City of Keene Zoning Board of Adjustment

AGENDA

Monday, July 6, 2026 6:30 p.m. City Hall, 2" Floor Council Chambers

VI.

Roll Call
Minutes of the Previous Meeting: June 1, 2026
Hearings:

Continued ZBA-26-5: Petitioner, JP Irving, LLC, of Concord, NH, requests
a Variance, for property located at 59 Optical Ave., Tax Map # 241-006-
000-000 and is in the Industrial Park District. The Petitioner is requesting
a Variance to permit space for dispatch, office, bus storage and routine
maintenance where this use is not permitted, per Article 6.3.5 of the
Zoning Regulations.

ZBA-26-7: Petitioner, Nathan Kaarto, on behalf of the owner, 434 - 440
Winchester St., LLC, requests a Variance, for property located at 44
Winchester St., Tax Map # 115-004-000-000 and is in the Commerce
Limited District. The Petitioner is proposing to replace an existing
roadside sign that is 14 feet tall with a 15 foot tall sign, per Article 10.8 of
the Zoning Regulations.

Staff Updates:
New Business:

Annual City Council Report

Adjournment:

3 Washington Sreet (603) 352-5440
Keene, NH 03431 KeeneNH.gov
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DRAFT

City of Keene
New Hampshire

ZONING BOARD OF ADJUSTMENT
MEETING MINUTES

Monday, June 1, 2026 6:30 PM Council Chambers,
City Hall

Members Present: Staff Present:

Richard Clough, Chair Evan Clements, Planner / Zoning Administrator

Edward Guyot, Vice Chair

Zach LeRoy

Tad Schrantz

Stephen Buckley, Alternate

Members Not Present:
Adam Burke
Michad Zoll, Alternate

1. Roall Call
Chair Clough called the meeting to order at 6:30 PM and explained the procedures of the
meeting. Roll call was conducted. Chair Clough invited Mr. Buckley to be a voting member
tonight.

2. Minutes of the Previous Meeting: May 11, 2026

0 U &®P HQVMBRNMG\KDNHKDYDQRMI URP \WHE& LW &BINIV2 |1 LFH HYHQLL DP HP BHJZ D/QRW
present at the meeting of the minutes that are being voted on, they can still vote whether to
approve the minutes. He continued that they should not abstain from the vote.

Mr. Buckley made a motion to approve the meeting minutes of May 11, 2026. Mr. Guyot
seconded the motion, which passed by unanimous vote.

3.  Hearings

A) ZBA-26-5: Petitioner, JP Irving, LLC, of Concord, NH., requestsa Variance, for
property located at 59 Optical Ave., Tax Map # 241-006-000-000 and isin the Industrial
Park District. The Petitioner isrequesting a Varianceto permit a space for dispatch, office,
bus storage and routine maintenance wherethisuseis not permitted, per Article 6.3.5 of
the Zoning Regulations.

Chair Clough introduced ZBA-26-5 and asked to hear from staff.
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Mr. Clements stated that the subject parcel is an existing, 5.5-acre ot located on the southern
side of Optical Ave., with NH Route 101 to the south and Marlboro St. to the east. He continued
that the site contains an existing 53,000-square-foot, two-story, mixed use, multi-tenant,
manufacturing office and warehouse facility. The building was constructed in 1974. The site
contains a paved parking areathat wraps around, with approximately 106 parking spaces. Three
site access points are located roughly 210 feet of frontage on Optical Ave. The building is broken
up into roughly 16,000 square feet of office space and 37,000 square feet of manufacturing
\EOHH 7 KHRZ GHIVLQMMNVRUMLY SURSHWW LV R FUHDIMLQA YL GXBOM BONSCH \WDABURYLGH
office and manufacturing for users appropriate for the zoning district. At thistime, the owner
anticipates five to seven tenants in total for the property when it isfilled.

Mr. Clements continued that the purpose of this application isto seek a Variance to permit the
6\WE-QA IDRSRIBNROR $ P HIFV 67$ fV operation center to be located on the property. The
proposed use is a unique mix of office, outdoor storage, transportation, and vehicle repair, which
does not fit into the limited uses permitted in the Industrial Park Zone. The useis proposed to be
located on the eastern portion of the property, near aresidential neighborhood along Marlboro St.
An existing, undeveloped parcel provides roughly 70 feet of separation between the subject
parcel and the neighborhood. The Board may want to discuss with the Applicant the potential
noise, vibration, and odor impacts to the adjacent neighborhood of 25 school buses preparing for
operation daily. Surrounding uses include industrial light to the north, NH Route 101 to the
south, single-family residential to the east, and more light industrial and undeveloped land to the
west.

