the City has started an update to the Bicycle and Pedestrian Master Plan. She 397 
stated the City was an early adopter of bicycle pedestrian plans. The first one was adopted in 398 
1999 and was added as an appendix to the last master plan and indicated this is an update that is 399 
long overdue. The project started around Earth Day and there is a survey out right now for 400 
anyone interested. If the plan does get adopted by City Council, it will come back to the Board to 401 
be added as an appendix to the master plan. She stated there is information about this item in the 402 
Board’s packet. There is also information available on the Bicycle Pedestrian Path Advisory 403 
Committee page. 404 

 405 
9) UPCOMING DATES OF INTEREST  406 

Joint Committee of the Planning Board and PLD – May 11, 6:30 PM  407 
Planning Board Steering Committee – May 12, 12:00 PM  408 
Planning Board Site Visit – May 20 – To Be Confirmed  409 
Planning Board Meeting – May 26, 6:30 PM  410 

 411 
10) MORE TIME ITEMS  412 

1. Training on Site Development Standards  413 
The Chair suggested completing some of the proposed training. The Mayor felt the Board is not 414 
well represented tonight to complete a training. The Chair felt the sessions are recorded for 415 
members who are not present tonight. Mr. Madison stated after next meeting, it might be easier 416 
to get these trainings completed. 417 
 418 
Ms. Brunner stated there are training videos available on the City’s You Tube channel. 419 
 420 

11) ADJOURNMENT 421 
 422 

There being no further business, Chair Kost adjourned the meeting at 7:45 PM. 423 
 424 
Respectfully submitted by, 425 
Krishni Pahl, Minute Taker 426 
 427 
Reviewed and edited by, 428 
Mari Brunner, Senior Planner 429 
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2026-204  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #D.1. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Mari Brunner, Senior Planner 
    
Through: Paul Andrus, Community Development Director 
     
Subject: Applications Ready for Final Approval 
     
  
Recommendation: 
To grant final approval for any projects that have met all their “conditions precedent to final approval.” 
  
Attachments: 
None  
  
Background: 
This is a standing agenda item in response to the “George Stergiou v. City of Dover” opinion issued 
by the NH Supreme Court on July 21, 2022. As a matter of practice, the Planning Board issues a final 
vote on all conditionally approved projects after the “conditions precedent to final approval” have 
been met. This final vote will be the final approval and will start the 30-day appeal clock.  
 
As of the date of this packet, no applications were ready for final approval. 
 
If any projects meet their conditions precedent between date of this packet and the meeting, they will 
be identified and discussed during this agenda item.  
 
All Planning Board actions, including final approvals, are posted on the City of Keene website the day 
after the meeting at KeeneNH.gov/planning-board. 
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2026-193  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #G.1. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Megan Fortson, Planner 
    
Through: Mari Brunner, Senior Planner 
     
Subject: PB-26-10 - Habitat for Humanity Duplex, Cottage Court Conditional Use 

Permit — Applicant SVE Associates, on behalf of owner Monadnock 
Habitat for Humanity, proposes to construct a 1,364 sq-ft duplex at the 
property located at 0 Grove St. (TMP# 585-057-000). The parcel is ~.11 ac 
and is located in the Residential Preservation District. 

     
  
Recommendation: 
To review the attached staff report and application materials in preparation for the public hearing. 
  
Attachments: 
1. Staff Report 
2. Application 
3. Narrative 
4. Plan Set 
5. Average Building Setback Line Exhibit 
6. Elevations 
  
  
Background: 
The ~0.11-ac subject parcel is located at the southwest corner of the Grove St and  Water St 
intersection. Historically, this parcel was used as a parking lot for the former Lancaster Shoe 
Company, which was located across Water Street at the site of the current Cityside housing 
development. The site is almost entirely paved and has been vacant / unused since the 1980s. The 
applicant proposes to construct a duplex with an interior gross floor area of ~1,152-sf per unit. Per 
Table 17-1 in the Land Development Code (LDC), a duplex is allowed in the Residential Preservation 
District subject to the issuance of a Cottage Court Conditional Use Permit by the Planning Board. 
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STAFF REPORT 
 

PB-26-10 – COTTAGE COURT CONDITIONAL USE PERMIT – HABITAT FOR HUMANITY, 
GROVE ST 

 
Request: 

Applicant and owner, Monadnock Habitat for Humanity, proposes to construct an ~1,364-sf 
duplex on the ~0.11-acre lot at 0 Grove St (TMP #585-057-000). The property is located in the 
Residential Preservation District. 
 
Background: 

The ~0.11-ac subject parcel is located at the 
southwest corner of the Grove St and  Water St 
intersection (Figure 1). Adjacent uses include the 
Cityside apartment building to the north; the 
Hundred Nights Shelter to the northeast; duplexes 
to the east; and multi-family units to the south and 
west. Historically, this parcel was used as a 
parking lot for the former Lancaster Shoe 
Company, which was located across Water Street 
at the site of the current Cityside housing 
development. The site is almost entirely paved and 
has been vacant / unused since the 1980s. 
 
The applicant proposes  to construct a duplex with 
an interior gross floor area of ~1,152-sf per unit. 
Each unit will be accessed by a separate curb cut 
and a covered entryway. A shed will be added to 
the southwestern corner of the site to serve as 
garden storage for tenants as well as a 
mechanical room. Per Table 17-1 in the Land 
Development Code (LDC), a duplex is allowed in 
the Residential Preservation District subject to the issuance of a Cottage Court Conditional Use 
Permit by the Planning Board. 
 
Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should make a final determination as to 
whether the proposal could have the potential for regional impact. 
 
Completeness: 

The applicant has requested exemptions from submitting a drainage report, traffic analysis, and 
soil analysis. Planning Staff have made the preliminary determination that granting the requested 
exemptions would have no bearing on the merits of the application and recommend that the 
Board accept the application as “complete.” 
 
Departmental Comments: 

• Zoning: Project as proposed requires a Variance from the rear setback requirement of the 
Residential Preservation Zoning District per Section 3.2.2 of the LDC. This project is 
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scheduled to be heard by the ZBA on May 11, 2026 as ZBA-26-3. If approved, the ZBA Variance 
should be noted on the site plan. (Please note that this variance was granted.) 

• Engineering: 
• The plans show the proposed water service curb stop on private property in profile view; 

this must be revised to show the curb stop in the Grove Street ROW.  

• In lieu of the pavement patch / saw cut extending diagonally west to east from the limit 
of the water service installation, please square off the road trench patch for a consistent 
width 

• Specify a cast iron cleanout box and cap for the proposed sewer service cleanout.   

• Prior to construction, the developer shall submit for and obtain an Excavation Permit and 
Utility Connection permit. 

• Upon the installation of the building’s foundation, the owner shall submit a request to the 
City Engineer for a street address to be assigned and registered in accordance with E-911 
standards.  

• Prior to the issuance of a CO, the developer and/or property owner shall submit a request 
to the City Engineer for a water meter and backflow preventor installation and operation 
of the water service curb stop to turn on the water.  

 
APPLICATION ANALYSIS:   

 
ARTICLE 17 – COTTAGE COURT CONDITIONAL USE PERMIT CRITERIA: 
 
17.4 Permitted Uses: The proposed 

duplex is allowed in the 
Residential Preservation District 
with a Cottage Court Conditional 
Use Permit. An accessory shed is 
proposed in the southwest corner 
of the site to house mechanical 
equipment and provide storage 
areas for tenants (Figure 2). This 
standard appears to be met. 

 
17.5.1 Development Types Allowed: The 

duplex will be constructed on a 
single parcel of land with a 
condominium association serving 
as the property management 
entity. Planning Staff recommend 
that the Board include conditions 
of approval related to the 
submittal of draft and recorded 
condominium documents as well 
as any other legal instruments 
necessary for this project. This 
standard appears to be met.  
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17.5.2 Dimensional Standards: The applicant proposes to construct a 2-story duplex on a corner 
lot with frontage on Water St and Grove St. The proposed front setback is just over 13-ft 
and the corner side setback is just over 12-ft. Although this does not comply with the 15-
ft front setback and the 20-ft corner side setback required in the Residential Preservation 
District, Table 17-2 in the LDC allows Cottage Court Developments additional flexibility 
with setbacks from external roads, stating that, “Setbacks from existing roads external to 
the development may be less than the underlying zoning district in order to match an 
established building line along the road.” The applicant submitted an exhibit showing the 
average building setback distances along both Water St and Grove St which shows that, 
based on the existing development pattern in the neighborhood, the front setback could 
be reduced to ~13-ft and the corner side setback could be reduced to ~12-ft.  
 
The applicant obtained a variance for a 15-ft rear building setback from the ZBA on May 
11. The building setback line exhibit and ZBA Notice of Decision are included as 
attachments to this staff report. This standard appears to be met. 

 
Table 2: Required vs. proposed dimensional standards. 

 Required Existing Proposed 

Minimum tract size 
None 

~0.11-ac 
(~4,959-sf) 

~0.11-ac 
(~4,959-sf) 

Minimum tract frontage 30-ft 58.41-sf 58.41-ft 

Front Setback 15-ft (or existing 
building line) 

N/A ~13-ft* 

Rear Setback 20-ft  N/A 15-ft** 

Side Setback 20-ft N/A 10-ft* 

Max Building Coverage 35% 0% 32% 

Max Impervious Coverage 45% 95% 60% 

Max Stories Above Grade 2 N/A 2 

Max Building Height 35-ft N/A ~35-ft 
* Setbacks reduced to match existing building lines per Table 17-2 
** Variance for 15-ft rear setback granted on May 11, 2026  

 
17.5.3 Conditional Use Permit Standards: 

A. Dwelling Unit Size: This section of the LDC requires that all new units created as part 
of a Cottage Court Development have an average gross floor area less than 1,250-sf 
per unit and a building footprint less than 900-sf per unit. The applicant proposes to 
construct a duplex with an interior average gross floor area of ~1,152-sf per unit and 
an interior building footprint of ~576-sf per unit. This standard appears to be met. 

B. Parking: This section requires a minimum of one parking spaces per unit and allows 
for a maximum of one parking spaces per bedroom. The proposed conditions plan 
shows that each of the proposed curb cuts will be able to accommodate 1-2 parked 
vehicles. This standard appears to be met. 

C. Building Separation: The internal separation between units will be reviewed by the 
Plans Examiner as part of the building permit application process to ensure that all 
necessary building code and life-safety requirements are satisfied.  

D. Driveways: The applicant proposes two curb cuts – one along Water St and one along 
Grove St. The curb cut along Water St will be ~12’-wide at the property line and 38’-
deep. The second curb cut along Grove St will be ~26’-wide at the curb line, 19’-wide 
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at the property line, and ~41’-deep. Each of these driveways complies with the 
requirements for single- and two-families homes outlined under the Street Access 
Permit standards in Section 23.5.4 of the LDC.   

E. Screening: The project narrative states that the proposed 2-story duplex is not more 
intense than adjacent building types, so no screening is proposed. Google Street View 
imagery shows that adjacent buildings are two or more stories in height. This standard 
appears to be met.  

F. Architectural Guidelines: The submitted elevations show that the proposed duplex 
will have one unit with access from the west side of the site and the second unit will 
have access from the east side of the property facing Grove St. During conversations 
with staff, the applicant’s team stated that this layout was chosen to provide privacy 
to each of the families residing in the building.  
 
Sheet A200 of the elevations shows three different potential exterior color schemes, 
all of which are finished with horizontal siding on the first and second floors and 
vertical siding from the top of the second floor to the peak of the gable roof. During 
the deliberation of this application, the Board will need to determine if the proposed 
architecture and visual appearance of the building is harmonious with the fabric of the 
existing neighborhood. Figure 3 shows the proposed elevations for the two different 
designs of the building facades. 

 
ARTICLE 21 – SITE DEVELOPMENT STANDARDS: 
 
21.2  Drainage: Impervious cover on the site will be reduced from about 95% to 60%. Currently, 

stormwater runoff sheet flows to catchbasins along Water St & Grove St. Following the 
redevelopment of the site, stormwater will either infiltrate into the lawn spaces or sheet 
flow to the existing catch basins. This standard appears to be met. 

21.3  Sediment & Erosion Control: During construction, the contractor will install catch basin 
grate inlet filters and straw wattle or silt fencing around the perimeter of the parcel. This 
standard appears to be met. 
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21.4  Snow Storage & Removal: Snow storage areas are proposed to the south and west of the 
building. The narrative states that excess snow will be removed from the site, if necessary. 
This standard appears to be met. 

21.5  Landscaping: No landscaping is proposed to be installed, with the exception of lawn 
areas, which will be seeded to grow grass. This standard is not applicable. 

21.6  Screening: A compressor will be installed adjacent to the entry stairs for each unit and  
will be screened from view of adjacent properties and the public right-of-way using 
wooden fencing, as shown on the proposed elevations. This standard appears to be met. 

21.7  Lighting: Wall-mounted light fixtures are proposed at the entry to each unit. Given that this 
will be a two-family residence, the proposed light fixtures do not need to comply with the 
requirements outlined under this section of the LDC. This standard is not applicable.  

21.8  Sewer & Water: Each unit in the duplex will have 3 bedrooms and will be connected to City 
water and sewer services. During the review of this application, the City Engineer include 
a few comments regarding the proposed utilities. At the time of this staff report, Planning 
Staff were waiting to hear back from the City Engineer regarding whether the updated plan 
set sufficiently addresses these comments. An update will be shared with the Board 
during the public hearing for this application on Tuesday, May 26th. 

21.9  Traffic & Access Management: The narrative states that the proposed duplex will not 
cause a significant increase in vehicle traffic to and from the site. A note has been added 
to the plan set which states that any future modifications to the driveways shall be 
reviewed by the City Engineer. This standard appears to be met. 

21.10  Filling & Excavation: The narrative states that the existing grade of the site currently lies 
between 472-473-ft above sea level and is proposed to be slightly raised to 473.35-ft 
above sea level at its highest point following the completion of construction. The 
remainder of the site around the duplex will be graded to match existing elevations. This 
standard appears to be met, 

21.11  Surface Waters & Wetlands: The narrative states that there are no surface water or 
wetlands present on the site. This standard is not applicable. 

21.12  Hazardous & Toxic Materials: The narrative states that there are no hazardous or toxic 
chemicals involved with this proposal. This standard is not applicable. 

21.13  Noise: The narrative states that the proposed use will generate noise levels typical for a 
residential use. This standard appears to be met. 

21.14  Architecture & Visual Appearance: See item F under Section 17.5.3, above.  
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Draft Motion Language:  

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

“Approve PB-26-10 as shown on the plan set identified as “Proposed Duplex; 0 Grove, St 
Keene, NH” prepared by SVE Associates at a scale of 1 inch = 10 feet on May 31, 2026 and 
last revised on May 4, 2026, and in the elevations identified as “Monadnock Habitat for 
Humanity; 0 Grove St, Keene, NH” prepared by Bensonwood Unity Homes at varying scales 
on March 23, 2026 and last revised on May 6, 2026 with the following conditions: 

1. Prior to the final approval and signature of the plans by the Planning Board Chair, the 
following conditions precedent shall be met: 

a. Owner’s signature appears on the plans. 
b. Submittal of five (5) full sized paper copies and a flattened PDF version of the 

final plan set and elevations. 
c. Submittal of an updated proposed conditions plan with the ZBA approval number 

listed. 
d. Submittal of draft written documentation of any easements and/or other 

necessary legal instruments required for this application, which shall be subject 
to review by the City Attorney. 

2. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 
submittal of recorded easements and/or any other legal instruments necessary for this 
application to the Community Development Department.” 
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Planning Application
Project
Number: PB-26-10 Date Submitted: April 15, 2026
Project
Name:

Habitat for Humanity
Duplex Zoning:  RP

Project
Address: 0 GROVE ST. Parcel Size: 0

Parcel
Number: 585057000000000

Owner Information
MONADNOCK HABITAT FOR
HUMANITY INC PO BOX 21 KEENE NH 03431

Name Address City/State/Zip

Applicant Name Applicant Phone #
Liza Sargent 802-257-0561 ext. 202

Authorized Agent Name Authorized Agent Phone #
Liza Sargent 8022570561

Project Description
SVE Associates, on behalf of the applicant, Monadnock Habitat for Humanity, is submitting this Cottage Court
Conditional User Permit Application to construct a duplex at 0 Grove Street. The project consists of the
construction of a 1,364 square foot duplex, off street parking for both units, water and sewer connections, and
shared shed.

Attachments
Narrative & Plan Set Technical Reports
Narrative Submitted Drainage Report Exemption Requested

Location Map Submitted Traffic Report /
Analysis Exemption Requested

Existing Conditions
Plan Soil Analysis Exemption Requested

Proposed Conditions
Plan Historic Evaluation

Grading Plan Screening Analysis
Landscaping Plan Architectural Analysis

Lighting Plan Other Reports /
Analyses N/A

Elevations /
Renderings Submitted

5/15/26, 2:38 PM about:blank

about:blank 1/2Page 21 of 197



5/15/26, 2:38 PM about:blank
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SVE  Associates 

Engineering • Planning • Surveying 
 

SVE Associates 

Engineering • Planning • Surveying 
439 West River Road, P.O. Box 1818, Brattleboro, VT 05302       Phone:  (802) 257−0561 

 
P:\Project\NH PROJECTS\K2813 Habitat Grove Street\Docs\Permit Apps\Cottage Court CUP\Rev 1\K2813 Project Narrative rev 5-4-2026.docx 

 

Project Narrative 
Monadnock Habitat for Humanity Duplex  

0 Grove Street 
Owner/Applicant: Monadnock Habitat for Humanity  

 
April 2, 2026 

Revised May 4, 2026 
 

SVE Associates, on behalf of the applicant, Monadnock Habitat for Humanity, is submitting this 
revised Cottage Court Conditional Use Permit Application to construct a duplex at 0 Grove 
Street. The project consists of the construction of a 1,378 square foot exterior area/ 1,152 sf 
interior area duplex, two spaces of off-street parking for both units, water and sewer 
connections, and shared shed. The footprint for the interior of each unit, per floor is 576 sf.  

The proposed plan complies with all City Development Standards: 

1. Drainage & Stormwater Management: 
There will be a decrease in impervious surface area. The existing site is a paved parking 
lot, with 95% of the parcel impervious. Proposed will be a duplex with lawn space, with 
60% of the parcel impervious. In existing conditions, stormwater runoff sheet flows to 
the catch basins in Water and Grove Streets. Post Development, stormwater will have an 
opportunity to infiltrate into the lawn spaces before sheet flowing to the existing catch 
basins in the street. 
 

2. Sediment/Erosion Control: 
The site is relatively flat, minimizing the potential for erosion problems. Regardless the 
Contractor is to install, monitor, and repair erosion control measures on a regular basis. 
These instructions are included in the notes on the Sheet N-1 and details on Sheet C-3. 
Catch basin grate inlet filters shall be used in the catch basins. Straw wattle or silt fence 
shall be used at the perimeter of the parcel. 
 

3. Snow Storage and Removal: 
Snow storage is proposed on site, if snowfall exceeds available snow storage, snow will 
be trucked offsite.  
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SVE Associates 

Engineering • Planning • Surveying 
439 West River Road, P.O. Box 1818, Brattleboro, VT 05302       Phone:  (802) 257−0561 

 
P:\Project\NH PROJECTS\K2813 Habitat Grove Street\Docs\Permit Apps\Cottage Court CUP\Rev 1\K2813 Project Narrative rev 5-4-2026.docx 

4. Landscaping: 
No landscaping is proposed, except for lawn. 
 

5. Screening: 
Screening is proposed for each of the unit’s compressors. 
 

6. Lighting: 
The only lighting proposed are the wall mounted fixtures at each duplex covered entry. 
 

7. Sewer and Water: 
The duplex with 3 bedrooms in each unit, will connect to the municipal water and sewer. 
Sewer service is a 6” diameter SDR35 and domestic water is a 1½” diameter CTS 
service.  
 

8. Traffic and Access Management: 
No significant increase to vehicle traffic. The existing site was a paved parking area with 
entrances on both Water and Grove Street. 
 

9. Filling and Excavation: 
The existing elevation of the site is generally between 473 and 472. Proposed grading 
will raise the site to 473.35 at the highest point (with the exception of the finish floor of 
the duplex) and will be graded to match existing grades at all sides of the parcel. 
 

10. Surface Waters and Wetlands: 
There is no surface water or wetlands on this property.  
 

11. Hazardous and Toxic Materials: 
Not applicable.  
 

12. Noise: 
The proposed use will generate noise typical to a residential residence. 
 

13. Architecture and Visual Appearance: 
The new duplex’s style and visual appearance compliments the surrounding residential 
units. See elevations for more detail. 
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SVE Associates 

Engineering • Planning • Surveying 
439 West River Road, P.O. Box 1818, Brattleboro, VT 05302       Phone:  (802) 257−0561 

 
P:\Project\NH PROJECTS\K2813 Habitat Grove Street\Docs\Permit Apps\Cottage Court CUP\Rev 1\K2813 Project Narrative rev 5-4-2026.docx 

Cottage Court Development Standards 
1. The proposed use is a duplex which is a permitted use in the district. 
2. The project is proposed on a single parcel of land with a Condominium Association. 
3. Condominium Association will comply with all applicable state statutes regulating the 

condominium form of ownership. 
4. The CC Development will meet the minimum dimensional standards in Table 17-2. 
5. The building height is less than 35 feet. 
6. The dwelling size is 1,152 sf, and the building footprint per unit is 576 sf. 
7. There are two parking spaces proposed per unit. 
8. Driveways are 12’ wide. 
9. No internal roads proposed. 
10. The proposed building type is not more intense than the adjacent building types, therefore 

no screening fence is proposed. 
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2026-194  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #G.2. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Evan Clements, Planner 
    
Through: Mari Brunner, Senior Planner 
     
Subject: PB-26-9 - Froling Energy Site Modifications, Major Site Plan – Applicant 

and owner 560 Main Street LLC proposes to create two curb cuts on 
Manchester St., demolish an existing ~590-sf building,  replace the siding 
on the principal building, and improve an existing gravel area at 20 & 37 
Manchester St. (TMP#s 114-012-000 & 114-003-000). The parcels are 
located in the Commerce & Industrial Districts. 

     
  
Recommendation: 
To review the attached staff report and application materials in preparation for the public hearing. 
  
Attachments: 
1. Staff Report 
2. Application Materials 
3. Narrative 
4. Plan Set 
5. Proposed Facade Changes 
6. Access Easement Deed 
  
  
Background: 
The first subject parcel at 20 Manchester St is ~9.9 ac. in size and contains an existing biomass 
boiler installer and fuel provider. The second subject parcel at 37 Manchester St. is ~2 ac. in size and 
contains two existing warehouse buildings. This parcel was recently merged with 53 Manchester St. 
and abuts the 20 Manchester St parcel to the southeast. Both parcels are owned and operated by 
Froling Energy and utilized as part of their operation. Additionally, portions of the 20 Manchester St 
site will be offered to tenants for outdoor storage purposes. The purpose of this application is to 
update the site plan for Froling Energy by formalizing the operation over both parcels. This includes 
approval for a one-way cross site access drive, new street access for 37 Manchester St. with parking 
area, building façade refresh, and identified rental storage areas for 20 Manchester St. Lastly, the 
phase 2 site plan for 20 Manchester St. will be abandoned by the applicant as it is no longer needed. 
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PB-26-9 – SITE PLAN REVIEW– FROLING ENERGY SITE MODIFICATIONS,  
37 & 20 MANCHESTER ST 

 
Request: 

Applicant & owner 560 Main Street LLC proposes modifications to the ~11.88-ac Froling site at 
20 & 37 Manchester St (TMP#s 114-012-000 & 114-003-000), including a new street access on 
Manchester St, vehicular cross-access between the parcels, new siding on an existing structure, 
and minor site changes. The parcels are in the Commerce & Industrial Districts. 
 

Background: 

The first subject parcel at 
20 Manchester St is ~9.9 
ac. in size and contains an 
existing biomass boiler 
installer and fuel provider. 
The parcel is located 
directly south of NH 101 
at the end of Manchester 
St. and is in the Industrial 
District. Access to the site 
is from Main Street via a 
40-ft wide easement that 
connects to the west end 
of Manchester St.  
 
The second subject parcel 
at 37 Manchester St. is ~2 
ac. in size and contains 
two existing warehouse 
buildings. This parcel was 
recently merged with 53 
Manchester St. and abuts 
the 20 Manchester St 
parcel to the southeast. 
Access to the lot is from 
Main Street via an access easement that crosses over the adjacent property at 492 Main Street.  
 
Both parcels are owned and operated by Froling Energy and utilized as part of their operation. 
Additionally, portions of the 20 Manchester St site will be offered to tenants for outdoor storage 
purposes.  
   
The purpose of this application is to update the site plan for Froling Energy by formalizing the 
operation over both parcels. This includes approval for a one-way cross site access drive, new 
street access for 37 Manchester St. with parking area, building façade refresh, and identified 
rental storage areas for 20 Manchester St. Lastly, the phase 2 site plan for 20 Manchester St. will 
be abandoned by the applicant as it is no longer needed. 
 
 

Fig 1: Aerial of 37 & 20 Manchester St outlined in yellow 
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Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should determine whether the proposal 
could have the potential for regional impact. 
 

Completeness: 

The applicant has requested an exemption from submitting a lighting plan, elevations, and all 
technical reports. After reviewing the exemption requests, staff have determined that granting 
these exemptions will have no bearing on the merits of the application and recommend that the 
Board accept the application as complete. 
 
Application Analysis:   
 
21.2 Drainage:  The applicant states that the existing drainage pattern will not be altered by the 

proposed changes to the property at 37 Manchester St. The proposed changes will result 
in a reduction in impervious surface and will allow more water on the site to infiltrate. No 
changes are proposed to 20 Manchester St. It appears this standard has been met. 

21.3 Sediment & Erosion Control: Proposed erosion control measures include silt fencing and 
straw wattles installed according to best management practices. This standard appears 
to be met.  

21.4 Snow Storage & Removal: There appears to be adequate locations on both properties for 
snow storage. The applicant notes that any excess snow will be trucked off site. This 
standard appears to be met. 

21.5 Landscaping: Section 9.4.4 of the 
LDC requires that any parking area 
visible from the public ROW be 
screened with a perimeter 
landscape area (Figure 2). In 
addition, Section 9.4.5 requires one 
tree for every ten parking spaces. 
The applicant proposes to install 
five (5) American Sycamore trees 
around the new parking area on 37 
Manchester St. with a 6-ft wooden 
stockade fence around the 
perimeter. The applicant requests 
that the Planning Board approve an 
alternative screening design for the 
proposed parking area per Section 
9.4.4 of the LDC.  

The Board should consider the location of the parking area in relation to the neighborhood 
to determine if a wooden stockade fence, as proposed, provides sufficient screening. The 
Board will need to determine if this standard has been met. 

Figure 2. Graphic that illustrates the perimeter landscape 
requirements detailed in Section 9.4.4 of the Land 
Development Code. 
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21.6 Screening: The plan shows a 6 ft tall wooden fence around the southern perimeter of 37 
Manchester St. This fence will screen the new parking area from the public right-of-way 
and abutting residential uses at 41 and 49 Manchester St. Existing vegetation will be 
maintained where practical to provide additional screening. A dumpster enclosure area is 
proposed adjacent to the warehouse at 37B Manchester St. and will be screened by the 
same wooden stockade fence material. This standard appears to be met. 

21.7 Lighting: No new lighting is proposed with this application. This standard is not applicable. 

21.8 Sewer & Water: No new water or sewer connections are proposed. This standard is not 
applicable. 

21.9 Traffic & Access Management: The applicant proposes to install a 24-ft wide street 
access on Manchester St. where the former 53 Manchester St. house was located. The 
applicant states that this street access will be used for passenger vehicles and occasional 
box truck deliveries. Due to the narrow width of Manchester St., larger trucks will continue 
to use the easement over 492 Main St. to access the 37 Manchester St. property. A truck 
turning exhibit shows that the Keene Fire ladder truck can navigate the site. 

 A 12-ft wide connector between both subject properties is proposed to provide one-way 
access between the sites (Figure 3). The accessway is designed to conform with the 
requirements of section 9.4.2.A.1 of the LDC. The applicant states that this internal access 
should reduce the traffic on Manchester St associated with the Froling Energy operation 
transiting between the subject properties. This standard appears to be met. 

21.10 Filling & Excavation: The applicant states that minimal earthwork will be conduced for the 
new parking area on 37 Manchester St. No significant filling or excavation is proposed on 
either subject parcel. This standard appears to be met. 

Figure 3. Snippet taken from Exhibit A of the plan set that shows the proposed street access on Manchester St. and the 
12-ft, one-way cross access between the 37 & 20 Manchester Street properties. 
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21.11 Surface Waters & Wetlands: There are no wetlands on 37 Manchester St. and no proposed 
work on 20 Manchester St. This standard is not applicable. 

21.12 Hazardous & Toxic Materials: No hazardous or toxic materials are proposed with this 
application. This standard is not applicable. 

21.13  Noise: There are no proposed changes to the operation of either subject parcel that would 
alter the existing noise pattern. The applicant notes that all surrounding parcels are zoned 
either Industrial or Commerce. This standard is not applicable.  

21.14 Architecture & Visual Appearance: The applicant is proposing some minor façade 
changes for the 37A building by replacing the existing painted steel siding with vertical 
wood siding, as show in the submitted renderings. No additional changes are proposed. 

 

Draft Motion Language:  

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

“Approve PB-26-9 as shown on the plan set prepared by SVE Associates at variable scales 
prepared on March 30, 2026 and last revised on May 7, 2026 with the following conditions: 

1. Prior to the final approval and signature of the plans by the Planning Board Chair, the 
following conditions precedent shall be met: 

a. Owner’s signature appears on the plans. 
b. Submittal of five (5) full sized paper copies and a flattened PDF version of the 

final plan set. 
c. Submittal of a security to cover the cost of landscaping and erosion/ 

sedimentation control in a form and amount acceptable to the Community 
Development Director.  

2. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 
following conditions shall be met: 

a. Prior to the commencement of site work, all sediment and erosion control 
measures shall be installed and inspected by the Community Development 
Director or their designee. 

b. Following the installation of landscaping, the Community Development 
Department shall be contacted to perform an initial landscaping inspection. 

c. One year following the installation of all landscaping, the Community 
Development Department shall be contacted to perform a final landscaping 
inspection. 

d. Prior to the release of any financial security, the construction trailer located in 
the side yard setback of rental area #2 shall be moved out of the setback and 
verified by Community Development staff.” 
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Engineering • Planning • Surveying 
439 West River Road, P.O. Box 1818, Brattleboro, VT 05302       Phone:  (802) 257−0561 

 
P:\Project\NH PROJECTS\K2665-01 Froling Energy-37 Manchester St\Docs\Permit Apps\Major Site Plan 3-4-26\Rev 5-7-26\K2665-01 Project 

Narrative rev 5-7-26.docx 

 

Project Narrative 
20 & 37 Manchester Street Improvements 

20 & 37 Manchester Street 
Owner/Applicant: 560 Main Street LLC  

 
March 17, 2026 

Revised May 7, 2026 
 
SVE Associates, on behalf of the applicant, 560 Main Street LLC, is submitting this revised 
Major Site Plan Application to create access to the site from both Manchester Street, and parcel 
l14-012, owned by 560 Main Street LLC, to improve the existing gravel areas on site, and 
remove an existing single story 590 sf building.  
The new access from Manchester Street will function for passenger vehicles and residential 
delivery service vehicles (USPS, UPS, FedEx, etc.) All deliveries using large over the road 
tractor trailers or specialized vehicles will continue to use the existing entrance off Route 
12/Main Street.  

The second proposed access is strictly for movement between this parcel (114-003) and the 
abutting parcel (114-012), both parcels are owned by 560 Main Street LLC.  

The other reason for the site plan application is to remove phase II from 20 Manchester Street’s 
approved site plan and include the rental areas. The office on rental space #2 will be relocated to 
outside the front setback. 

The proposed plan complies with all City Development Standards: 

1. Drainage & Stormwater Management: 
No proposed changes to drainage or stormwater. 37 Manchester will have a reduction in 
impervious surfaces. Stormwater will maintain existing drainage patterns. 
 

2. Sediment/Erosion Control: 
The site is relatively flat, minimizing the potential for erosion problems. Regardless the 
Contractor is to install, monitor, and repair erosion control measures on a regular basis. 
These instructions are included in the notes on the Sheet N-1 and details on Sheet C-2. 
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3. Snow Storage and Removal: 
Snow storage is proposed on site, if snowfall exceeds available snow storage, snow will 
be trucked offsite.  
 

4. Landscaping: 
Five trees are proposed to be installed for the additional parking spaces. A waiver request 
is being requested for landscaping of the new parking lot (Section 9.4.4 of the LDC). No 
shrubs are proposed. 
 

5. Screening: 
Existing vegetation, proposed trees and the proposed wooden fence will be maintained 
for screening. Perimeter of parking lot adjacent to a residential zoning district and/or a 
public right of way, is 36 feet, and 1 shade tree is required per 30 lf of perimeter parking 
lot landscape area, therefore two trees are required. 
 

6. Lighting: 
No additional lighting is proposed.  
 

7. Sewer and Water: 
The site is supplied with City water and sewer connect, no change in the current use is 
proposed.  
 

8. Traffic and Access Management: 
No additional traffic is expected. The access between 20 and 37 Manchester Street will be 
for Froling Energy’s use, to help alleviate traffic between the two properties on 
Manchester Street. Large Truck traffic to 37 Manchester Street will continue to use the 
right-of-way from Main Street. Passenger vehicles will be able to access 37 Manchester 
Street directly from Manchester Street. 
 

9. Filling and Excavation: 
Minimal grade changes proposed. 
 

10. Surface Waters and Wetlands: 
There are no water or wetlands on the parcel.  
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11. Hazardous and Toxic Materials: 
Not applicable.  
 

12. Noise: 
There will be no additional noise, the parcel is zoned commerce and surrounding parcels 
are commerce, and industrial. 
 

13. Architecture and Visual Appearance: 
No proposed buildings, however, the owner would like to improve the siding on building 
37A. See attached exhibit showing existing painted steel siding and proposed wood 
siding vertical board and batten. 
 
 

Waiver Request:   
A waiver is requested under section 9.4.4. of the Land Development Code from providing 
landscaping for the new 37 Manchester Street parking area along the south side near the public 
right-of-way.  

a) Granting the waiver is not contrary to the spirit and intent of the regulations because 
the parking area will not be visible from Manchester Street because of the proposed 
6-foot-tall wooden fence.   

b) Granting the waiver will not increase the potential for creating adverse impacts to 
abutters, the community or the environment. This parking area will not be visible to 
the community or to abutters and will be well screened with the proposed wooden 
fence. 

c) Granting the waiver has not been shown to diminish property values of abutting 
properties. The properties to the south of the 37 Manchester Street proposed parking 
area are residential buildings on Manchester Street. The proposed wooden fence will 
provide a year-round screen and buffer of the proposed parking area. To the east of 
the proposed parking area is land owned by the applicant. The area to the west is 
zoned commerce but will also be screened by the proposed wooden fence. The area to 
the north will be blocked from the general publics view by the existing building and 
existing vegetation. There are no adjacent properties adversely affected by this 
proposal. 

d) Strict conformity with the regulations or the Development Standards will pose an 
unnecessary hardship to the owner. There is no reason to plant trees and shrubs in 
areas where they will not be visible to the public or to adjacent properties. 
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Existing Painted Steel Siding
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Proposed Wood Siding Vertical Board and Batton
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Return to:

Susan A. Manchester, Esq.

Sheehan Phinney Bass & Green PA

1000 Elm Street, 17th Floor
Manchester, NH 03101

T/S: $11,250.00

Transfer Tax:$ 11,a50.00

Book: 3299 Page: 950

E Doc # 2500329 01/15/2025 08:30:42 AM

Book 3299 Page 950 Page 1 of 4

Register of Deeds, Cheshire County

Anne L Tift
LCHIP CHA130851 25.00

RANS TAX CH858089 11,250.00

WARRANTY DEED

Monro, Inc., f/k/a Monro Muffler Brake, Inc., a New York corporation having an address

of 295 Woodcliff Drive, Suite 202, Fairport, New York 14450, for consideration paid, grants

to 560 Main Street LLC, a New Hampshire limited liability company having an address of

20 Manchester Street, Keene, NH 03431, with warranty covenants:

"TRACT I" - 37 Manchester Street

A certain tract or parcel of land with the buildings thereon located in the City of Keene,

Cheshire County, New Hampshire, bounded and described as follows:

Beginning at an iron pin on the northerly side of Manchester Street, said pin being located

twenty-nine and thirty hundredths (29.30) feet, more or less, westerly of the southwest corner

of land now or formerly of Rajala;

Thence North 12° 28.4' East along land now or formerly of Bergevin, a distance of three

hundred eighteen and eighty-four hundredths (318.84) feet, more or less, to an iron pin at

land now or formerly of Damon;

Thence South 79° 23.5' East along said Damon land, a distance of one hundred seventy and

ninety-eight hundredths (170.98) feet, more or less, to an iron pin on the southwesterly side

of New Hampshire Route 101;

Thence southeasterly along the southwesterly side of said Route 101, a distance of four

hundred thirty (430.0) feet, more or less;

Thence North 75° 25' West, a distance of three (3.0) feet, more or less, to the northeast

corner of land of the City of Keene and continuing in the same direction along said City of
Keene land, and along Tract II below, and along land now or formerly of Fecto, and land

now or formerly of Rajala, a distance of four hundred ninety-eight (498.0) feet, more or less,
to an iron pin at the northwest corner of said Rajala land;
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Thence South 12° 17.5' West along said Rajala land, a distance of one hundred six and
seventy-nine hundredths (106.79) feet, more or less, to an old stone bound on the northerly
side of Manchester Street;

Thence North 77° 17' West along said Street, a distance of twenty-nine and thirty hundredths

(29.30) feet, more or less, to the point of beginning.