Mr. Clements continued that the staff report includes the definition of the Industrial Park Zoning
District aswell as the permitted use table for that district; some definitions and use standards for
office, minor vehicle repair facility, and outdoor storage yard; and the standards for parking lot
screening, specifically for perimeter landscaping aress. Lastly, staff has prepared severd
suggested conditions that staff recommend the Board use as a starting point. None are set in
stone, including the numerical values, such as 3 YHKIFGILGDQ) \KDORWEHSH P WHMGEHRH

$0 “ That isjust a placeholder time. It is up to the Board to determine what would be
appropriate if they were so inclined. The same istrue for the 3 \WRQYHKIFGVIGIDY" at atime. Staff
notes that vehicle repair and wastewater runoff have potential implications. He does not know
what the facility aready hasinstalled, so items that the Industrial Pretreatment Coordinator
might want to see related to this use, such as a grease separator, might already exist. It isup to
the Applicant to provide that information. There are suggested conditions for noise and vibration
mitigation. He can read all the proposed conditions aloud if the Board wants.

Mr. Buckley stated that hisfirst question is that the Applicant references the fact that the
SURSHW Z DV SUMRAO RIEEHGE 30 RQIUMQ&RBRDIRY” Z KIFK KBGWRP HNGGR

egui pment maintenance and storage operation. He asked if Mr. Clements can give more
information about what Mountain Corporation was and when it was operating last. Mr. Clements
replied no, but that would be a great question for the Applicant.

Mr. Buckley stated that he noticed in the Land Development Code (LDC) that the only place the
WP S\IBRQSRMBNRQX\HY  CESHAW/LIQWHRA@OIFAHHP VIREHVRBD UHDMG R SDINQ)
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activities. He continued that there does not seem to be any place in the ordinance that references,
for instance, a Ford deal ership having a maintenance facility. He asked Mr. Clements to clarify
this. The city does have severa automobile deal erships, which have maintenance facilities. He
asked how thosefit into the use tables.

Mr. Clements replied that the use tables are only for principal uses. He continued that any

SUCHSDOXNVHAIRDOR XWI HOR RKHJSUHSDOXN\HDY3 FFHARY ~ DV DV VKO
incidental and subordinate to the principal use. A motor vehicle dealership is defined as 3 $Q
establishment that sells or leases new or used automobiles, vans, trucks, motorcycles,
recreational vehicles, or other similar, motorized transportation, with outdoor storage and/or
display. Motor vehicle dealerships do not include sale of commercial vehicles or heavy

HIXLSP HQN There is no specific comment related to maintenance, so his understanding is that
vehicle maintenance associated with a motor vehicle dealership would be considered an
accessory use, with no specific additional use standards applied to it.

Chair Clough asked if the Board had further questions for Mr. Clements. Hearing none, he asked
to hear from the Applicant.

George Hansel from HG Johnson Real Estate introduced Steve Rennick from STA, a potential
tenant at 59 Optical Ave. Before he gets into the application itself, he will give the Board basic
background of how they got here. The building had been occupied by the Mountain Corporation,
which made T-shirts. Before that, he believed Don Brehm had the building and was building
machines in there. Thus, it has had an industrial past. A couple of years ago, the Mountain
Corporation vacated the building, and it was sold at auction to someone, and then he thinks the
current owner bought it from that person. He does not know the exact chain of ownership.
Regardliess, Mr. Ben Kelley, whom he represents here today, is the owner of JP Irving, LLC,
bought the building and planned to market it to another tenant. Mr. Kelley is a prosperous
commercial rea estate person in the Concord area. He buys these kinds of properties and
reinvigorates them. When he (Mr. Hansel) got involved with it about four or five months ago, the
owner came to him and asked how they could reposition this building for the Keene market.

Mr. Hansel continued that part of what they are seeing in Keene, which is not exclusive to
Keene, is big buildings that used to have one industrial tenant, such as one manufacturing
company with many employees. Those are not in high demand anymore. Not many big, single
firms need that real estate. Thus, they have been successfully repositioning those assets into
multi-tenant properties. That is what they are trying to do here. They looked at what was there,
and the goal isto break it up into multiple tenant spaces and have tenants that mingle well and
use the property to its highest and best use. They want to get it occupied and get it producing
revenue and jobs and economic activity for the local community. They have one tenant with a
signed lease, who will be moving in within the next few days. They will occupy approximately
30% of the building.

Mr. Hansel continued that STA is another potential tenant. They found a potential space inside
the building, approximately 20% of the overall footprint, that STA could occupy as their main
dispatch center office or local headquarters to operate abus service. The ideais that they would
also have designated space out back for the buses. Other tenants would be operating in the rest of
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WHEX@Q GRQ VP IOUBEXVAEITHHAKQIV 8 QRWWDMD . HHHV] RQQ) IRMAMistrict is
quite limited. Only three or four uses are allowed by right. The vision when this was devised was
that it would be one big manufacturing company like there were 10 of at the time when it was
being worked on, but times have changed.

0 U + DRHIARQMXHS WDAKHRKHUGL | LEXOV WH - KDYHKBG VWD 7 $ IV XVHLY RV STRVD
defined inthe LDC, \RO U %ANBI VSROQN7 KLV RADIDIIH DWBQSRIBNRQRHMJ RUDD
outdoor vehicle storage. It is an operations center for a bus company. That was not conceived of
or defined in the Code, which iswhat brings the Applicant here today. They want to apply for
this Variance to allow for this use. He asked Mr. Rennick to introduce himself and the company.

Steve Rennick stated that he represents STA, a new bus company to the Keene area as of July
2025 when they won the contracts for the Keene School District buses. He continued that most
of hisbuses and drivers were at First Student ) LWSWGHQNRZ KBDQEBHVO0 RIDEFRANIVAMMRN

DIG67$ KDQBBV. HHVAMWMRAG 7 $ IVIGHARXWH® KD/ buses total, five of which are
special needs vans. Nine of those vehicles are not parked on the property  7KH DUHE SOINRXW'
meaning drivers bring them home and park them at their homes. STA does all the transportation
for Keene, Marlow, Nelson, Marlborough, Harrisville, Surry, and Sullivan. Those are the towns
they have three-year contracts with, with atwo-year renewal. STA istemporarily housed at the
Jonathan Daniels Preschool on Maple Ave. and has an office in the Community Education
building. They park buses on the old basketball court there. They also have atemporary garage
location in Westmoreland, where they bring the buses to be maintained.

Mr. Rennick continued that they feel that the property on Optical Ave. isagreat fit for STA. It
makes it easily accessible for STA in Keene, since they provide all the Keene transportation. It is
easy access to Rt. 101, which is the way they would be coming in and out of the property for
most of the runs. They would go to Marlborough and Harrisville that way and get on the bypass
and go to al the other areas. They travel up and down Marlboro St. currently for some of the
runs, but they are all accessed by the roundabout by the Post Office. Then they go up and come
back down. Two buses would continually run the Optical Ave. loop up to the Marlboro St.
extension, which they currently run right now. One is a Keene bus and the other comes in from
Marlborough and goes up that way and picks up children to bring them to the Keene Middle
School and High S AKRRO 2 WHMDQWDAG 7 $ fMbuses would not be running up and down
Marlboro St. or the Marlboro St. extension to get back to their headquarters.

0 US5HIQANARMXHGWD/S7$ PAUH® KD/ WEH P HP BHY DEKRXIK \RP HDUHNAWY FDUXBD
GUIYHY" Z KIFK DHWES GUYHY BRG\VSOUHGLYHY LQFDH D U XQUGLYHJFDY RAMA HLY \KH ull-
time location manager and has a full-time mechanic. Seven monitors ride on the buses with the
specia needs students. A full-time dispatcher will be joining in late August. The hours of
operation are short. The first four buses roll out at about 6:30 AM, and those are for the out-of-
town buses, mainly for Nelson and Marlow, and one of the Harrisville buses. Most buses roll out
around 7:00 AM. They are back between 8:40 and 9:00 AM, then they start back up at 2:00 and
roll out, and most are back by 4:30 PM. The out-of-town ones return closer to 5:00 PM. They run
buses on the weekend for sports trips, and the times vary. They do wedding charters, which also
vary. Sometimes weddings can bring the buses back at midnight or 1:00 AM. They never back in
the buses that late at night no matter where they are parked, because they know there are
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neighbors and they are considerate of that. They just pull the busesin and turn them off and then
turn them around in the morning.