Also conveying a right-of-way in common with others as follows:

A right-of-way twelve (12.0) feet wide in said Keene, along the southerly line of land now

or formerly of Hamilton Realty Corporation, from Main Street to premises now or formerly

of Norman H. Cotton and James D. Walker, d/b/a Keene Specialty Sales (formerly Baker
Manor), as shown on a plan entitled "Norman H. Cotton and James D. Walker, Keene

Specialty Sales, Keene, New Hampshire" Surveyed April 1968, revised through October,
1975, prepared by Roy K. Piper, recorded in the Cheshire County Registry of Deeds in Plan

Book 35, Page 9.

"TRACT II" - 37 Manchester Street

A certain tract of land in Keene, County of Cheshire and State of New Hampshire, being
shown as Lot 1 on a plan of land entitled "Subdivision Plan Prepared for Tire Warehouse

Central, Inc., Land of City of Keene, Keene, N.H." dated December 16, 1987, prepared by

David A. Mann Associates, and recorded in the Cheshire County Registry of Deeds in Plan

Book 9, Page 159, being bounded and described as follows:

Beginning at an iron pin in the northerly line of Manchester Street which marks the corner

of other land of Tire Warehouse Central, Inc.;

Thence North 0° 10' East, a distance of 100.47 feet bounding on other land of Tire
Warehouse Central, Inc. to an iron pin;

Thence South 75° 44' East, a distance of 70.83 feet bounding on other land of Tire

Warehouse Central, Inc. to an iron pin;

Thence South 12° 50' West, a distance of 95.76 feet along a wire fence bounding on other

land of the City of Keene to an iron pin in the northerly line of Manchester Street;

Thence North 77° 44' West, a distance of 48.77 feet on the northerly line of Manchester

Street to the place of beginning.

The above-described Tract II is merged with and considered an integral part of Tract I, and

is not to be conveyed or transferred separately from other land of Tire Warehouse Central,

Inc. in the future.

2
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2026-195  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #G.3. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Megan Fortson, Planner 
    
Through: Mari Brunner, Senior Planner 
     
Subject: PB-26-11 - GMS Parking Lot Expansion - Major Site Plan & Surface Water 

Protection Conditional Use Permit - Applicant Fieldstone Land 
Consultants, on behalf of owner GMS Realty LLP, proposes to expand the 
rear parking lot and install stormwater management infrastructure within 
the 30-ft surface water buffer on the lot at 30 Production Ave. The property 
is ~3.1 ac and is in the Industrial District. 

     
  
Recommendation: 
To review the attached staff report and application materials in preparation for the public hearing. 
  
Attachments: 
1. Staff Report 
2. Application 
3. Narrative 
4. Plan Set 
5. Drainage Report 
  
  
Background: 
The ~3.1-ac subject parcel is located on the eastern side of Production Ave in the Industrial District. 
The site is currently developed with a 4-unit industrial building occupied by the Fastenal Fulfillment 
Center, Pathways Book Service, and Green Mountain Electric Supply. The applicant proposes to 
formalize and expand the parking area at the rear of the site by adding 24 additional spaces. To 
accommodate this additional impervious area and solve existing drainage issues, a new stormwater 
management area is proposed to be installed within the 30-ft surface water buffer. Per Section 
11.6.1.A.4 of the Land Development Code (LDC), the construction of new stormwater management 
facilities and structures within the surface water buffer requires the submittal of a Conditional Use 
Permit for review by the Planning Board 
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PB-26-11 – MAJOR SITE PLAN & SURFACE WATER PROTECTION CONDITIONAL USE 
PERMIT, 30-42 PRODUCTION AVE 

 
Request: 

Applicant Fieldstone Land Consultants, on behalf of owner GMS Realty LLP, proposes to expand 
the rear parking lot and install stormwater management infrastructure within the 30-ft surface 
water buffer on the lot at 30-42 Production Ave (TMP #110-006-000). The property is ~3.1-ac in 
size and is located in the Industrial District. 
 

Background: 

The ~3.1-ac subject parcel is 
located on the eastern side of 
Production Ave in the Industrial 
District (Figure 1). Adjacent 
uses include a commercial 
office/warehouse building to 
the north, Unity Homes 
manufacturing to the west, and 
undeveloped land to the south 
and east. The site is currently 
developed with a 4-unit 
industrial building occupied by 
the Fastenal Fulfillment Center, 
Pathways Book Service, and 
Green Mountain Electric Supply. 
Parking spaces are located to 
the west of the existing building 
with site access from two curb 
cuts along Production Ave. The 
rear of the site is occupied by an 
informal gravel parking area 
with some areas of pavement. A 
City tax ditch runs along the southeastern property boundary and is accompanied by wetlands, 
which run along the full length of the eastern property line. 
 
The applicant proposes to formalize and expand the parking area at the rear of the site by adding 
24 additional spaces. To accommodate this additional impervious area and solve existing 
drainage issues, a new stormwater management area is proposed to be installed within the 30-ft 
surface water buffer. Per Section 11.6.1.A.4 of the Land Development Code (LDC), the 
construction of new stormwater management facilities and structures within the surface water 
buffer requires the submittal of a Conditional Use Permit for review by the Planning Board. 
 
Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should determine whether the proposal 
could have the potential for regional impact. 
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Completeness:  

The applicant requests exemptions from submitting a landscaping plan, lighting plan, 
elevations/renderings, a traffic analysis, soil analysis, historic evaluation, architectural & visual 
appearance analysis, and a screening analysis. Planning Staff have made the preliminary 
determination that granting the requested exemptions would have no bearings on the merits of 
the application and recommend that the Board accept the application as “complete.” 

 
Engineering Staff Comments:  

• Please coordinate the planned start of construction with Public Works in order for the 
Highway Division to access and maintain the existing tax ditch that runs through the site 
during construction in order to minimize disturbance and disruption to operations.  

 
APPLICATION ANALYSIS 

 
ARTICLE 11, SECTION 11.6 – SURFACE WATER PROTECTION STANDARDS: 
 
2.A   Relocation of Proposed Use / Activity: The applicant proposes to formalize and expand 

the rear parking area by adding 24 additional parking spaces. The expanded parking area 
will provide more space for tenants to accept deliveries by large trucks and solve existing 
drainage issues. The parking lot is designed to pitch to the rear of the lot into a detention 
basin at the back of the building. The site is bounded on its eastern side by an area of 
wetlands, which run parallel to the City’s tax ditch. Figure 2 shows the location of the 
wetlands in red and the 30-ft surface water buffer in orange. 

 
The narrative states that the area to be impacted is currently a mix of trees and brush that 
have grown in along the tax ditch over time. Poorly drained soils adjacent to this area have 
formed a wetland. The applicant states that the stormwater management system cannot 
avoid being located within the buffer and goes on to state that the new drainage system 
has been located to avoid any impacts to the wetlands resource itself. Approximately 
9,875-sf of impact is proposed within the 30-ft surface water buffer as a result of lowering 
grades and constructing a rain garden as the new stormwater management system, which 
the applicant says will function as a manmade wetland.  

 
2.B  Buffer Encroachment: The narrative states that the rain garden was designed to be narrow 

and long to minimize impacts to the surface water buffer and ensure that the wetlands 
would not be impacted by stormwater runoff. The detention area is at a lower elevation to 
receive stormwater and provide storage space for stormwater and floodwaters in this 
area, which is relatively flat.  

 
2.C  Adverse Impacts: The narrative states that runoff from the parking lot will be directed to 

the rain garden and treated by an amended soil layer and rain garden plantings. Any water 
that flows over from the spillway will be treated to ensure that direct runoff from the paved 
areas does not flow directly into the wetland. Silt fencing will be installed along the eastern 
boundary of the proposed rain garden to protect the wetlands during construction. After 
construction, disturbed areas will be planted and seeded for stabilization. Planning Staff 
recommend that the Board include a condition of approval related to the flagging and 
inspection of the surface water buffer prior to the commencement of site work. 

Page 72 of 197



STAFF REPORT 
 

Per Section 11.6.3.A of the LDC, this application has been referred to the Conservation 
Commission for review at their meeting on Monday, May 18th. Planning Staff will share 
any comments provided by the Commission during the public hearing for this application.  

2.D  Preservation of Buffer: The narrative states that impacted portions of the surface water 
buffer will be replanted with water-loving plant species and a conservation seed mix will 
be used to stabilize the berm for the rain garden. Work within the tax ditch will be 
coordinated with the Public Works Department to ensure that impacted areas are only 
disturbed once. Planning Staff recommend that the Board include a condition of approval 
related to the submittal of a security to cover sediment and erosion control measures as 
well as all landscaping and seed mix needed to stabilize the rain garden. 

N 
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2.E  Additional Criteria for Consideration: During the deliberation of this application, the Board 
may consider the quality, location, connectivity, and other characteristics of the wetlands 
listed under this section of the LDC when deciding whether to allow the proposed 
encroachment into the surface water buffer.  

 
ARTICLE 21 – SITE DEVELOPMENT STANDARDS: 

21.2  Drainage: The project narrative states that to alleviate existing drainage issues on the site, 
the site will be re-graded towards the new rain garden, which will be used to treat and store 
stormwater runoff. Drainage calculations were submitted as part of the application 
materials and reviewed by the City Engineer. This standard appears to be met. 

 
21.3  Sediment & Erosion Control: Silt fencing will be installed along the western edge of the 

wetlands and 30-ft buffer to protect this area from receiving sediment during 
construction. A stabilized construction entrance is also proposed. This standard appears 
to be met. 

 
21.4  Snow Storage & Removal: The proposed conditions plan shows a snow storage area at 

the southeastern corner of the new parking area. Note #13 on the plan states that snow 
cannot be pushed into or stored within the 30-ft surface water buffer. This standard 
appears to be met. 

 
21.5  Landscaping: The applicant proposes to install two, 2” caliper Red Maple trees along the 

eastern edge of the parking area. Section 9.4.5.A of the LDC requires that for parking lots 
with 10+ parking spaces that one tree with a 3” diameter as measured 6’ from the ground 
must be installed for every ten parking spaces. Alternatively, a group of three or more trees 
with a 2” caliper as measured 6’ from the ground can also be planted instead. At the time 
of this staff report, Planning Staff were waiting to hear back from the applicant about how 
they plan on addressing this requirement. Planning Staff recommend that the Board 
include a condition of approval related to the submittal of an updated plan that complies 
with this section of the LDC as well as a security to cover the cost of all landscaping.  

 
21.6  Screening: The proposed parking area and relocated propane tanks will not be visible 

from the public right-of-way. This standard is not applicable. 
 
21.7  Lighting: No lighting proposed as part of this application. This standard is not applicable. 
 
21.8  Sewer & Water: No changes are proposed to water or sewer utilities. This standard is not 

applicable. 
 
21.9  Traffic & Access Management: The site is currently accessed via two curb cuts along 

Production Ave, which are not proposed to be altered as part of this application. The 
narrative states that no additional vehicle traffic is expected as improvements are only 
being made to accommodate existing truck deliveries. This standard is not applicable. 

 
21.10  Filling & Excavation: The narrative states that while filling and excavation is proposed as 

part of this project, it will not exceed the 50-truck limit needed to provide a truck route as 
part of the application materials. This standard appears to be met. 
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21.11  Surface Waters & Wetlands: Surface waters and wetlands are addressed under the criteria 
for Article 11 of the LDC included above. 

 
21.12  Hazardous & Toxic Materials: The narrative states that there are no hazardous and toxic 

materials proposed as part of this application. This standard is not applicable. 
 
21.13  Noise: The narrative states that no additional noise will be generated as a result of the 

proposed modifications. This standard is not applicable. 
 
21.14  Architecture & Visual Appearance: The narrative states that there are no changes 

proposed to the architecture or visual appearance of the existing building. This standard 
is not applicable. 

 

Recommended Motion:  

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

“Approve PB-26-11 as shown on the plan set identified as “Site Development Plans, Green 
Mountain Electric Supply” prepared by Fieldstone Land Consultants, PLLC at a scale of 1 
inch = 40 feet on April 17, 2026 and last revised on May 11, 2026 with the following 
conditions: 

1. Prior to final approval and signature of the plans by the Planning Board Chair, the 
following conditions precedent shall be met: 

a. Owner’s signature appears on the plans. 

b. Submittal of five (5) full size paper copies and a flattened PDF version of the final 
plan set. 

c. Submittal of an updated proposed conditions plan that complies with the parking 
lot landscaping requirements outlined under Section 9.4.5.A of the LDC. 

d. Submittal of a security to cover the cost of erosion and sediment control 
measures, as-built plans, landscaping, and a conservation seed mix in a form and 
amount acceptable to the Community Development Director. 

2. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 
following conditions shall be met: 

a. Prior to the commencement of site work, the Community Development 
Department shall be notified when all erosion control measures have been 
installed, and the 30-ft surface water buffer is flagged by a surveyor licensed in 
the state of NH. Community Development Staff shall inspect the erosion control 
measures and wetland flagging to ensure compliance with the approved plans 
and all City of Keene regulations. 

b. Following the installation of landscaping, the Community Development 
Department shall be contacted to perform an initial inspection. 

c. One year following the installation of all landscaping, the Community 
Development Department shall be contacted to perform a final inspection.” 
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Planning Application
Project
Number: PB-26-11 Date Submitted: April 17, 2026
Project
Name:

GMS - Parking Lot
Expansion Zoning:  IND

Project
Address: 30 PRODUCTION AVE. Parcel Size: 33252

Parcel
Number: 110006000000000

Owner Information
GMS REALTY LLP 356 RATHE RD COLCHESTER VT 05446
Name Address City/State/Zip

Applicant Name Applicant Phone #
John Noonan 6036725456

Authorized Agent Name Authorized Agent Phone #
Chad E. Branon 603-672-5456

Project Description
Green Mountain Electric Supply is looking to expand the rear parking lot of the existing site at 30 Production Ave
and improve drainage. They are looking for more parking spaces and area to unload supply trucks. The rear
parking lot has been designed to pitch to the rear of the lot and improve drainage at the rear of the building. 

Attachments
Narrative & Plan Set Technical Reports
Narrative Submitted Drainage Report Submitted

Location Map Submitted Traffic Report /
Analysis Exemption Requested

Existing Conditions
Plan Submitted Soil Analysis Exemption Requested

Proposed Conditions
Plan Submitted Historic Evaluation Exemption Requested

Grading Plan Submitted Screening Analysis Exemption Requested
Landscaping Plan Exemption Requested Architectural Analysis Exemption Requested

Lighting Plan Exemption Requested Other Reports /
Analyses N/A

Elevations /
Renderings Exemption Requested

5/15/26, 2:46 PM about:blank
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GMS Realty, LLP 
Parking Lot Expansion 

Site Plan Narrative 
 

GMS Realty, LLP 
Tax Map Parcel 110, Lot 6 

30-42 Production Avenue, Keene, New Hampshire 
 

Revised: May 11, 2026 
Project Narrative: 
Fieldstone Land Consultants, on behalf of Green Mountain Electric Supply, Inc. and GMS Realty, LLP, is 
submitting a Site Plan application for Planning Board review. The proposal consists of expanding the 
rear parking lot on Tax Map Lot 110-006 located at 30-42 Production Avenue. The applicant would like 
to increase the parking and improve truck access to the rear of the existing building.   
 
The existing Tax Map Parcel 110-006-000 has 3.12 +/- acres with 370.0 feet of frontage along 
Production Avenue. The lot is located in the Industrial District and is currently developed with a three- 
tenant building, parking lot, and rear loading docks.  The property is used by three businesses within 
the building; Green Mountain Electric Supply, Pathway Book Service, and Fastenal.  There are 25 
parking spaces at the front of the building that utilize two curb cuts onto Production Avenue.  The 
access to the rear of the building is used for material deliveries to the three buildings with loading 
docks.  The rear parking lot has a very narrow driveway around the northwest unit (30 Production 
Ave.), which has posed issues with deliveries to each of the tenants.  The rear parking lot also drainage 
issues, where the owner has reported standing water within a large section of the paved area.  
 
The proposal is to expand the rear parking lot to make it more user-friendly and provide more space 
for the multi-tenant building to accept deliveries by large trucks.  The parking lot will have a total of 24 
new parking spaces, where the increase is less than the 100% threshold where 25 existing parking 
spaces exist. The northern driveway is shared by Parcel 110-005 and the subject property, where the 
driveway follows the property line and is on both lots.  There is an existing right-of-way in the deed 
that allows for both parties to cross this area for access.   
 
The loading docks currently have small concrete dolly pads, which are planned to be replaced and 
made larger at each loading dock location. The propane tanks in the rear parking lot will be relocated 
to provide for the expanded parking lot and be out of the way from vehicle traffic. The rear parking lot 
grades will be reconstructed to pitch away from the building and toward the east.  Along the eastern 
edge of the parking lot a long rain garden basin will be constructed to provide stormwater 
management and improve the drainage situation.  The basin will be constructed partially into the 100-
year floodplain, however, the grades will only be lowered and no fill is proposed in the floodplain.  The 
rain garden will also impact the wetland buffer; however these will only be for stormwater 
management and erosion control measures. There are no permanent structures or impacts within the 
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GMS Realty, LLP SPR         Page 2 
Tax Map Parcel 110-006 
Production Ave. Keene, NH              
 
wetland buffer and no wetland resource impacts associated with the project.  
 