Mr. Rennick continued that they fuel offsite. All bus maintenance will be done inside a building;
no buses get repaired outside. The State restricts how long a bus can idle, to three minutes at
most when it is 32 degrees and above, or up to five minutes in other circumstances. A bus can

LGDI3 XQIP WM only if the weather is 10 degrees below zero or lower. The buses have GPS and
they are tracked with Zonar so they know how long they have been idling, and staff get reports
on that all thetime. The fleet isamix of diesel and gas, and all fueled off property, so there
would be no chance of fuel spillage at the location.

Mr. Guyot asked what the nature of the bus maintenance is that will be done inside the building.
Mr. Rennick replied oil changes, servicing, brakes, tires, engine repairs, windshield repairs, or
any basic maintenance that needs to be done. He continued that anything major gets sent out.

Mr. Buckley asked when the start time isfor the first pickups in the morning. Mr. Rennick
replied that the start time for rolling out of the lot, for some of the out-of-town buses, is about
6:28 AM. Mr. Buckley asked when they have to get the buses started, in order to leave at 6:28
AM. Mr. Rennick replied 6:15 AM. He continued that that is usually the Nelson bus, Marlow
bus, and one of the Harrisville buses. Nelson has two buses, but one of them parksin Nelson.
Marlow has two buses, but now, if they can go onto the Optical Ave. property, they will not start
until after 7:00 AM because it is much closer than where STA is now. One of the Harrisville
buses SDNWDG 7 $ TVEUHINRNEG WHRKHISDUINY DAKHEXV GLYHIVKRP HOne Surry bus
SINVIQWHE7 $ IV ENDG \WHRKHISDUN DAWKHGLYHIMome. The Sullivan bus parks at the
GUIYHIVKRP H 7KXV PDQ R \WWHRXMWIf-town buses will not be leaving early in the morning
from the STA lot. There are three buses that will be leaving around 6:30 AM.

Mr. Buckley asked if the amount of transportation STA provides to athletic teamsis also part of
the contract they have with Keene and the other towns. Mr. Rennick replied yes, STA only
services Keene and these other small towns, and yes, STA does all of the sportstrips, too. Mr.
Buckley asked if it is correct that there will be evening drop-offs. Mr. Buckley replied yes,
evening drop-offs returning back to base. Mr. Buckley asked if that could be as late as 9:00 PM.
Mr. Buckley replied yes.

Chair Clough asked if there is arough breakdown of the sizes of the buses, regarding number of
passengers. Mr. Rennick replied there are five special needs vans that can have 24 passengers
and six 84-passenger buses, and the rest are 72-passenger buses. He continued that the six largest
buses are 40 feet long, and the others are 38 feet.

0 U + DRHOIBMSWDARE KHWRNDSIPXMUHR 67 $ IVEXAUHNVANXS Z KIFK KHAGQRMFOGH
in the application, but he would be happy to pass it around today. Chair Clough replied certainly,
they can enter that in.

Mr. Buckley asked if the photo is where the SAU offices are located. Mr. Rennick replied yes,
next to the SAU building is the old Jonathan Daniels Preschool, and his officeisin there. He
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continued that the buses are parked to the left of al the buildings, on the old basketball court,
which abuts where all the trees were just cut down and Tanglewood.

M. Schrantz DNHGI RUFDLULLEDIRQRQ67$ VAXUWHIANWDIRQDVYRIDADD' DQHY + HDAHGL
they had DWP SRUIY GDHWHH RUZ KDAKHUHDMRQKIS LV 0 U 5 HIQFN UBOHEWDAMW6E7$ IV

temporary office until they find permanent housing. He continued that they |ease the office space
and the parking lot from SAU 29, but it is a month-to-month |ease they can easily get out of. If
they can go into the Optical Ave. property, they would move out of the Jonathan Daniels
building.

Mr. Schrantz replied that it sounds like STA does not have to move, but they can move if they
want to. Mr. Rennick replied that STA does not have to move, but it is very difficult being in
three different places. He continued that for any service or any time a bus needs maintenance,
they have to drive up to Westmoreland. The Westmoreland garage is great, but the mechanicis
up there alone. They all need to be under one roof to make thiswork. Because STA isina
temporary location, many corporate things cannot be set up because they are in so many
locations. For example, he cannot have certain programs because they do not have a permanent
address. The mechanic cannot have certain programs because STA does not have a permanent

GFDIRY 7KH Z DOAR DIEHXQEHURHUR | RUHYHY RHVMOHWY

Chair Clough asked if there were any other operational questions, before they moved on to the
site plan. Hearing none, he asked Mr. Hansel to present.

Mr. Hansel stated that the slide shows the property asit sits. He continued that no exterior
changes are proposed with this new tenant, so it isimportant to note that this does not trigger any
kind of site plan review. Thisisjust a zoning application for ause Variance for the Board to
consider, but they need to get a good context of how the use will work on the site. The
highlighted portion is the proposed designated area for bus storage. The rear section of the
building, the closest one to the highlighted section, would be the area for bus servicing and the
operations center. Everything would be consolidated to that back side of the building to keep that
all contiguous, and it would provide some separation from the other tenants that are operating in
more of a manufacturing-type manner with trucks coming in and out from the loading dock.
Maybe Mr. Rennick can elaborate a bit on the comings and goings and the number of employees.

Mr. Rennick stated that STA currently has 11 big bus routes for the K eene transportation for all
the elementary, middle, and high schools. He continued that five special needs vansalso runin
Keene. Everything elseis out of town. They pick up at the bottom of Chesterfield Hill, all the
way through Marlborough, Harrisville, and Nelson. They cover alarge distance, but only 11
buses are dated for the Keene area. On any normal day, STA has 27 buses on the road, so with
those drivers plus the five monitors, there are approximately 32 employees per day, plus himself,
the mechanic, and the dispatcher, who would be on the property as well.

Mr. Hansel stated that JLYHQO0 U 5 HIQANIVAARISWROR \WHRSHDNRQ/ KHGRH/ (RAHHIDY/
that dissimilar from the number of trips per day that would be going to this facility if it operated

as amanufacturing facility or light industrial facility asit is currently zoned for. He continued
that they are talking about 25 people coming to work, then those operations back and forth with
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the buses, and all told, it will still be less than 100 vehicle trips per day, which the ITE (Institute
of Traffic Engineers) says constitutes a major change in traffic for the adjacent roads. He does
not see that this change would substantially modify how those adjacent streets operate today, or
how they operated in the past, when the Mountain Corporation was receiving deliveries and had
many employees coming and going every day. He does not see that as being too much of a
concern, but he recognizes that some might disagree.

Mr. Buckley stated that for a bus that starts up and leaves and goes on atrip, picking up students
and delivering them, and then returns to the central location, that is two trips in. He continued
that in the afternoon, they do the same thing, leave, do their circulation, and come back. Thus,
there are four tripsin, multiplied by 36 buses. He counts more than 100 tripsin.

Mr. Hansel replied that there are not 36 buses on the site. He continued that he calcul ated less
than 100 trips. Mr. Buckley replied that he thinks they are close to 100, and skating near to the
ITE would consider amajor impact for traffic. Mr. Rennick stated that nine of the buses would
not park on the property. Mr. Buckley replied that 25 would, and 25 times four is 100. He
continued that they are thus right at the threshold of the ITE standard.

Mr. Hansel stated that the property is zoned for light industrial, and was intended, and has been
used in the past with over 100 employees coming to and leaving the site on the same day, at a
much higher traffic impact than is being proposed.

Mr. Guyot asked what time employees arrive at the facility to get their buses ready. Mr. Rennick
replied that he, the Marlow driver, Nelson driver, and Harrisville driver arrive at 6:00 AM. Mr.
Guyot asked where the parking areais for employee vehicles, and where that is relative to the
bus parking. Mr. Hansel replied that all the other spaces shown on the plan are open parking
spaces for the other tenants and the employees. Mr. Guyot asked if he means the non-highlighted
parking spots on what Mr. Hansel calls the back of the building. Mr. Hansel replied yes.

Mr. Guyot asked where the bay door is for the buses to access the maintenance area. Mr. Hansel
replied that it is very close to the parking area. Mr. Rennick replied that there are two bay doors
UWJ KWRQWH FRUH) GHDUWH SOOIV HIZ. @HYXS DIDQWWHEX@Q) Mr. Guyot asked if it is
correct that it is on the loading dock side of the building, but towards the back of the building.
Mr. Rennick replied yes.