Site Development Standards (Article 21 of the LDC): 
 

21.2. Drainage & Stormwater: The site currently has drainage issues in the rear parking 
lot/loading dock area, which drove the need for the project improvements. The rear parking lot 
will be expanded and graded to the east, where a proposed rain garden basin will be 
constructed.  The raingarden will provide stormwater treatment and retention of rainstorm 
runoff waters.  The rain garden spillway elevation is at the 100-Year Flood Elevation (471.0) to 
control flow out of the basin during large storm events.  There will be plantings within the 
amended soil in the rain garden for plants to absorb stormwater and provide treatment for the 
runoff from the rear parking lot. There is a stormwater summary included with the application.  
21.3 Sediment & Erosion Control: Temporary erosion control measures consisting of silt 
fencing and a stabilized construction entrance to be used during the construction process.   
21.4 Snow Storage & Removal: Snow will be stored on site adjacent to the parking areas, 
similar to the existing condition.  
21.5 Landscaping:  The existing landscaping will remain. There will be plantings within the rain 
garden to facilitate stormwater treatment.  
21.6 Screening: The parking lot expansion will not be visible from a public way. The propane 
utility will be moved further behind the building and less visible from surrounding properties 
and is not visible from a public way.  
21.7 Lighting: There are existing building mounted lights that will remain unchanged. There are 
no proposed light fixtures.  
21.8 Sewer & Water:  Sewer and water are municipal services, and will not change.   
21.9 Traffic & Access Management: Access will continue to be off Production Avenue with 
truck access being improved around the building.  The overall business traffic is not anticipated 
to change and Production Avenue will not be adversely impacted by this improvement. 
21.10 Filling & Excavation: The proposed grading will require removal of material to construct 
the rain garden basin.  This will not be a substantial amount of material and certainly under the 
50 truck limit.  
21.11 Surface Waters & Wetlands: There is a wetland along the eastern boundary following the 
City Tax Ditch system.  The impacts to 30’ wetland buffer will be for the construction of the 
stormwater management system, the rain garden.  There are no wetland resource impacts. 
21.12 Hazardous & Toxic Materials: There are none associated with this project.  
21.13 Noise: Noise will not change from the existing condition. There will be short term 
construction noise associated with the site improvements, but will not impact abutters.  
21.14 Architecture & Visual Appearance: The architecture of the building will not change.  
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STORM WATER MANAGEMENT NARRATIVE 

TAX MAP PARCELS 110, LOT 6 
GREEN MOUNTAIN ELECTRIC SUPPLY, INC. 

30-42 PRODUCTION AVENUE 
KEENE, NEW HAMPSHIRE 

Prepared for: 
GMS Realty, LLP 

April 17, 2026 

I) INTRODUCTION 

On behalf of our client, GMS Realty, LLP, we are submitting this narrative to explain the drainage 
improvements that will be completed as part of the project.  The subject lot is located at 30-42 
Production Avenue in Keene, New Hampshire.  The project consists of expanding the existing 
pavement at the rear of the building to provide more parking spaces, improve truck unloading 
areas, and improve the drainage of the loading dock areas.   
 
The project will add 24 new parking spaces to the rear of the building with approximately 30,000 
square feet of pavement and widening the parking lot by 30 feet to the east.  The existing concrete 
dolly pads at the loading docks will be removed and replaced to improve the function of the 
loading docks for tractor trailer deliveries.  
 
Our client has found that the rear parking lot does not drain well and has many puddles that 
remain after rainstorm events. The intent of the project was to improve truck deliveries and 
improve the drainage at the rear of the existing building.  
 

II) DRAINAGE DESIGN 

In accordance with the City of Keene LDC, we are proposing a low-impact design to improve the 
drainage at the rear of the existing building.  The entire rear parking area will be regraded and 
paved to drain away from the loading docks, and sheet flow into a proposed rain 
garden/bioretention basin. The bioretention basin will treat stormwater via the landscaping and 
the soil mixture in the bottom of the basin.  This basin will hold the 25-Year storm event and the 
spillway is set at the 100-year storm elevation.  The outlet spillway is 34-feet wide and will act as a 
level spreader that outlets towards the wetlands and the City Tax Ditch to the east.  This system 
will improve the qualitative and quantitative impacts of the stormwater runoff to address the 
existing drainage issues on site and meet the City’s requirement of LDC Section 21.2 for Drainage & 
Stormwater Management.   
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2026-196  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #G.4. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Megan Fortson, Planner 
    
Through: Mari Brunner, Senior Planner 
     
Subject: PB-26-11 - Elm-Carroll Cottage Court - Major Site Plan & Cottage Court 

Conditional Use Permit - Applicant Fieldstone Land Consultants, on behalf 
of owner Nuevo Transfers LLC, proposes to construct four townhouse-
style multifamily buildings with a total of 14 units. The property is ~.75 ac 
and is in the Medium Density District. 

     
  
Recommendation: 
To review the attached staff report and application materials in preparation for the public hearing. 
  
Attachments: 
1. Staff Report 
2. Application 
3. Narrative 
4. Architectutral & Visual Appearance Narrative 
5. Plan Set 
6. Floor Plans & Elevations 
7. Stormwater Management Report 
  
  
Background: 
The four subject parcels are each ~0.19-ac in size and occupy an area of land abutting Elm St to the 
west and Carroll St to the east. All four lots are currently undeveloped. The applicant proposes to 
construct a townhouse-style Cottage Court Development consisting of two 3-unit buildings and two 4-
unit buildings. Site access will be provided by a curb cut along each street. Per Section 17.5.5.A.1 of 
the Land Development Code (LDC), Cottage Court Developments proposing the construction of five 
or more dwelling units are required to obtain both Major Site Plan and Conditional Use Permit 
approval from the Planning Board. 
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PB-26-12 – MAJOR SITE PLAN & COTTAGE COURT CONDITIONAL USE PERMIT – ELM CITY 
COMMONS, ELM ST & CARROLL ST 

 
Request: 

Applicant Fieldstone Land Consultants, on behalf of owner Nuevo Transfers LLC, proposes to 
construct four townhouse buildings with a total of 14 units on the parcels at 0 Carroll St; 0 Elm 
St; and 225 Elm St (TMP#s 536-049-000; 536-050-000; 536-055-000 & 536-056-000). The parcels 
are ~.75-ac in total and are located in the Medium Density District.  
 
Background: 

The four subject parcels are each 
~0.19-ac in size and occupy an area of 
land abutting Elm St to  the west and 
Carroll St to the east (Figure 1). Both of 
these streets connect with Spruce St to 
the north and High St to the south. 
Adjacent uses include a mix of 
residential dwellings of varying 
densities ranging from single-family 
homes to buildings with 5+ 
apartments. All four lots are currently 
undeveloped. 
 
The applicant proposes to construct a 
townhouse-style Cottage Court 
Development consisting of two 3-unit 
buildings and two 4-unit buildings. Site 
access will be provided by a curb cut 
along each street. Per Section 
17.5.5.A.1 of the Land Development 
Code (LDC), Cottage Court 
Developments proposing the construction of five or more dwelling units are required to obtain 
both Major Site Plan and Conditional Use Permit approval from the Planning Board. 
 
Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should make a final determination as to 
whether the proposal could have the potential for regional impact. 
 
Completeness: 

The applicant requests exemptions from submitting a traffic analysis, soil analysis, historic 
evaluation, architectural and visual appearance analysis, and a screening analysis. Planning Staff 
recommend that the Board grant the requested exemptions and accept the application as 
“complete.” 
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Departmental Comments: 

• Zoning: Foundation corners will need to be pinned by a licensed surveyor and verified prior 
to pour to ensure that yard setbacks are not violated. 

• Engineering: The City Engineer had several comments and questions related to the 
proposed water and sewer utilities. In response to these comments, the applicant 
submitted an updated plan set, which is currently in the process of being reviewed by the 
City Engineer’s Office. Planning Staff will provide an updated on this aspect of the 
application during the public hearing for the proposal at the Planning Board meeting on 
Tuesday, May 26th.  

• Building & Fire: All proposed buildings will be required to comply with the NH State 
Building & Fire Codes. 

 
APPLICATION ANALYSIS:  

 
ARTICLE 17 – COTTAGE COURT CONDITIONAL USE PERMIT CRITERIA: 
 
4   Permitted Uses: The applicant proposes to construct a 14-unit Cottage Court 

Development consisting of two triplexes and two townhomes with four units each. Per 
Table 17-1 of the Land Development Code, these uses are allowed in the Medium Density 
District subject to the issuance of a Conditional Use Permit by the Planning Board. This 
standard appears to be met. 

 
5.1  Development Types Allowed: The proposal involves the development of a single parcel 

of land that will be owned and managed by a Condominium Association. The site is 
currently comprised of four separate parcels that will need to be merged. Staff 
recommend that the Board include conditions of approval related to the completion of a 
voluntary merger prior to final approval of the application as well as the submittal of draft 
and recorded condominium agreements and any other legal instruments that may be 
necessary for this proposal. This standard appears to be met. 

 
5.2  Dimensional Standards: The proposed Cottage Court Development has been designed to 

comply with all applicable dimensional requirements (Table 2).  Section 17.5.2.C.1 of the 
LDC allows Cottage Court Developments in the Medium Density District the flexibility of 
having a maximum height of 35’ or 2.5 stories. The proposed townhouse buildings are 
three stories tall with a maximum height of 34.5-ft.  

 
Due to the close proximity of the proposed buildings to the front setbacks along Elm St 
and Carroll St, the Zoning Administrator has requested that the Board include a condition 
of approval related to the foundation corners being pinned by a licensed surveyor and 
verified by Community Development Staff prior to pouring the foundation to ensure that 
the required side setbacks are not violated. This standard appears to be met. 
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Table 2: Required vs. proposed dimensional standards. 
 Required Proposed 

Minimum lot size ~0.18-ac (8,000-sf) ~0.75-ac (32,494-sf) 

Minimum lot width at 
building line 

60-ft ~172.45-ft 

Minimum Tract Frontage 50-ft -186-ft on west side (along Elm St) 
-186-ft on east side (along Carroll St) 

Front Setback 15-ft -Minimum setback of 17.4-ft on west side 
-Minimum of 15.3-ft setback on east side  

Rear Setback 15-ft N/A 

Side Setback 10-ft -Minimum of 26.3-ft setback on north side 
-Minimum of 27.6-ft setback on south 
side 

Max Building Coverage 45% 26.5% 

Max Impervious Coverage 60% 50.4% 

Max Stories Above Grade / 
Building Height 

2.5 stories or 35’ max 34.5-ft max height 

 
5.3 Conditional Use Permit Standards: 
 

A. Dwelling Unit Size: The proposed units will each have a 1,100-sf gross floor area 
where a maximum average of 1,250 is required and a 616-sf footprint per unit where 
a maximum of 900 is required. This standard appears to be met. 

 

B. Parking: Cottage 
Court developments 
must provide at 
least one parking 
space per unit and 
no more than one 
parking space per 
bedroom. Each of 
the 14 units will 
have two bedrooms, 
therefore a 
minimum of 14 
parking spaces and 
a maximum of 28 
spaces are required. 
The plan shows 28 
parking spaces – 1 
in the garage for 
each unit and 1 in a 
surface-level 
parking space 
outside the garage 
(Figure 2). This 
standard appears to 
be met. 
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C. Building Separation: The narrative states that there will be a 5-ft separation between 
each building and exterior walls will be fire-rated to meet building and fire codes. This 
standard appears to be met. 
 

D. Driveways: The applicant proposes a curb cut on Elm St and another on Carroll St. 
Each curb cut will be designed to accommodate two-way traffic with a 24’-wide vehicle 
travel aisle connecting both sides. They are proposed to be ~30’-wide at the curb line 
and ~52’-wide at the property line where a maximum width of 25’ and 50’ are allowed, 
respectively. Planning Staff are waiting to hear back from the applicant regarding how 
they plan to meet this requirement and will share updated information with the Board 
during the public hearing for this application.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

E. Screening: The subject parcels are surrounded by residential uses of varying densities 
with heights that range from one to three stories. Given that the proposed building type is 
more intense than most of the surrounding building types, the applicant proposes to 
screen the site using 6’-tall stockade fencing along the north and south property lines.  
 
The proposed landscaping plan currently shows a combination of 6’-tall stockade fencing 
with some landscaping along both street frontages. Planning Staff have requested that 
the applicant reduce the amount of fencing along the property boundaries facing the 
public rights-of-way and install landscaping as a softer and more pedestrian-friendly form 
of screening. At the time of this staff report, the applicant was working with the property 
owner to create an updated landscaping and screening plan. Updated materials will be 
shared with the Planning Board during the public hearing for this application. 

 
F. Architectural Guidelines: The proposed elevations show that the building exterior will be 

finished with a mix of horizontal vinyl siding and vinyl shake siding (Figure 3). The narrative 
states that the buildings will be finished with neutral colors that fit in other similar 
buildings in the neighborhood and around the City. The Board will need to determine if the 
applicant has satisfied the intent of this standard. 
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ARTICLE 21 – SITE DEVELOPMENT STANDARDS: 
 
2.  Drainage: The site will be graded to convey drainage away from the buildings and 

driveways via grass swales to two bioretention basins (i.e. – “rain gardens”) located to the 
rear of each building. These basins will treat stormwater runoff using landscaping, a filter 
media layer, and underdrains that will tie into the City storm drains in the public rights-of-
way. At the time of this staff report, Planning Staff were waiting to hear back from the City 
Engineer regarding whether the updated plans satisfy his comments related to the City 
water and sewer utilities. 

3.  Sediment & Erosion Control: Proposed erosion control measures include the installation 
of catch basin silt socks, silt fencing, and two stabilized construction entrances during 
construction. Following the completion of the project, permanent erosion control 
measures will consist of stone riprap and drip strips and established vegetation. Planning 
Staff recommend that the Board include conditions of approval related to the submittal of 
a security to cover the cost of sediment and erosion control measures as well as the 
inspection of these measures following their installation prior to the commencement of 
site work. This standard appears to be met. 

4.  Snow Storage & Removal: Two snow storage areas are identified on the proposed 
conditions plan adjacent to parking spaces at the center of the site. The narrative states 
that excess snow will be removed from the site as needed and can also be stored in the 
landscaping islands between units. This standard appears to be met. 

5.  Landscaping: The proposed landscaping plan shows the installation of four Red Maple 
trees along the entrances along with shrubs, including rhododendrons, silky dogwoods, 
and winterberries. As mentioned previously, Planning Staff have spoken with the applicant 
about installing perimeter landscaping in place of the proposed stockade fencing along 
the western and eastern property lines to screen the parking area from the road.  Section 
9.4.4.A of the LDC requires that a perimeter landscape area be created for any commercial 
parking lots visible from the public right-of-way. In accordance with subsection (6) of this 
standard, the applicant is requesting that the Board approve an alternative landscaping 
plan, if it is determined that the proposed design generally meets the intent of these 
standards. 

Interior parking lot landscaping will include the installation of four Hawthorne trees in the 
parking lot landscaping islands. Rain gardens will be furnished with a mixture of low bush 
blueberries, sheep laurels, blue flag irises, and a mixture of flowers. Planning Staff 
recommend that the Board include conditions of approval related to the submittal of a 
security to cover the cost of landscaping as well as the completion of initial and final 
landscaping inspections. 

6.  Screening: The narrative states that transformers serving the development will be 
screened by shrubs. This standard appears to be met. 

7.  Lighting: The proposed light fixtures are full cut-off with a color rendering index of 90 and 
a color temperature of 3,000K. A total of 14 lights will be installed with one at the entrance 
of each unit. Lighting levels do not exceed 0.1-fc at the property line or 1-fc at the right-of-
way line. The average illumination levels are 0.73-fc for the northern parking lot and 0.75-

Page 91 of 197



STAFF REPORT 
 

fc for the southern parking lot. The uniformity ratio (the ratio of the average to the 
minimum lighting levels in footcandles) is 3.65-fc for the northern parking lot and 3.75-fc 
for the southern parking lot. This standard appears to be met. 

8.  Sewer & Water: The City Engineer provided the applicant with a variety of comments 
related to the proposed water and sewer utilities. Comments to be addressed include 
specific questions about the invert for the water main, calculations for the daily and peak 
water demand, and details for the proposed on-site pump station, amongst others. At the 
time of this staff report, Planning Staff are waiting to hear back from the City Engineer to 
see if these comments have been sufficiently addressed. An update will be provided 
during the public hearing for this application.  

Planning Staff recommend that the Board include a condition of approval related to the 
submittal of a security to cover the cost of as-built plans showing the final location and 
specifications for all installed infrastructure following the completion of construction. 

9.  Traffic & Access Management: The anticipated traffic demand for this development is 81 
vehicle trips on a weekday and 79.4 trips on a weekend day. During the weekday PM peak 
hour, 7.3 vehicle trips are expected, and 6.2 trips are expected during the weekday AM 
peak hour. The applicant submitted estimates using the most recent version of the ITE 
Trip Generation Manual and stated that they do not foresee this development having a 
negative impact on the function of Elm St. The City Engineer did not express any concerns 
regarding the trip generation estimates submitted with the application materials. 

10.  Filling & Excavation: The narrative states that proposed grading on the site will require 
filling in some areas and excavation in others. Fill material will be stockpiled on the site 
and some materials needed for construction will also be imported to the property. Any 
excavation within the public right-of-way will be handled as part of the Excavation Permit 
that will be submitted to and reviewed by the Public Works department. The underlying 
soil quality on the site will require the installation of pilings and grade beams to support 
the construction of the multi-story buildings, which will be addressed as part of the 
building permit review process for this project. It is not anticipated that more than 50 
trucks of materials will be moved to and/or from the site. This standard appears to be 
met. 

11.  Surface Waters & Wetlands: There are no surface waters or wetlands present on the 
subject parcels. This standard is not applicable. 

12.  Hazardous & Toxic Materials: There are no known hazardous or toxic materials on the 
site. This standard is not applicable. 

13.  Noise: Noise levels will be consistent with a residential use. This standard appears to be 
met. 

14.  Architecture & Visual Appearance: See 17.5.3 subsection (F), above. 
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Recommended Motion:  

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

“Approve PB-26-12 as shown on the plan set identified as “Multi-Family Residential 
Development; Tax Map 536 Lots 49, 50, 55 & 56; Elm City Commons” prepared by Fieldstone 
Land Consultants, PLLC at varying scales on April 17, 2026 and last revised on May 11, 2026, 
and in the elevations identified as “Elm City Commons; Elm and Carroll Streets; Keene, NH 
03431” prepared by Sampson Architects at varying scales on April 14, 2026 with the 
following conditions: 

1. Prior to the final approval and signature of the plans by the Planning Board Chair, the 
following conditions precedent shall be met: 

a. Owner’s signature appears on the title page and proposed conditions plan. 
b. Submittal of five (5) full size paper copies and a flattened PDF version of the final 

plan set and elevations. 
c. Submittal of a recorded Voluntary Merger for the four (4) subject parcels. 
d. Submittal of a security to cover the cost of sediment and erosion control 

measures, landscaping, and as-built plans in a form and amount acceptable to 
the Community Development Director. 

e. Submittal of draft written documentation of any easements or/or other necessary 
legal instruments required for this application, which shall be subject to review 
by the City Attorney. 

f. Submittal of an updated plan set showing additional perimeter landscaping along 
Elm St & Caroll St and addressing all outstanding comments from the City 
Engineer.  

2. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 
following conditions shall be met: 

a. Prior to the commencement of site work, a preconstruction meeting will be 
scheduled with Community Development Staff. 

b. Prior to the commencement of site work, the erosion and sediment control 
measures shall be inspected by the Community Development Department to 
ensure compliance with this application and all City of Keene regulations. 

c. Prior to the installation of building foundations, the building corners shall be 
pinned by a surveyor and inspected by Community Development Staff to ensure 
compliance with the required setbacks. 

d. Submittal of recorded easements and/or any other legal instruments necessary 
for this application to the Community Development Department. 

e. Following the installation of landscaping, the Community Development 
Department shall be contacted to perform an initial inspection. 

f. One year following the installation of all landscaping, the Community 
Development Department shall be contacted to perform a final landscaping 
inspection.” 
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Planning Application
Project
Number: PB-26-12 Date Submitted: April 17, 2026
Project
Name: Elm-Carroll Cottage Court Zoning:  MD

Project
Address: 0 ELM ST. Parcel Size: 0

Parcel
Number: 536055000000000

Owner Information
NUEVO TRANSFERS LLC 69A ISLAND ST. KEENE NH 03431
Name Address City/State/Zip

Applicant Name Applicant Phone #
John Noonan 6036725456

Authorized Agent Name Authorized Agent Phone #
Chad E. Branon 603-672-5456

Project Description
14 Units of Townhouse style buildings separated into 4 buildings and designed based on the Cottage Court
requirements. There will be a central driveway, individual driveways and garages for each unit. The site will be
serviced by municipal water and sewer.

Attachments
Narrative & Plan Set Technical Reports
Narrative Submitted Drainage Report Submitted

Location Map Submitted Traffic Report /
Analysis Exemption Requested

Existing Conditions
Plan Submitted Soil Analysis Exemption Requested

Proposed Conditions
Plan Submitted Historic Evaluation Exemption Requested

Grading Plan Submitted Screening Analysis Exemption Requested
Landscaping Plan Submitted Architectural Analysis Submitted

Lighting Plan Submitted Other Reports /
Analyses

Elevations /
Renderings Submitted

5/15/26, 3:16 PM about:blank
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Masiello Cottage Court Development 
Elm City Commons 

Site Plan, Cottage Court CUP Narrative 
 

Tax Map Parcel 536, Lots 49, 50, 55 & 56 
Elm Street & Carroll Street, Keene, New Hampshire 

 
Revised: May 11, 2026 

Project Narrative: 
Fieldstone Land Consultants, on behalf of Christopher Masiello, is submitting a Cottage Court Overlay 
development plan for Planning Board review. The proposal consists of developing Tax Map Lot 536-49, 
50, 55 & 56 located on Elm Street and Carroll Street, in a Cottage Court townhouse residential 
development with 14 dwelling units. The applicant has decided to utilize the recently adopted Cottage 
Court Overlay regulations with a private central driveway with access to both Elm Street and Carroll 
Street.  This layout will provide condominium style ownership for future homeowners with a goal of 
providing much needed affordable, owner-occupied housing.   
 
The existing Tax Map Lots 536-49, 50, 55 & 56 have a combined size of 0.746 acres with 186 feet of 
frontage along Carroll Street and Elm Street (total of 372 feet of frontage).  These lots will be joined 
into a single lot with a voluntary lot merger, following Planning Board review of the project. The lot is 
located in the Medium-Density District and is currently vacant.  The property is cleared and there are 
no utilities or drainage within the lot.  There are no wetlands present on or near the subject lot.  
 
Four buildings are being proposed with 2 three-unit buildings and 2 four-unit buildings. All four 
buildings will have access from Elm Street and Carroll Street via a central driveway that runs through 
the new lot. The stabilized construction entrances will be used at both driveway curb cuts during 
construction. A homeowner’s association will be formed to provide maintenance of the access 
driveway, common utilities, stormwater management systems, and site amenities. 
 
The 3 story unit sizes will be equal and will consist of a garage at ground level and two-bedrooms.  The 
building height will meet the 35’ maximum height requirement.  The building design contemplates a 
modern Townhouse style architecture and will meet the Cottage Court standards.  The architectural 
plans for these units have been provided for review and comment. 
 
The residential development will be serviced by the municipal water and sanitary sewer infrastructure. 
A blanket easement will be provided to the City of Keene for the infrastructure on site, but does not 
obligate the City to maintain the utilities on site. The water and sewer infrastructure on site will be 
owned and maintained by the Condominium Association. The stormwater management will be 
constructed on site to mitigate storm runoff, provide treatment of runoff, and will be maintained by 
the homeowner’s association.  
 

Page 95 of 197



 
 
Masiello CUP & SPR        Page 2 
Tax Map Parcels 536-49, 50, 55, 56 
Elm St. Keene, NH              
 
The development will require two applications from the Planning Board; a Major Site Plan application, 
and the Cottage Court Conditional Use Permit (CUP). The development standards for all applications 
are outlined below with descriptions on how the standards are met.  
Cottage Court Overlay CUP Standards (Article 17.5.3 of the LDC): 
 

17.5.3.A Dwelling Unit Sizes: All units will meet the maximum of 900 footprint area with 660 SF 
per unit, and 1,250 S.F. in average gross floor area (average for the whole development). The 
unit size is listed on SP-1 sheet and uses the interior floor space for the calculation.   
17.5.3.B Parking:  There are no parking lots proposed for this site. Each dwelling unit can fit at 
least 1 space per driveway and an additional 1 space in a single-car garage in each unit (28 
spaces total).  
17.5.3.C Building Separation:  The buildings are separated to meet building and fire codes. 
There are four buildings to provide 14 Units total and the buildings are separated by 5 feet. This 
will require the exterior walls of the building to be fire rated construction.  
17.5.3.D Driveways:  The driveways will meet the requirements of this section. The main 
private drive will be 24’ wide with cape cod asphalt curbing. The driveways will be 10’ wide and 
a minimum of 22’ long. Access of emergency vehicles, such as a fire ladder truck, will be from 
Elm Street and Carroll Street.  
17.5.3.E Internal Roads:  The development will not have a “road” with a defined right-of-way. 
There will be a central driveway from Carroll to Elm Street with each units’ driveway off this 
central driveway.  
17.5.3.F Screening:  The proposed buildings will be screened from adjacent properties and the 
City Street. A proposed fence and a vegetated buffer are to be provided along road frontages of 
Elm Street and Carroll Street. A fence is proposed along the northern and southern property 
lines where residential homes abut the development. 
 

Site Development Standards (Article 21 of the LDC): 
 

21.2. 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 rainstorm runoff waters. The systems have been designed to match or reduce 
the stormwater runoff that exists on the undeveloped site for the 2, 10, 25, and 50 year storm 
events, as required by the City of Keene.  There are two stormwater bioretention basins located 
behind each building. These basins will treat water by utilizing landscaping, a filter media layer, 
and underdrains. The underdrains will tie into the City storm-drain systems in the streets.  
21.3 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 drip strips, established vegetation, and asphalt pavement.  
21.4 Snow Storage & Removal: Snow will be removed from the site during larger events. 
Smaller storms can be stored on the landscaped island between each driveway. A central 
striped island was created to allow for snow storage on both sides of the main driveway. 
21.5 Landscaping:  Landscaping will meet the City LDC standards and is provided along the 
driveway, front of the buildings and within the bioretention area.  Plantings around the 
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bioretention basins will provide landscaping features to the rear of the buildings.  As the 
individual driveways at each unit are not a standard parking lot layout, we are requesting that 
the Planning Board review and approve an Alternative Landscaping Plan for this development.  
21.6 Screening: The northern and southern boundary will have a solid fencing installed with 
some perimeter trees to provide screening to the residential abutting properties. The 
transformers for the development will be screened by shrubs.  
21.7 Lighting: All lighting will meet the City LDC standards and will not impact the public. Details 
are shown on the LT-1 Lighting Plan utilizing building mounted LED, full cut-off lights.  
21.8 Sewer & Water:  Sewer and water will be municipal services, which includes domestic 
water and sanitary sewer to each building.  There are sewer and water mains in both Carroll 
and Elm Street.  Upon review with the City Engineer, there is a central sewer trunk line 
proposed that will run into a pump station. The pump station will pump the sewer up to a 
gravity manhole prior to tying into the existing sewer manhole in Elm Street.   
21.9 Traffic & Access Management: Access will be off Elm Street and Carroll Street with a 
private drive, built to City Road standards. The estimated trip generation for the site is 81 
vehicle trip ends on a weekday (7 entering, 7 exiting). Estimated trip generation during 
weekday PM peak hour is 7.3 vehicle trips and weekday AM peak hour is 6.2 trips. The weekend 
Saturday trip ends is 79.4 trips. Based on the ITE Manual, the trip generation falls below the 100 
vehicles or more peak hour traffic volume at the intersection with Elm Street and/or Carroll 
Street.  We do not foresee this development having a negative impact on the function of Elm 
Street or require any improvements to the City Street.  The connection between Carroll and Elm 
Street will provide options for the tenants to enter/leave the site, thereby reducing traffic 
impacts that would otherwise be seen with one driveway curb cut. 
21.10 Filling & Excavation: The proposed grading will require filling in some areas and 
excavation in other areas. The materials used to fill on site, will be stock piled on the property. 
Select gravels and fill material for construction will need to be imported to the site. Any 
excavations within the City right-of-way will be outlined in the Excavation Permit with Keene 
Public Works.  The underlying soil quality will require pilings and grade beams to support the 
multi-story building.  The geotechnical engineer will outline this design as part of the building 
permit.  It is not anticipated that more than 50 trucks of material will be moved on/off site.  
21.11 Surface Waters & Wetlands: There are no wetlands or surface waters on the site.  
21.12 Hazardous & Toxic Materials: There are none associated with this project.  
21.13 Noise: Noise increase will be minimal for the residential use, consistent with abutters. 
21.14 Architecture & Visual Appearance: The architecture will be a townhouse style building 
with gabled roofs and first story garages.  The colors and tones of the siding will be neutral in 
color and fit in with similar buildings in the neighborhood and in the City. All of the homes in 
the surrounding neighborhood have gabled roofs and clapboard siding. There is a mix of wood 
clapboard siding and vinyl siding on the surrounding homes. The proposed buildings will have 
gabled roofs and vinyl clapboard siding that will be similar in appearance to these surrounding 
homes.  We believe that the visual appearance of the proposed buildings will fit in with the 
surrounding neighborhood and be an improvement to the aesthetics in the neighborhood. 
Please refer to the architectural plans for building details.  
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Planning Board Descriptive Narrative 
Elm and Carroll Street 

4.17.26 
 

Descriptive Narrative 
 
Existing / Proposed Uses: 
The four lots are located between Elm and Caroll streets is currently vacant.  This proposal is 
to develop the lot with 14 residential units that will be for sale. 

 
Description of Size / Intensity of Use: 
The four lots total approximately .8 acres.  The lot is located in the medium density district.  
The 14 proposed units being proposed utilizing the newly adopted Cottage Court overlay 
standards.  All lot coverage and frontage requirements are able to be met.  

 
Description of Proposed Development: 
This application proposes to develop a vacant lot to provide additional housing units. 

 
Traffic Impact: 
The proposed project will have limited impact on existing traffic patterns and will be consistent 
with the residential use of the neighborhood. 

 
Description of Parking Demand / Impact: 
All required parking for the new dwelling unit exists currently on site. Adjacent to existing 
dwelling unit there are two existing parking locations. No changes to existing curb cut are 
planned. 

 
Location of access points: 
Access to the proposed unit will be from the single existing driveway cut.   

 
Other Descriptive Information: 
This proposal is limited in scope and is consistent with the neighborhood.   

 
Drainage & Stormwater Management: 
There is minimal change being proposed to the lot.  The intent is to maintain current drainage 
patterns. 
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Sedimentation Control: 
Sedimentation control will continue to utilize existing structures. 

 
Snow Storage and Removal: 
Snow will be pushed adjacent to existing parking behind existing dwelling. 

 
Landscaping: 
Proposed landscaping will be consistent with the neighborhood.   

 
Screening: 
Trash receptacles will be located on the side of the structure, out of view from public 
roadways. Proposed screening will be achieved with landscaping, consistent with the 
neighborhood.  

 
Lighting: 
All exterior lighting will be residential in scale and used to light ingress and egress points. 

 
Water & Sewer: 
The proposed building will be tied to city water and sewer. 

 
Traffic & Access Management: 
There will be no need to manage access to the site given its residential use. 

 
Filling & Excavation: 
There will be no changes to the existing site. No filling or excavation are to take place. 

 
Surface Waters & Wetland: 
There are no wetlands on the site. 

 
Hazardous & Toxic Materials: 
There are no hazardous or toxic materials involved with this proposal. 

 
Noise: 
Noise impact from the proposed project will be minimal and consistent with adjacent 
residential uses.  

 
Architectural & Visual Appearance: 
The proposed buildings will be residential in use and is wood framed and have an exterior 
appearance, massing and detailing that is consistent with the neighborhood. 
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Index 
 
Narrative with Summary Tables 
Web Soil Survey 
Aerial Photograph 
Extreme Precipitation Table 
 
Drainage Analysis / Storm Water Management Report: 
Section 1.1 Existing Conditions – 2, 25 & 50 Storm Summary 
Section 1.2 Existing Conditions – 10 Year Storm Full Summary 
Section 2.1 Proposed Conditions – 2, 25 & 50 Storm Summary 
Section 2.2 Proposed Conditions – 10 Year Storm Full Summary 
 
Supplemental Data: 
Section 3.1 Inspection & Maintenance Manual 
Section 3.2            Drainage Area Plans 
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STORM WATER MANAGEMENT REPORT 
TAX MAP PARCELS 536, LOTS 49, 50, 55, 56 

ELM CITY COMMONS 
ELM & CARROLL STREETS 
KEENE, NEW HAMPSHIRE 

Prepared for: 
Christopher Masiello & Nuevo Transfers, LLC 

April 17, 2026 

 

I) INTRODUCTION 

The following are storm water drainage calculations for the proposed Elm City Commons Cottage 
Court Development on Tax Map 536, Lots 49, 50, 55, and 56 in Keene, NH. The proposal consists of 
developing these parcels located on Elm Street and Carroll Street, in a Cottage Court townhouse 
residential development with 14 dwelling units. The development will utilize a private central 
driveway with access to both Elm Street and Carroll Street.  This layout will provide condominium 
style ownership for future homeowners with a goal of providing much needed affordable, owner-
occupied housing. This project will disturb 30,000± square feet of area within the new boundary 
after merging the four building parcels.  The new area of the merged lot will be 0.746 Acres with a 
total of 372-feet of frontage. 
 
The purpose of this report is to analyze the qualitative and quantitative impacts of the proposed 
development. The objective of the proposed stormwater management system for this project is to 
mitigate any increases resulting from the proposed development and to meet the drainage 
guidelines set forth in the City of Keene’s Land Development Code. 
 

II) SITE DESCRIPTION (EXISTING) 

The subject property is currently an undeveloped area that consists of four (4) small building lots.  
There was a home on one of the lots that was demolished many years ago and the foundation 
removed. There are no wetlands on the parcels.  The site is a mix of gravel fill, old excavation holes, 
and is mostly vegetated in brush. NRCS soil survey maps indicated that the soils present on the 
property consists of Searsport Mucky Peat (15), Windsor Loamy Sand (26B), Monadnock Fine Sandy 
Loam (142C) and Ossipee Mucky Peat (495). The soils are a mix of Hydrologic Soil Group (HSG) “A” , 
HSG “B”, and HSG “D” soils.   
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III) METHODOLOGY 

The quantity of runoff and the conveyance of that flow through the site are determined using the 
software package HydroCAD r 10.0 by HydroCAD Software Solutions, LLC.  HydroCAD is a computer 
aided design program for modeling storm water hydrology based on the Soil Conservation Service 
(SCS) TR-20 method combined with standard hydraulics calculations used to model detention 
basins and culverts. 

Stormwater management systems and erosion control are designed in accordance with the 
methodology for the "Best Management Practices" (BMP’s), as outlined in the New Hampshire 
Storm Water Manual, Volume 2. 

 
IV) DRAINAGE DESIGN 

In accordance with the City of Keene LDC and the NHDES Alteration of Terrain, there will be no 
increase in the peak flow of surface runoff. In order to demonstrate this the two (2), ten (10), 
twenty-five (25) and fifty (50) year frequency storm events have been evaluated. These storm 
events have been analyzed to compare the Pre and Post-development peak flow rates for the site 
(see attached comparison table).  The stormwater model uses the 24-hour listed Extreme 
Precipitation Tables by Cornell University for the location of the site.  Those values are as follows: 

 

2 Year = 2.76 inches 10 Year = 3.98 inches 25 Year =4.92 inches 50 Year = 5.77 inches 

Pre-Development Drainage Conditions: 
 
As can be seen on the Pre-Development drainage plan, the property drains toward the northern 
boundary and ultimately to Elm Street’s closed drainage system, modeled as observation point 
(OP1). The subcatchment, E1S, consists of the entire proposed development area and outlines the 
flow towards the northern boundary and Elm Street. The property has historically been used for 
residential homes, although the homes were removed many years ago and the land left vacant. 
There are some trees along the southern boundary and mostly brush on the remainder of the lot.  

 
Post-Development Drainage Conditions: 

As can be seen on the Post-Development Drainage Plan, the proposed drainage flows from the site 
and ultimately into the Elm Street closed drainage system, defined as Observation Point 1 (OP1).  
The proposed site has been graded to low points near the intersections of both driveways.  The 
driveway is crowned and will direct runoff into pavement flumes and grass swales at each end of 
the buildings.  The grass swales will direct the water to the bioretention basins at the rear of each 
building, along the southern and northern boundaries.  The bioretention basins will utilize 
landscaping and a filter layer to provide treatment of the stormwater while having volume above 
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the filter media to handle the 50 year storm event without overtopping.  The bioretention basins 
will have underdrains tied into a catch basin outlet structure. The outlet structures will have raised 
outlet culverts, that are elevated slightly above the underdrain elevations.  The outlet structures 
will be tied into the existing catch basins in Elm Street at CB 1010 and CB 1009.  The rear building 
roof runoff will be captured via stone drip strips.  The drip strips will reduce velocity, prevent 
splashing of water/loam onto the building, and allow for some infiltration of stormwater.  