Mr. Schrantz stated that on the document, it appears that the 22 spaces on the most easterly
portion are actually not on the property and they are on the abutting property. He continued that
heis trying to understand how that occurred. He understands that JP Irving owns both parcels,
but as a further ongoing concern, there is obviously something to be sold in the future. He asked
Mr. Hansel to walk the Board through the history of that, if he knowsit, and help them
understand more about that situation. They had talked about a 70-foot separation from the
residential properties, but that actually encroaches into 70 feet by 20 feet. It would reduce the
amount closer to 50 feet or less.
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Mr. Hansel replied that he does not know the history of why there are two parcels on this lot, but
he can say that it is not unusual. He continued that across the street the old drive-in is three actual
parcels. Heis not sureif this could be subdivided, based on the frontage.

Mr. Schrantz replied that he thinks the concept was that Parcel 5 could actually be accessed
because it has frontage on Rt. 101, so that was potentially going to be a separate parcel for an
additional development, or it could be sold separately, and then have the drive come down
through that 70-foot access point. But at this point, because of the encroachment onto the other
property, that probably will not happen.

Mr. Clements stated that the City has arecord of a subdivision from 1998 that calls out where the
parking spaces in question are as a proposed driveway to this flag-shaped lot. He continued that
he does not know when that got turned into extra parking for the 59 Optical Ave. site. It is not
uncommon for users to sometimes <reep, “which does not necessarily mean it is appropriate.
The plan the City has that the Applicant submitted is an existing conditions survey. Thus, it is
not necessarily an approved site plan, but it was a plan that was prepared, that documents where
everything actualy is.

Mr. Guyot stated that he islooking at the literal fine print on the site plan, and those additional
22 spaces along the most rear part of the parking lot almost appear asif they arein or have
exceeded the 30-foot setback area of thislot. He continued that that would imply to him that
there may have been aVariance in the past on thislot. He asked if he was looking at the lines
correctly. Mr. Clements replied yes, he islooking at the lines correctly. He continued that
parking spaces and parking lots are not subject to the traditional building setbacks. At some
point, the City adopted parking lot setbacks. Unfortunately, there is some history to this property
that he does not have, so he cannot explain this. Mr. Guyot replied that he understands that the
plan shows it as-is.

Mr. Schrantz stated that his point in bringing it up was that it moves the parking area closer to
the residential properties, so it is something to consider. He continued that his follow up question
isabout how the building is empty now but has one tenant moving in shortly. He asked if they
considered moving the buses to the other end of the property to get them away from the
residential area, and whether that is a possibility.

Mr. Rennick replied that the problem with moving from the back portion to the front is the
maintenance would be done in the back. He continued that if STA isin the front of the building
and the back of the building was rented to a different tenant, and the buses have to come to the
back for service, it would be unsafe, because buses would be backing in and out of the bays. If
they used the back parking lot for, say, staff parking for another business that is going in, they
would be in the same mix of traffic with the school buses coming in and out or going in and out
of the bays for maintenance. Mr. Hansel added that the Board does not have, because the
application did not provide, the interior of the building. He continued that thereis only one
section that works for STA to be able to pull busesinside, and it is separated, because it was
once an addition. It provides nice separation from the rest of the building and its uses. The other
reason to have STA at the back of the building is for screening purposes. Although you cannot
see it on this plan, the existing conditions have quite a bit of screening from the road and back
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behind. Thus, if you were trying to find a spot that was the least visible by the public right-of-
way, it would be this spot for the buses.

Mr. Hansel went through the Variance criteria.
1 Granting the Variance would not be contrary to the public interest.

Mr. Hansel stated that granting the Variance would not be contrary to the public interest, because
they would not be altering anything with this proposed request. He continued that he and the
owner have been striving to reposition this property without alot of wholesale renovation of the
site and without alot of site development. They want this to be an occupied building, which

HYHY RHWKRX@ Z BOMKDAY SURGHQ) DIGSURIAQ) HHRRP LF YLD 67 $ WRARXSOR G
not require any external or internal modifications. The only change is the storage of the buses,
but he would even argue that that is not a wholesale change from how the site operated in the
past. He himself previously managed a manufacturing company in a building of 100,000 square
feet with 100 employees. The employees showed up at 6:00 AM, and the parking lot probably
had more diesel pickup trucks than STA will have buses. His company had 2.5 shifts, so people
were coming and going until 3:00 AM. That was alight industrial use, which is alowed in the
district. Thus, if he wanted to move that company here, they would be generating alot more
noise and there would be alot more activity going on than is being proposed.