V) SUMMARY 

The intent of the stormwater management system for this project is to address the qualitative and 
quantitative aspects of the stormwater runoff so that there are no downstream adverse impacts 
created by the project. The proposed development will result in no increase in stormwater flow to 
the observation point due to the site improvements. 

The net result is that new paved areas and building roofs will receive qualitative treatment and that 
due to the proposed Stormwater BMPs there will be no increase in the peak rates of runoff leaving 
the site.  This will be achieved by constructing four (4) pavement flumes, four (4) grass treatment 
swales, two (2) stone drip strips, and two (2) bioretention basins.  

The following table is a summary of the attached calculations and show a comparison of the peak 
flow rates at the observation points for the site. The values presented are based on pre- and post-
development conditions. 

 

Table 1.1: Peak Flow Rates (CFS) and Volume (AF) Offsite to ELM STREET - OP1 

STORM FREQUENCY PRE-DEV. RUNOFF 
(CFS / AF) 

POST-DEV. RUNOFF 
(CFS / AF) 

CHANGE      
(CFS / AF) 

2-YEAR 0.21 / 0.036 0.24 / 0.074 +0.03 / +0.038 

10-YEAR 0.53 / 0.082 0.40 / 0.126 -0.13 / +0.044 

25-YEAR* 0.82 / 0.123 0.48/ 0.169 -0.34 / +0.046 

50-YEAR 1.10 / 0.163 0.90 / 0.209 -0.20 / +0.046 

*25 YEAR STORM EVENT IS REQUIRED BY THE CITY OF KEENE LDC STANDARDS 
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Existing Conditions 

2, 25 & 50 Year Storm Summary  
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E1S

LOT

OP1

ELM STREET

Routing Diagram for 4200.00_PRE_DEV
Prepared by Fieldstone Land Consultants,  Printed 4/16/2026

HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Type III 24-hr  2 Year Storm Rainfall=2.76"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 2HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=32,494 sf   0.00% Impervious   Runoff Depth=0.59"Subcatchment E1S: LOT
   Flow Length=228'   Tc=41.0 min   CN=70   Runoff=0.21 cfs  0.036 af

   Inflow=0.21 cfs  0.036 afLink OP1: ELM STREET
   Primary=0.21 cfs  0.036 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.036 af   Average Runoff Depth = 0.59"
100.00% Pervious = 0.746 ac     0.00% Impervious = 0.000 ac
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Type III 24-hr  25 Year Storm Rainfall=4.92"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 3HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=32,494 sf   0.00% Impervious   Runoff Depth=1.98"Subcatchment E1S: LOT
   Flow Length=228'   Tc=41.0 min   CN=70   Runoff=0.82 cfs  0.123 af

   Inflow=0.82 cfs  0.123 afLink OP1: ELM STREET
   Primary=0.82 cfs  0.123 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.123 af   Average Runoff Depth = 1.98"
100.00% Pervious = 0.746 ac     0.00% Impervious = 0.000 ac
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Type III 24-hr  50 Year Storm Rainfall=5.77"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 4HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=32,494 sf   0.00% Impervious   Runoff Depth=2.62"Subcatchment E1S: LOT
   Flow Length=228'   Tc=41.0 min   CN=70   Runoff=1.10 cfs  0.163 af

   Inflow=1.10 cfs  0.163 afLink OP1: ELM STREET
   Primary=1.10 cfs  0.163 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.163 af   Average Runoff Depth = 2.62"
100.00% Pervious = 0.746 ac     0.00% Impervious = 0.000 ac
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4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 1HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.023 30 Brush, Good, HSG A  (E1S)
0.198 48 Brush, Good, HSG B  (E1S)
0.354 73 Brush, Good, HSG D  (E1S)
0.009 96 Gravel surface, HSG B  (E1S)
0.163 96 Gravel surface, HSG D  (E1S)

0.746 70 TOTAL AREA
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4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 2HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.023 HSG A E1S
0.207 HSG B E1S
0.000 HSG C
0.517 HSG D E1S
0.000 Other

0.746 TOTAL AREA
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Type III 24-hr  10 Year Storm Rainfall=3.98"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 3HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=32,494 sf   0.00% Impervious   Runoff Depth=1.32"Subcatchment E1S: LOT
   Flow Length=228'   Tc=41.0 min   CN=70   Runoff=0.53 cfs  0.082 af

   Inflow=0.53 cfs  0.082 afLink OP1: ELM STREET
   Primary=0.53 cfs  0.082 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.082 af   Average Runoff Depth = 1.32"
100.00% Pervious = 0.746 ac     0.00% Impervious = 0.000 ac
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Type III 24-hr  10 Year Storm Rainfall=3.98"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 4HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Summary for Subcatchment E1S: LOT

Runoff = 0.53 cfs @ 12.62 hrs,  Volume= 0.082 af,  Depth= 1.32"
     Routed to Link OP1 : ELM STREET

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
981 30 Brush, Good, HSG A
385 96 Gravel surface, HSG B

8,622 48 Brush, Good, HSG B
6,560 96 Gravel surface, HSG D

538 96 Gravel surface, HSG D
15,408 73 Brush, Good, HSG D
32,494 70 Weighted Average
32,494 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)
34.2 100 0.0300 0.05 Sheet Flow, A-B

Woods: Dense underbrush   n= 0.800   P2= 2.76"
6.8 128 0.0039 0.31 Shallow Concentrated Flow, B-C

Woodland   Kv= 5.0 fps
41.0 228 Total

Subcatchment E1S: LOT

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=32,494 sf
Runoff Volume=0.082 af

Runoff Depth=1.32"
Flow Length=228'

Tc=41.0 min
CN=70

0.53 cfs
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Type III 24-hr  10 Year Storm Rainfall=3.98"4200.00_PRE_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 5HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Summary for Link OP1: ELM STREET

Inflow Area = 0.746 ac, 0.00% Impervious,  Inflow Depth = 1.32"    for  10 Year Storm event
Inflow = 0.53 cfs @ 12.62 hrs,  Volume= 0.082 af
Primary = 0.53 cfs @ 12.62 hrs,  Volume= 0.082 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs

Link OP1: ELM STREET

Inflow
Primary

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210
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Inflow Area=0.746 ac
0.53 cfs

0.53 cfs
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2, 25, & 50 Year Storm Summary 
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1S

TO 1R

2S

TO 2R

3S

TO 3R

4S

TO 4R

5S

HALF OF ROOFS

6S

TO 1P

7S

HALF OF ROOFS

8S

TO 2P

1R

CV1

2R

CV2

3R

CV3

4R

CV4

1P

RAIN GARDEN 1

2P

RAIN GARDEN 2

3P

DRIP STRIPS 1

4P

DRIP STRIPS 2

OP1

ELM STREET

Routing Diagram for 4200.00_POST_DEV
Prepared by Fieldstone Land Consultants,  Printed 4/16/2026

HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Subcat Reach Pond Link
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Type III 24-hr  2 Year Storm Rainfall=2.76"4200.00_POST_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 2HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=3,596 sf   83.37% Impervious   Runoff Depth=2.03"Subcatchment 1S: TO 1R
   Tc=6.0 min   CN=93   Runoff=0.19 cfs  0.014 af

Runoff Area=3,740 sf   83.56% Impervious   Runoff Depth=2.22"Subcatchment 2S: TO 2R
   Tc=6.0 min   CN=95   Runoff=0.21 cfs  0.016 af

Runoff Area=3,485 sf   82.73% Impervious   Runoff Depth=2.22"Subcatchment 3S: TO 3R
   Tc=6.0 min   CN=95   Runoff=0.20 cfs  0.015 af

Runoff Area=3,628 sf   83.85% Impervious   Runoff Depth=2.22"Subcatchment 4S: TO 4R
   Tc=6.0 min   CN=95   Runoff=0.21 cfs  0.015 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=2.53"Subcatchment 5S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.14 cfs  0.011 af

Runoff Area=6,620 sf   0.48% Impervious   Runoff Depth=0.47"Subcatchment 6S: TO 1P
   Tc=6.0 min   CN=67   Runoff=0.06 cfs  0.006 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=2.53"Subcatchment 7S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.14 cfs  0.011 af

Runoff Area=6,950 sf   0.46% Impervious   Runoff Depth=0.71"Subcatchment 8S: TO 2P
   Tc=6.0 min   UI Adjusted CN=73   Runoff=0.12 cfs  0.009 af

Avg. Flow Depth=0.21'   Max Vel=1.42 fps   Inflow=0.19 cfs  0.014 afReach 1R: CV1
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.19 cfs  0.014 af

Avg. Flow Depth=0.22'   Max Vel=1.46 fps   Inflow=0.21 cfs  0.016 afReach 2R: CV2
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.21 cfs  0.016 af

Avg. Flow Depth=0.27'   Max Vel=0.89 fps   Inflow=0.20 cfs  0.015 afReach 3R: CV3
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.20 cfs  0.015 af

Avg. Flow Depth=0.27'   Max Vel=0.90 fps   Inflow=0.21 cfs  0.015 afReach 4R: CV4
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.20 cfs  0.015 af

Peak Elev=495.84'  Storage=410 cf   Inflow=0.45 cfs  0.035 afPond 1P: RAIN GARDEN 1
   Outflow=0.11 cfs  0.035 af

Peak Elev=496.25'  Storage=493 cf   Inflow=0.53 cfs  0.040 afPond 2P: RAIN GARDEN 2
   Outflow=0.13 cfs  0.039 af

Peak Elev=496.38'  Storage=87 cf   Inflow=0.14 cfs  0.011 afPond 3P: DRIP STRIPS 1
   Outflow=0.04 cfs  0.011 af

Peak Elev=496.38'  Storage=87 cf   Inflow=0.14 cfs  0.011 afPond 4P: DRIP STRIPS 2
   Outflow=0.04 cfs  0.011 af
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Type III 24-hr  2 Year Storm Rainfall=2.76"4200.00_POST_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 3HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

   Inflow=0.24 cfs  0.074 afLink OP1: ELM STREET
   Primary=0.24 cfs  0.074 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.097 af   Average Runoff Depth = 1.56"
48.96% Pervious = 0.365 ac     51.04% Impervious = 0.381 ac
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Type III 24-hr  25 year storm Rainfall=4.92"4200.00_POST_DEV
  Printed  4/16/2026Prepared by Fieldstone Land Consultants

Page 4HydroCAD® 10.10-6a  s/n 06037  © 2020 HydroCAD Software Solutions LLC

Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=3,596 sf   83.37% Impervious   Runoff Depth=4.12"Subcatchment 1S: TO 1R
   Tc=6.0 min   CN=93   Runoff=0.38 cfs  0.028 af

Runoff Area=3,740 sf   83.56% Impervious   Runoff Depth=4.34"Subcatchment 2S: TO 2R
   Tc=6.0 min   CN=95   Runoff=0.40 cfs  0.031 af

Runoff Area=3,485 sf   82.73% Impervious   Runoff Depth=4.34"Subcatchment 3S: TO 3R
   Tc=6.0 min   CN=95   Runoff=0.37 cfs  0.029 af

Runoff Area=3,628 sf   83.85% Impervious   Runoff Depth=4.34"Subcatchment 4S: TO 4R
   Tc=6.0 min   CN=95   Runoff=0.39 cfs  0.030 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=4.68"Subcatchment 5S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.25 cfs  0.020 af

Runoff Area=6,620 sf   0.48% Impervious   Runoff Depth=1.75"Subcatchment 6S: TO 1P
   Tc=6.0 min   CN=67   Runoff=0.30 cfs  0.022 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=4.68"Subcatchment 7S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.25 cfs  0.020 af

Runoff Area=6,950 sf   0.46% Impervious   Runoff Depth=2.22"Subcatchment 8S: TO 2P
   Tc=6.0 min   UI Adjusted CN=73   Runoff=0.41 cfs  0.029 af

Avg. Flow Depth=0.27'   Max Vel=1.68 fps   Inflow=0.38 cfs  0.028 afReach 1R: CV1
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.37 cfs  0.028 af

Avg. Flow Depth=0.28'   Max Vel=1.71 fps   Inflow=0.40 cfs  0.031 afReach 2R: CV2
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.40 cfs  0.031 af

Avg. Flow Depth=0.34'   Max Vel=1.04 fps   Inflow=0.37 cfs  0.029 afReach 3R: CV3
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.37 cfs  0.029 af

Avg. Flow Depth=0.35'   Max Vel=1.06 fps   Inflow=0.39 cfs  0.030 afReach 4R: CV4
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.39 cfs  0.030 af

Peak Elev=497.52'  Storage=1,100 cf   Inflow=1.06 cfs  0.081 afPond 1P: RAIN GARDEN 1
   Outflow=0.22 cfs  0.081 af

Peak Elev=497.66'  Storage=1,232 cf   Inflow=1.18 cfs  0.089 afPond 2P: RAIN GARDEN 2
   Outflow=0.25 cfs  0.088 af

Peak Elev=496.96'  Storage=222 cf   Inflow=0.25 cfs  0.020 afPond 3P: DRIP STRIPS 1
   Outflow=0.05 cfs  0.020 af

Peak Elev=496.96'  Storage=222 cf   Inflow=0.25 cfs  0.020 afPond 4P: DRIP STRIPS 2
   Outflow=0.05 cfs  0.020 af
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   Inflow=0.48 cfs  0.169 afLink OP1: ELM STREET
   Primary=0.48 cfs  0.169 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.210 af   Average Runoff Depth = 3.38"
48.96% Pervious = 0.365 ac     51.04% Impervious = 0.381 ac
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Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=3,596 sf   83.37% Impervious   Runoff Depth=4.96"Subcatchment 1S: TO 1R
   Tc=6.0 min   CN=93   Runoff=0.45 cfs  0.034 af

Runoff Area=3,740 sf   83.56% Impervious   Runoff Depth=5.18"Subcatchment 2S: TO 2R
   Tc=6.0 min   CN=95   Runoff=0.47 cfs  0.037 af

Runoff Area=3,485 sf   82.73% Impervious   Runoff Depth=5.18"Subcatchment 3S: TO 3R
   Tc=6.0 min   CN=95   Runoff=0.44 cfs  0.035 af

Runoff Area=3,628 sf   83.85% Impervious   Runoff Depth=5.18"Subcatchment 4S: TO 4R
   Tc=6.0 min   CN=95   Runoff=0.46 cfs  0.036 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=5.53"Subcatchment 5S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.29 cfs  0.024 af

Runoff Area=6,620 sf   0.48% Impervious   Runoff Depth=2.36"Subcatchment 6S: TO 1P
   Tc=6.0 min   CN=67   Runoff=0.41 cfs  0.030 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=5.53"Subcatchment 7S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.29 cfs  0.024 af

Runoff Area=6,950 sf   0.46% Impervious   Runoff Depth=2.90"Subcatchment 8S: TO 2P
   Tc=6.0 min   UI Adjusted CN=73   Runoff=0.54 cfs  0.039 af

Avg. Flow Depth=0.29'   Max Vel=1.76 fps   Inflow=0.45 cfs  0.034 afReach 1R: CV1
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.44 cfs  0.034 af

Avg. Flow Depth=0.30'   Max Vel=1.79 fps   Inflow=0.47 cfs  0.037 afReach 2R: CV2
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.47 cfs  0.037 af

Avg. Flow Depth=0.37'   Max Vel=1.09 fps   Inflow=0.44 cfs  0.035 afReach 3R: CV3
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.44 cfs  0.035 af

Avg. Flow Depth=0.37'   Max Vel=1.10 fps   Inflow=0.46 cfs  0.036 afReach 4R: CV4
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.46 cfs  0.036 af

Peak Elev=497.73'  Storage=1,372 cf   Inflow=1.31 cfs  0.100 afPond 1P: RAIN GARDEN 1
   Outflow=0.39 cfs  0.100 af

Peak Elev=497.76'  Storage=1,356 cf   Inflow=1.45 cfs  0.110 afPond 2P: RAIN GARDEN 2
   Outflow=0.63 cfs  0.109 af

Peak Elev=497.21'  Storage=278 cf   Inflow=0.29 cfs  0.024 afPond 3P: DRIP STRIPS 1
   Outflow=0.06 cfs  0.024 af

Peak Elev=497.21'  Storage=278 cf   Inflow=0.29 cfs  0.024 afPond 4P: DRIP STRIPS 2
   Outflow=0.06 cfs  0.024 af
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   Inflow=0.90 cfs  0.209 afLink OP1: ELM STREET
   Primary=0.90 cfs  0.209 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.257 af   Average Runoff Depth = 4.14"
48.96% Pervious = 0.365 ac     51.04% Impervious = 0.381 ac
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Area Listing (all nodes)

Area
(acres)

CN Description
(subcatchment-numbers)

0.023 39 >75% Grass cover, Good, HSG A  (8S)
0.118 61 >75% Grass cover, Good, HSG B  (1S, 6S, 8S)
0.225 80 >75% Grass cover, Good, HSG D  (1S, 2S, 3S, 4S, 6S, 8S)
0.000 98 Paved parking, HSG B  (6S)
0.064 98 Paved parking, HSG D  (2S)
0.033 98 Roofs, HSG B  (5S)
0.070 98 Roofs, HSG D  (5S, 7S)
0.056 98 Unconnected pavement, HSG B  (1S, 2S, 4S, 8S)
0.157 98 Unconnected pavement, HSG D  (1S, 3S, 4S, 6S, 8S)

0.746 85 TOTAL AREA
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Soil Listing (all nodes)

Area
(acres)

Soil
Group

Subcatchment
Numbers

0.023 HSG A 8S
0.207 HSG B 1S, 2S, 4S, 5S, 6S, 8S
0.000 HSG C
0.516 HSG D 1S, 2S, 3S, 4S, 5S, 6S, 7S, 8S
0.000 Other

0.746 TOTAL AREA
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Time span=0.00-35.00 hrs, dt=0.01 hrs, 3501 points x 3
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Dyn-Stor-Ind method  -  Pond routing by Dyn-Stor-Ind method

Runoff Area=3,596 sf   83.37% Impervious   Runoff Depth=3.20"Subcatchment 1S: TO 1R
   Tc=6.0 min   CN=93   Runoff=0.30 cfs  0.022 af

Runoff Area=3,740 sf   83.56% Impervious   Runoff Depth=3.41"Subcatchment 2S: TO 2R
   Tc=6.0 min   CN=95   Runoff=0.32 cfs  0.024 af

Runoff Area=3,485 sf   82.73% Impervious   Runoff Depth=3.41"Subcatchment 3S: TO 3R
   Tc=6.0 min   CN=95   Runoff=0.30 cfs  0.023 af

Runoff Area=3,628 sf   83.85% Impervious   Runoff Depth=3.41"Subcatchment 4S: TO 4R
   Tc=6.0 min   CN=95   Runoff=0.31 cfs  0.024 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=3.75"Subcatchment 5S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.20 cfs  0.016 af

Runoff Area=6,620 sf   0.48% Impervious   Runoff Depth=1.13"Subcatchment 6S: TO 1P
   Tc=6.0 min   CN=67   Runoff=0.19 cfs  0.014 af

Runoff Area=2,236 sf   100.00% Impervious   Runoff Depth=3.75"Subcatchment 7S: HALF OF ROOFS
   Tc=6.0 min   CN=98   Runoff=0.20 cfs  0.016 af

Runoff Area=6,950 sf   0.46% Impervious   Runoff Depth=1.51"Subcatchment 8S: TO 2P
   Tc=6.0 min   UI Adjusted CN=73   Runoff=0.28 cfs  0.020 af

Avg. Flow Depth=0.25'   Max Vel=1.59 fps   Inflow=0.30 cfs  0.022 afReach 1R: CV1
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.29 cfs  0.022 af

Avg. Flow Depth=0.26'   Max Vel=1.62 fps   Inflow=0.32 cfs  0.024 afReach 2R: CV2
n=0.030   L=62.0'   S=0.0177 '/'   Capacity=12.04 cfs   Outflow=0.32 cfs  0.024 af

Avg. Flow Depth=0.32'   Max Vel=0.99 fps   Inflow=0.30 cfs  0.023 afReach 3R: CV3
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.29 cfs  0.023 af

Avg. Flow Depth=0.32'   Max Vel=1.00 fps   Inflow=0.31 cfs  0.024 afReach 4R: CV4
n=0.030   L=60.0'   S=0.0050 '/'   Capacity=6.39 cfs   Outflow=0.31 cfs  0.024 af

Peak Elev=497.18'  Storage=779 cf   Inflow=0.79 cfs  0.060 afPond 1P: RAIN GARDEN 1
   Outflow=0.19 cfs  0.060 af

Peak Elev=497.32'  Storage=875 cf   Inflow=0.89 cfs  0.067 afPond 2P: RAIN GARDEN 2
   Outflow=0.22 cfs  0.066 af

Peak Elev=496.70'  Storage=161 cf   Inflow=0.20 cfs  0.016 afPond 3P: DRIP STRIPS 1
   Outflow=0.05 cfs  0.016 af

Peak Elev=496.70'  Storage=161 cf   Inflow=0.20 cfs  0.016 afPond 4P: DRIP STRIPS 2
   Outflow=0.05 cfs  0.016 af
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   Inflow=0.40 cfs  0.126 afLink OP1: ELM STREET
   Primary=0.40 cfs  0.126 af

Total Runoff Area = 0.746 ac   Runoff Volume = 0.159 af   Average Runoff Depth = 2.56"
48.96% Pervious = 0.365 ac     51.04% Impervious = 0.381 ac
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Summary for Subcatchment 1S: TO 1R

Runoff = 0.30 cfs @ 12.08 hrs,  Volume= 0.022 af,  Depth= 3.20"
     Routed to Reach 1R : CV1

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
233 80 >75% Grass cover, Good, HSG D
365 61 >75% Grass cover, Good, HSG B
909 98 Unconnected pavement, HSG D

2,089 98 Unconnected pavement, HSG B
3,596 93 Weighted Average

598 16.63% Pervious Area
2,998 83.37% Impervious Area
2,998 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 1S: TO 1R

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.32

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=3,596 sf
Runoff Volume=0.022 af

Runoff Depth=3.20"
Tc=6.0 min

CN=93

0.30 cfs
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Summary for Subcatchment 2S: TO 2R

Runoff = 0.32 cfs @ 12.08 hrs,  Volume= 0.024 af,  Depth= 3.41"
     Routed to Reach 2R : CV2

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
322 98 Unconnected pavement, HSG B
615 80 >75% Grass cover, Good, HSG D

2,803 98 Paved parking, HSG D
3,740 95 Weighted Average

615 16.44% Pervious Area
3,125 83.56% Impervious Area

322 10.30% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 2S: TO 2R

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.34

0.32

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=3,740 sf
Runoff Volume=0.024 af

Runoff Depth=3.41"
Tc=6.0 min

CN=95

0.32 cfs
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Summary for Subcatchment 3S: TO 3R

Runoff = 0.30 cfs @ 12.08 hrs,  Volume= 0.023 af,  Depth= 3.41"
     Routed to Reach 3R : CV3

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
602 80 >75% Grass cover, Good, HSG D

2,883 98 Unconnected pavement, HSG D
3,485 95 Weighted Average

602 17.27% Pervious Area
2,883 82.73% Impervious Area
2,883 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 3S: TO 3R

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.32

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=3,485 sf
Runoff Volume=0.023 af

Runoff Depth=3.41"
Tc=6.0 min

CN=95

0.30 cfs
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Summary for Subcatchment 4S: TO 4R

Runoff = 0.31 cfs @ 12.08 hrs,  Volume= 0.024 af,  Depth= 3.41"
     Routed to Reach 4R : CV4

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
586 80 >75% Grass cover, Good, HSG D

3,022 98 Unconnected pavement, HSG D
20 98 Unconnected pavement, HSG B

3,628 95 Weighted Average
586 16.15% Pervious Area

3,042 83.85% Impervious Area
3,042 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 4S: TO 4R

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.34

0.32

0.3

0.28

0.26

0.24

0.22

0.2

0.18

0.16

0.14

0.12

0.1

0.08

0.06

0.04

0.02

0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=3,628 sf
Runoff Volume=0.024 af

Runoff Depth=3.41"
Tc=6.0 min

CN=95

0.31 cfs
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Summary for Subcatchment 5S: HALF OF ROOFS

Runoff = 0.20 cfs @ 12.08 hrs,  Volume= 0.016 af,  Depth= 3.75"
     Routed to Pond 3P : DRIP STRIPS 1

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
1,421 98 Roofs, HSG B

815 98 Roofs, HSG D
2,236 98 Weighted Average
2,236 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 5S: HALF OF ROOFS

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.22
0.21

0.2

0.19
0.18
0.17
0.16

0.15
0.14
0.13

0.12
0.11

0.1
0.09

0.08
0.07
0.06

0.05
0.04
0.03
0.02

0.01
0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=2,236 sf
Runoff Volume=0.016 af

Runoff Depth=3.75"
Tc=6.0 min

CN=98

0.20 cfs
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Summary for Subcatchment 6S: TO 1P

Runoff = 0.19 cfs @ 12.10 hrs,  Volume= 0.014 af,  Depth= 1.13"
     Routed to Pond 1P : RAIN GARDEN 1

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
4,486 61 >75% Grass cover, Good, HSG B

16 98 Paved parking, HSG B
16 98 Unconnected pavement, HSG D

2,102 80 >75% Grass cover, Good, HSG D
6,620 67 Weighted Average
6,588 99.52% Pervious Area

32 0.48% Impervious Area
16 50.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 6S: TO 1P

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.2

0.19

0.18

0.17

0.16

0.15

0.14

0.13

0.12

0.11

0.1

0.09

0.08

0.07

0.06

0.05

0.04

0.03

0.02

0.01

0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=6,620 sf
Runoff Volume=0.014 af

Runoff Depth=1.13"
Tc=6.0 min

CN=67

0.19 cfs
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Summary for Subcatchment 7S: HALF OF ROOFS

Runoff = 0.20 cfs @ 12.08 hrs,  Volume= 0.016 af,  Depth= 3.75"
     Routed to Pond 4P : DRIP STRIPS 2

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Description
2,236 98 Roofs, HSG D
2,236 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 7S: HALF OF ROOFS

Runoff

Hydrograph

Time  (hours)
35343332313029282726252423222120191817161514131211109876543210

F
lo

w
  (

cf
s)

0.22
0.21

0.2

0.19
0.18
0.17
0.16

0.15
0.14
0.13

0.12
0.11

0.1
0.09

0.08
0.07
0.06

0.05
0.04
0.03
0.02

0.01
0

Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=2,236 sf
Runoff Volume=0.016 af

Runoff Depth=3.75"
Tc=6.0 min

CN=98

0.20 cfs
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Summary for Subcatchment 8S: TO 2P

Runoff = 0.28 cfs @ 12.09 hrs,  Volume= 0.020 af,  Depth= 1.51"
     Routed to Pond 2P : RAIN GARDEN 2

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs
Type III 24-hr  10 Year Storm Rainfall=3.98"

Area (sf) CN Adj Description
16 98 Unconnected pavement, HSG B

278 61 >75% Grass cover, Good, HSG B
981 39 >75% Grass cover, Good, HSG A

16 98 Unconnected pavement, HSG D
5,659 80 >75% Grass cover, Good, HSG D
6,950 74 73 Weighted Average, UI Adjusted
6,918 99.54% Pervious Area

32 0.46% Impervious Area
32 100.00% Unconnected

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, DIRECT

Subcatchment 8S: TO 2P

Runoff

Hydrograph

Time  (hours)
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Type III 24-hr
10 Year Storm Rainfall=3.98"

Runoff Area=6,950 sf
Runoff Volume=0.020 af

Runoff Depth=1.51"
Tc=6.0 min

UI Adjusted CN=73

0.28 cfs
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Summary for Reach 1R: CV1

Inflow Area = 0.083 ac, 83.37% Impervious,  Inflow Depth = 3.20"    for  10 Year Storm event
Inflow = 0.30 cfs @ 12.08 hrs,  Volume= 0.022 af
Outflow = 0.29 cfs @ 12.09 hrs,  Volume= 0.022 af,  Atten= 1%,  Lag= 0.5 min
     Routed to Pond 1P : RAIN GARDEN 1

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Max. Velocity= 1.59 fps,  Min. Travel Time= 0.7 min
Avg. Velocity = 0.61 fps,  Avg. Travel Time= 1.7 min

Peak Storage= 11 cf @ 12.09 hrs
Average Depth at Peak Storage= 0.25' , Surface Width= 1.49'
Bank-Full Depth= 1.00'  Flow Area= 3.0 sf,  Capacity= 12.04 cfs

0.00'  x  1.00'  deep channel,  n= 0.030  Earth, grassed & winding
Side Slope Z-value= 3.0 '/'   Top Width= 6.00'
Length= 62.0'   Slope= 0.0177 '/'
Inlet Invert= 499.10',  Outlet Invert= 498.00'

Reach 1R: CV1

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=0.083 ac
Avg. Flow Depth=0.25'

Max Vel=1.59 fps
n=0.030
L=62.0'

S=0.0177 '/'
Capacity=12.04 cfs

0.30 cfs
0.29 cfs
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Summary for Reach 2R: CV2

Inflow Area = 0.086 ac, 83.56% Impervious,  Inflow Depth = 3.41"    for  10 Year Storm event
Inflow = 0.32 cfs @ 12.08 hrs,  Volume= 0.024 af
Outflow = 0.32 cfs @ 12.09 hrs,  Volume= 0.024 af,  Atten= 0%,  Lag= 0.5 min
     Routed to Pond 2P : RAIN GARDEN 2

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Max. Velocity= 1.62 fps,  Min. Travel Time= 0.6 min
Avg. Velocity = 0.62 fps,  Avg. Travel Time= 1.7 min

Peak Storage= 12 cf @ 12.09 hrs
Average Depth at Peak Storage= 0.26' , Surface Width= 1.54'
Bank-Full Depth= 1.00'  Flow Area= 3.0 sf,  Capacity= 12.04 cfs

0.00'  x  1.00'  deep channel,  n= 0.030
Side Slope Z-value= 3.0 '/'   Top Width= 6.00'
Length= 62.0'   Slope= 0.0177 '/'
Inlet Invert= 499.10',  Outlet Invert= 498.00'

Reach 2R: CV2

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=0.086 ac
Avg. Flow Depth=0.26'

Max Vel=1.62 fps
n=0.030
L=62.0'

S=0.0177 '/'
Capacity=12.04 cfs

0.32 cfs
0.32 cfs
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Summary for Reach 3R: CV3

Inflow Area = 0.080 ac, 82.73% Impervious,  Inflow Depth = 3.41"    for  10 Year Storm event
Inflow = 0.30 cfs @ 12.08 hrs,  Volume= 0.023 af
Outflow = 0.29 cfs @ 12.10 hrs,  Volume= 0.023 af,  Atten= 1%,  Lag= 0.8 min
     Routed to Pond 2P : RAIN GARDEN 2

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Max. Velocity= 0.99 fps,  Min. Travel Time= 1.0 min
Avg. Velocity = 0.38 fps,  Avg. Travel Time= 2.6 min

Peak Storage= 18 cf @ 12.10 hrs
Average Depth at Peak Storage= 0.32' , Surface Width= 1.89'
Bank-Full Depth= 1.00'  Flow Area= 3.0 sf,  Capacity= 6.39 cfs

0.00'  x  1.00'  deep channel,  n= 0.030
Side Slope Z-value= 3.0 '/'   Top Width= 6.00'
Length= 60.0'   Slope= 0.0050 '/'
Inlet Invert= 498.30',  Outlet Invert= 498.00'

Reach 3R: CV3

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=0.080 ac
Avg. Flow Depth=0.32'

Max Vel=0.99 fps
n=0.030
L=60.0'

S=0.0050 '/'
Capacity=6.39 cfs

0.30 cfs
0.29 cfs
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Summary for Reach 4R: CV4

Inflow Area = 0.083 ac, 83.85% Impervious,  Inflow Depth = 3.41"    for  10 Year Storm event
Inflow = 0.31 cfs @ 12.08 hrs,  Volume= 0.024 af
Outflow = 0.31 cfs @ 12.10 hrs,  Volume= 0.024 af,  Atten= 1%,  Lag= 0.8 min
     Routed to Pond 1P : RAIN GARDEN 1

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Max. Velocity= 1.00 fps,  Min. Travel Time= 1.0 min
Avg. Velocity = 0.38 fps,  Avg. Travel Time= 2.6 min

Peak Storage= 18 cf @ 12.10 hrs
Average Depth at Peak Storage= 0.32' , Surface Width= 1.92'
Bank-Full Depth= 1.00'  Flow Area= 3.0 sf,  Capacity= 6.39 cfs

0.00'  x  1.00'  deep channel,  n= 0.030
Side Slope Z-value= 3.0 '/'   Top Width= 6.00'
Length= 60.0'   Slope= 0.0050 '/'
Inlet Invert= 498.30',  Outlet Invert= 498.00'

Reach 4R: CV4

Inflow
Outflow

Hydrograph

Time  (hours)
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Inflow Area=0.083 ac
Avg. Flow Depth=0.32'

Max Vel=1.00 fps
n=0.030
L=60.0'

S=0.0050 '/'
Capacity=6.39 cfs

0.31 cfs
0.31 cfs
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Summary for Pond 1P: RAIN GARDEN 1

Inflow Area = 0.369 ac, 51.67% Impervious,  Inflow Depth = 1.95"    for  10 Year Storm event
Inflow = 0.79 cfs @ 12.10 hrs,  Volume= 0.060 af
Outflow = 0.19 cfs @ 12.51 hrs,  Volume= 0.060 af,  Atten= 76%,  Lag= 24.8 min
Primary = 0.19 cfs @ 12.51 hrs,  Volume= 0.060 af
     Routed to Link OP1 : ELM STREET

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 497.18' @ 12.51 hrs   Surf.Area= 1,844 sf   Storage= 779 cf
Flood Elev= 498.00'   Surf.Area= 2,800 sf   Storage= 1,790 cf

Plug-Flow detention time= 46.0 min calculated for 0.060 af (100% of inflow)
Center-of-Mass det. time= 46.0 min ( 848.5 - 802.5 )

Volume Invert Avail.Storage Storage Description
#1 497.00' 1,128 cf Basin (Prismatic) Listed below (Recalc)
#2 494.25' 600 cf Sand (Prismatic) Listed below (Recalc)

1,499 cf Overall  x 40.0% Voids
#3 493.75' 63 cf Stone (Prismatic) Listed below (Recalc)

156 cf Overall  x 40.0% Voids
1,790 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

497.00 545 0 0
498.00 1,710 1,128 1,128

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

494.25 545 0 0
497.00 545 1,499 1,499

Elevation Surf.Area Inc.Store Cum.Store
(feet) (sq-ft) (cubic-feet) (cubic-feet)

493.75 80 0 0
494.25 545 156 156

Device Routing     Invert Outlet Devices
#1 Device 2 493.75' 3.000 in/hr Exfiltration over Surface area   

Conductivity to Groundwater Elevation = 490.00'     Phase-In= 0.10'   
#2 Device 3 493.75' 6.0"  Round UD   

L= 135.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 493.75' / 493.75'   S= 0.0000 '/'   Cc= 0.900   
n= 0.020  Corrugated PE, corrugated interior,  Flow Area= 0.20 sf   

#3 Primary 493.75' 12.0"  Round Culvert   
L= 20.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 493.75' / 493.50'   S= 0.0125 '/'   Cc= 0.900   
n= 0.020  Corrugated PE, corrugated interior,  Flow Area= 0.79 sf   

#4 Primary 497.70' 24.0" x 24.0" Horiz. Grate    C= 0.600   
Limited to weir flow at low heads   
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Primary OutFlow  Max=0.19 cfs @ 12.51 hrs  HW=497.18'  TW=0.00'   (Dynamic Tailwater)
3=Culvert  (Passes 0.19 cfs of 5.11 cfs potential flow)

2=UD  (Passes 0.19 cfs of 0.52 cfs potential flow)
1=Exfiltration  ( Controls 0.19 cfs)

4=Grate  ( Controls 0.00 cfs)

Pond 1P: RAIN GARDEN 1

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=0.369 ac
Peak Elev=497.18'

Storage=779 cf

0.79 cfs

0.19 cfs
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Summary for Pond 2P: RAIN GARDEN 2

Inflow Area = 0.377 ac, 50.43% Impervious,  Inflow Depth = 2.14"    for  10 Year Storm event
Inflow = 0.89 cfs @ 12.09 hrs,  Volume= 0.067 af
Outflow = 0.22 cfs @ 12.50 hrs,  Volume= 0.066 af,  Atten= 76%,  Lag= 24.1 min
Primary = 0.22 cfs @ 12.50 hrs,  Volume= 0.066 af
     Routed to Link OP1 : ELM STREET

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 497.32' @ 12.50 hrs   Surf.Area= 1,936 sf   Storage= 875 cf
Flood Elev= 498.00'   Surf.Area= 2,800 sf   Storage= 1,729 cf

Plug-Flow detention time= 55.6 min calculated for 0.066 af (98% of inflow)
Center-of-Mass det. time= 46.0 min ( 844.7 - 798.8 )

Volume Invert Avail.Storage Storage Description
#1 497.00' 1,073 cf Basin (Conic) Listed below (Recalc)
#2 494.25' 600 cf Sand (Conic) Listed below (Recalc)

1,499 cf Overall  x 40.0% Voids
#3 493.75' 56 cf Stone (Conic) Listed below (Recalc)

139 cf Overall  x 40.0% Voids
1,729 cf Total Available Storage

Elevation Surf.Area Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (cubic-feet) (cubic-feet) (sq-ft)

497.00 545 0 0 545
498.00 1,710 1,073 1,073 1,716

Elevation Surf.Area Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (cubic-feet) (cubic-feet) (sq-ft)

494.25 545 0 0 545
497.00 545 1,499 1,499 773

Elevation Surf.Area Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (cubic-feet) (cubic-feet) (sq-ft)

493.75 80 0 0 80
494.25 545 139 139 546

Device Routing     Invert Outlet Devices
#1 Device 2 493.75' 3.000 in/hr Exfiltration over Wetted area   

Conductivity to Groundwater Elevation = 490.00'     Phase-In= 0.10'   
#2 Device 3 493.75' 6.0"  Round UD   

L= 135.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 493.75' / 493.75'   S= 0.0000 '/'   Cc= 0.900   
n= 0.020  Corrugated PE, corrugated interior,  Flow Area= 0.20 sf   

#3 Primary 494.20' 12.0"  Round Culvert   
L= 28.0'   CPP, projecting, no headwall,  Ke= 0.900   
Inlet / Outlet Invert= 494.20' / 493.90'   S= 0.0107 '/'   Cc= 0.900   
n= 0.020  Corrugated PE, corrugated interior,  Flow Area= 0.79 sf   

#4 Primary 497.70' 24.0" x 24.0" Horiz. Grate    C= 0.600   
Limited to weir flow at low heads   
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Primary OutFlow  Max=0.22 cfs @ 12.50 hrs  HW=497.32'  TW=0.00'   (Dynamic Tailwater)
3=Culvert  (Passes 0.22 cfs of 4.83 cfs potential flow)

2=UD  (Passes 0.22 cfs of 0.53 cfs potential flow)
1=Exfiltration  ( Controls 0.22 cfs)

4=Grate  ( Controls 0.00 cfs)

Pond 2P: RAIN GARDEN 2

Inflow
Primary

Hydrograph

Time  (hours)
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Inflow Area=0.377 ac
Peak Elev=497.32'

Storage=875 cf

0.89 cfs

0.22 cfs
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Summary for Pond 3P: DRIP STRIPS 1

Inflow Area = 0.051 ac,100.00% Impervious,  Inflow Depth = 3.75"    for  10 Year Storm event
Inflow = 0.20 cfs @ 12.08 hrs,  Volume= 0.016 af
Outflow = 0.05 cfs @ 12.46 hrs,  Volume= 0.016 af,  Atten= 75%,  Lag= 22.4 min
Discarded = 0.05 cfs @ 12.46 hrs,  Volume= 0.016 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 496.70' @ 12.46 hrs   Surf.Area= 575 sf   Storage= 161 cf
Flood Elev= 500.00'   Surf.Area= 575 sf   Storage= 920 cf

Plug-Flow detention time= 22.3 min calculated for 0.016 af (100% of inflow)
Center-of-Mass det. time= 22.3 min ( 774.3 - 752.1 )

Volume Invert Avail.Storage Storage Description
#1 496.00' 920 cf Stone (Conic) Listed below (Recalc)

2,300 cf Overall  x 40.0% Voids

Elevation Surf.Area Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (cubic-feet) (cubic-feet) (sq-ft)

496.00 575 0 0 575
500.00 575 2,300 2,300 915

Device Routing     Invert Outlet Devices
#1 Discarded 496.00' 3.000 in/hr Exfiltration over Wetted area   

Conductivity to Groundwater Elevation = 490.00'     Phase-In= 0.10'   

Discarded OutFlow  Max=0.05 cfs @ 12.46 hrs  HW=496.70'   (Free Discharge)
1=Exfiltration  ( Controls 0.05 cfs)
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Pond 3P: DRIP STRIPS 1

Inflow
Discarded

Hydrograph

Time  (hours)
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Inflow Area=0.051 ac
Peak Elev=496.70'

Storage=161 cf

0.20 cfs

0.05 cfs
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Summary for Pond 4P: DRIP STRIPS 2

Inflow Area = 0.051 ac,100.00% Impervious,  Inflow Depth = 3.75"    for  10 Year Storm event
Inflow = 0.20 cfs @ 12.08 hrs,  Volume= 0.016 af
Outflow = 0.05 cfs @ 12.46 hrs,  Volume= 0.016 af,  Atten= 75%,  Lag= 22.4 min
Discarded = 0.05 cfs @ 12.46 hrs,  Volume= 0.016 af

Routing by Dyn-Stor-Ind method, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs / 3
Peak Elev= 496.70' @ 12.46 hrs   Surf.Area= 575 sf   Storage= 161 cf
Flood Elev= 500.00'   Surf.Area= 575 sf   Storage= 920 cf

Plug-Flow detention time= 22.3 min calculated for 0.016 af (100% of inflow)
Center-of-Mass det. time= 22.3 min ( 774.3 - 752.1 )

Volume Invert Avail.Storage Storage Description
#1 496.00' 920 cf Stone (Conic) Listed below (Recalc)

2,300 cf Overall  x 40.0% Voids

Elevation Surf.Area Inc.Store Cum.Store Wet.Area
(feet) (sq-ft) (cubic-feet) (cubic-feet) (sq-ft)

496.00 575 0 0 575
500.00 575 2,300 2,300 915

Device Routing     Invert Outlet Devices
#1 Discarded 496.00' 3.000 in/hr Exfiltration over Wetted area   

Conductivity to Groundwater Elevation = 490.00'     Phase-In= 0.10'   

Discarded OutFlow  Max=0.05 cfs @ 12.46 hrs  HW=496.70'   (Free Discharge)
1=Exfiltration  ( Controls 0.05 cfs)
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Pond 4P: DRIP STRIPS 2

Inflow
Discarded

Hydrograph

Time  (hours)
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Inflow Area=0.051 ac
Peak Elev=496.70'

Storage=161 cf

0.20 cfs

0.05 cfs
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Summary for Link OP1: ELM STREET

Inflow Area = 0.746 ac, 51.04% Impervious,  Inflow Depth = 2.03"    for  10 Year Storm event
Inflow = 0.40 cfs @ 12.50 hrs,  Volume= 0.126 af
Primary = 0.40 cfs @ 12.50 hrs,  Volume= 0.126 af,  Atten= 0%,  Lag= 0.0 min

Primary outflow = Inflow, Time Span= 0.00-35.00 hrs, dt= 0.01 hrs

Link OP1: ELM STREET

Inflow
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Hydrograph
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Introduction 

The operation and maintenance of a storm water management system and its individual components is as 
critical to system performance as the design. Without proper maintenance, best management practices (BMPs) 
are likely to become functionally impaired or to fail, providing reduced or no treatment of storm water. Proper 
operation and maintenance will ensure that the storm water system and individual BMPs will remain effective at 
removing pollutants as designed and meeting New Hampshire’s water quality objectives. Proper maintenance 
will: 

• Maintain the volume of storm water treated over the long term; 

• Sustain the pollutant removal efficiency of the BMP; 

• Reduce the risk of re-suspending sediment and other pollutants captured by the BMP; 

• Prevent structural deterioration of the BMP and minimize the need for expensive repairs; 

• Decrease the potential for failure of the BMP. 

Responsible Maintenance Party: 
Applicant:  Christopher Masiello 
 118 Portsmouth Ave, Building D, Suite 204 

Stratham, NH 03885  

Report Information: 

• Christopher Masiello will be the entity responsible for implementing the required reporting, inspection, 
and maintenance activities identified in the I & M manual. 

• Inspection and maintenance reports shall be completed after each inspection.  Copies of the report 
forms to be completed by the inspector are attached at the end of this manual, including: 

o Inspection checklist to be used during each inspection; 

o Inspection and maintenance logs to document each inspection and maintenance activity; 
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Maintenance Recommendations for Best Management Practices: 

The following recommendations are to be used as a guide for the inspection and maintenance of the 
permanent erosion and sediment control measures. 

We recommend that inspections be performed every couple of weeks and after larger storm events within the 
first year following construction to ensure that the site remains stabilized (site and slopes). 

Rain Gardens 

• Basin should be inspected at least twice annually, and following any rainfall event exceeding 2.5 inches 
in a 24 hour period, with maintenance or rehabilitation conducted as warranted by such inspection. 

• Inspect, repair and remove debris from headwalls, end sections and riprap aprons at pipe outlets. 

• Remove accumulated debris such as leaves, sticks, or trash from top stone layer and clean out grates. 
Open the clean out grates and verify that the underlying pipe is clear of sediment. If sediment is visible, 
flush each pipe with water until sediment is removed.  Remove sediment at the outlet pipe, prior to the 
grass treatment swale. 

• Dispose of sediments and other wastes in conformance with applicable local, state and federal 
regulations. 

• If an infiltration system does not drain within 72-hours following a rainfall event, then a qualified 
professional should assess the condition of the facility to determine measures required to restore 
infiltration function, including but not limited to removal of accumulated sediments or reconstruction of 
the infiltration basin. 

Treatment Swales 

• Inspect the grass treatment swales for erosion, debris, and woody vegetation. Remove debris and cut 
woody vegetation. Repair any eroded areas with loam and seed immediately. 

• Verify that no invasive species are growing, and mitigate according to state regulations. 

• The grass swales should be mowed periodically to maintain 3-inches of grass height. 

Drainage Catch Basins 

• Inspect basins at least semi-annually. 

• Vacuum the sediment basins when the sediment reaches one-half the depth from the bottom of the 
catch basin to the invert of the outlet pipe. 

• Repair damaged basin grates immediately after the inspection. 

• Repair pavement damage around the basins immediately after the inspection to prevent further damage 
to the structure or paved area. 
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• Dispose of sediments and other wastes in conformance with applicable local, state and federal 
regulations. 

Outlet Protection - Riprap Aprons 

• Inspect the outlet protection annually for damage and deterioration. Repair damages immediately. 

• Remove debris from apron area. 

Inspection Checklist /Maintenance Logs 

The inspection checklist and maintenance logs following this report shall be used as a guide for the 
inspection reporting for this project. 
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Inspection Checklist 
� Rain Gardens 

� Treatment Swales 

� Outlet Protections 

� Outlet Protection/Riprap Aprons 
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 Inspection and Maintenance Log 

 BMP Inspection 
Date 

Inspected 
By 

Maintenance 
Required? 

Maintenance Performed 

1    Yes 
 

No 

 

2    Yes 
 

No 

 

3    Yes 
 

No 

 

4    Yes 
 

No 

 

5    Yes 
 

No 

 

6    Yes 
 

No 

 

7    Yes 
 

No 

 

8    Yes 
 

No 

 

9    Yes 
 

No 
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Drainage Area Plans 
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2026-197  

 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #G.5. 

 
     
Meeting Date: May 26, 2026 
    
To: Planning Board  
    
From: Evan Clements, Planner 
    
Through: Mari Brunner, Senior Planner 
     
Subject: PB-26-13 - George St. Cottage Court Conditional Use Permit - Applicant A. 

Eli Leno, on behalf of owner NH Home Buyers LLC, proposes to convert a 
detached garage into a dwelling unit on the single-family property located 
at 135 George St. (TMP# 534-002-000). The property is ~.26 ac and is in the 
Low Density District. 

     
  
Recommendation: 
To review the attached staff report and application materials in preparation for the public hearing. 
  
Attachments: 
1. Staff Report 
2. Application Materials 
3. Applicant Narrative 
4. Existing & Proposed Conditions Plan 
5. Architectural Plans 
  
  
Background: 
The subject property is an existing .26 ac residential lot located on the south side of George St. 
between Charles St. to the east and Sullivan St. to the west. The property contains an existing ~800 
Sq. ft. single-family residence and driveway. The purpose of this application is to construct a second 
single-family home on the southeast corner of the property. The new residence will utilize the existing 
driveway and contain an attached single car garage. The proposed location conforms with all current 
setback requirements. No additional changes to the property are proposed. 
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STAFF REPORT 
 

PB-26-13 – COTTAGE COURT CONDITIONAL USE PERMIT – SINGLE FAMILY UNIT, 135 
GEORGE ST 

 
Request: 

Applicant A. Eli Leno, on behalf of owner NH Home Buyers LLC, proposes to construct a second 
detached single-family residence on the property located at 135 George St. (TMP# 534-002-000). 
The property is ~.26 ac and is in the Low Density District. 
 
Background: 

The subject property is an 
existing .26 ac residential lot 
located on the south side of 
George St. between Charles 
St. to the east and Sullivan St. 
to the west. The property 
contains an existing ~800 Sq. 
ft. single-family residence 
and driveway. The house was 
built in 1905 and is legally 
non-conforming with respect 
to the front and side 
setbacks. The detached 
garage that was located on 
the property was recently 
demolished as it was in poor 
condition. The property is in 
the Low Density District and 
is adjacent to single-family 
uses to the north and west, a 
duplex to the east, and 
forested cemetery land to the south.   
 
The purpose of this application is to construct a second single-family home on the southeast 
corner of the property. The new residence will utilize the existing driveway and contain an 
attached single car garage. The proposed location conforms with all current setback 
requirements. No additional changes to the property are proposed. 
 
Determination of Regional Impact: 

Staff have made a preliminary evaluation that the proposal does not appear to have the potential 
for “regional impact” as defined in RSA 36:55. The Board should make a final determination as to 
whether the proposal could have the potential for regional impact. 
 

Completeness: 

The applicant requests exemptions from submitting a grading plan, landscaping plan, lighting 
plan, and all technical reports. Staff have made the preliminary determination that granting these 
exemptions will have no bearing on the merits of the application and recommend that the Board 
accept the application as complete. 

Fig 1: Aerial of 135 George St outlined in yellow. 
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STAFF REPORT 
 

Application Analysis: 
 
Article 17 – Cottage Court Conditional Use Permit Criteria: 
 
17.4      Permitted Uses: The permitted use table 17-1 allows for Dwelling, Single-Family in the 

Low-Density zoning district. This standard has been met. 
 
17.5.1 Development Types Allowed: The applicant proposes to maintain the existing lot as a 

single parcel and add the second dwelling unit. At this time the applicant has not 
decided if the units will be rented out or sold as condominiums. This standard has been 
met. 

 
17.5.3      Conditional Use Permit Standards: 
 

A. Dwelling Unit Size: The proposed building footprint and gross floor area (gfa) of the 
dwelling unit is 804 sq. ft. The building footprint is calculated excluding the garage 
and porches, and the unit size is calculated excluding garages. Since the proposed 
porches are covered but not enclosed by walls, these are also excluded from the 
unit size calculation. This standard is met. 
   

B. Parking: Each unit will have one exterior parking space. This standard is met. 
 

C. Building Separation: Each building has more than 5 ft of separation. This standard 
is met. 
 

D. Driveways: Both units will utilize existing driveways and street access points. No 
new street access or driveways are proposed. This standard is met. 
 

E. Screening: The proposed single-
family residence is not a greater 
intensity of use than 
surrounding uses. Additional 
screening is not required. This 
standard is met. 
 

F. Architectural Guidelines: The 
applicant proposes a single-
story cottage-style bungalow 
that appears to utilize traditional 
building materials and 
architectural practices common 
throughout the City. The Board 
will need to determine if this 
standard is met. 

 
 
 
 
 

Fig 2: Rendering of proposed dwelling. 

Page 182 of 197



STAFF REPORT 
 

Recommended Motion:  

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

“Grant final approval for PB-26-13 as shown on the plans prepared by Associated Designs 
Inc. at a scale of ¼ inch =1 foot on January 21, 2026 and on the plans prepared by Smith & 
Pospesil Land Surveying Company, PLLC at a scale of 1inch =10 feet on May 2, 2026 with 
the following conditions: 

1. Subsequent to final approval and signature of the plans by the Planning Board Chair, the 
following conditions shall be met: 

a. Prior to the commencement of site work, the erosion and sediment control 
measures shall be inspected by the Community Development Department to 
ensure compliance with this application and all City of Keene regulations. 

b. Submittal of recorded easements and/or any other legal instruments necessary 
for this application to the Community Development Department. 
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ARTICLE 17. COTTAGE COURT OVERLAY DISTRICT  
CONDITIONAL USE PERMIT NARRATIVE 

135 George Street 
Map 534, Lot 002 

Keene, NH 
 

In accordance with the Conditional Use Permit Procedure set forth in Land Development (“LDC”) 
Code Section 17.5.5.B., please accept the following Narrative on behalf of the Applicant.  135 
George Street (the “Property”) is a 0.26-acre lot situated in the Low Density (LD) zoning district.  
The Property is improved by a single-family home built in 1905, as well as a garage.  The Applicant 
is proposing to renovate the existing three-bedroom, one-bathroom house.  The garage will be 
replaced with a two-bedroom, two-bathroom home with garage, built on a 1,201 square-foot 
footprint featuring 800 square feet of living space (see building plan included herewith).  
 
Pursuant to Section 17.1, the proposal promotes infill development, encourages efficient use of 
land through the additional proposed unit, provides the type of “starter home’ generally missing 
from the market, and encourages compact development within walking distance from Downtown 
Keene.  Per Section 17.2, the location in the LD zone is applicable for the proposed Cottage Court 
development, and the proposed single-family use is allowed by Table 17-1. 
 
17.5.3 Conditional Use Permit Standards 
 

A. The proposed new building will provide 800 square feet of living space.  This complies 
with the size requirement, which specifically excludes garages from the calculation.   

 
B. At least one exterior parking space will be provided for each home, in compliance with this 

requirement.   
 

C. The buildings will be separated to the maximum amount possible on the lot while 
complying with the side setback requirements.  
 

D. No driveways providing access to three or more units are contemplated.  
 

E. No internal roads are contemplated.  
 

F. Both buildings, and neighborhood generally, are developed as single-family homes.  As 
such, criterion F is not applicable to this project.  
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