Mr. Hansel stated that the reason the plan puts the buses where they are is because thereis alot
of existing screening in that area, but again, thisis not asite plan review. Due to the screening,
STA would only be visible from asmall portion of the roadway. It is aso important to recognize
WD/B 7 $ IVAVHLVRID \ENQ) XS R WHbverall building. If you think about afull, single
tenant occupancy, only 20% of that full occupancy will be this type of use. To get to the point
Mr. Buckley raised, the previous tenant, the Mountain Corporation, had forklifts, maintenance
activities, and tractor trailers stored on site and sometimes going in and out. Thus, he does not
\KLCN WWH XVH WD KW CESSTHFDNRQUHNHNVi T be a significant change, nor contrary to the
public interest.

Mr. Hansel continued that consistent with the NH Supreme Court guidance and the cases that

KDYHBHHQWIHG RYHMLY/3 SXETF LOMIRIWY FRIA-BWAKH need to look at whether the proposal
interferes with public health, safety, or welfare. That isthe narrow criteriathe Board is
evaluating against, and from what he heard from Mr. Rennick and how he has looked at this use,
he does not see anything contrary asit relates to that.

2. If the Variance were granted, the spirit of the Ordinance would be observed.

0 U + DQHOIBNWG KDV 7 $ IV SURSRHG XVHLY DANVSDIRK FHMU + HFRQIMXHG\WDAKLY R |LFH \KLY
sort of multi-functional use, is not clearly defined in the LDC, so it could not have clearly been
disallowed from this zone. He thinks thisis exactly why the Variance process exists, to handle
uses like thisthat do not fit so easily in the box. He thinks the spirit of the Ordinance would be
observed, inthat it isaconsistent level of activity with uses that are alowed in the district.

3. Granting the Variance would do substantial justice.
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Mr. Hansel stated that granting the Variance would do substantial justice because it would allow
STA to move their base of operations, which are currently locating out of three separate areasin
avery dysfunctional way, to one location where they do not have to move material and personnel
around to servetheir purpose in the city. He continued that now, they have to make unnecessary
moves and work inefficiently, when they could efficiently work from one location. In addition,
this site is unique because it provides such easy and unobstructed access to Rt. 101, amain route
STA needs to get to the various towns that they serve. Not many locations in Keenein a central
arealike that provide that level of access. STA could go to another |ocation and maybe be
shoehorned into a use that is alowed so they would not need to go for a Variance, but they
would be driving through aresidential neighborhood or in avery rural location that was not built
to withstand this level of activity. Thus, he believes substantial justice would be served by
granting this Variance.

4. If the Variance were granted, the values of the surrounding properties would not be
diminished.

Mr. Hansel stated that in hisview, thisis alow impact use. He continued that it is not
inconsistent with what has existed on this site in the past. They are not requesting any
modifications to the site that would substantially change the character of the neighborhood, so he
does not see how the values of surrounding properties would be diminished.

5. Unnecessary Hardship
A Owing to special conditions of the property that distinguish it from other
propertiesin the area, denial of the variance would result in unnecessary
hardship because:

Mr. Hansdl stated that the site is uniquely suited to this use, for the size and everything in the
same way that he described; thisisjust a perfect opportunity for this use that is not described in
the LDC to work. He continued that denial of the Variance would therefore prevent reasonable
and appropriate use of the property, which he believesis, and is otherwise compatible with the
physical characteristics and surroundings. He thinks that is avery important point. They are not
proposing any changes with this property, which is, in essence, the lowest impact you can have
on achange of use like this. They are not adding pavement or changing or reconfiguring things.
They are using an existing space that has been active and vibrant in the past, trying to bring it
back to some level of vibrancy.

i.  No fair and substantial relationship exists between the general public
purposes of the ordinance provision and the specific application of that
provision to the property because:

Mr. Hansel stated that no fair and substantial relationship exists between the genera public
purposes of the Ordinance provision and the specific application of that provision to the property
because of the Ordinance. He continued that it isto protect public health, safety, and welfare, and
neighborhood character, which he believes they have thought through as part of the application.
They are open to conversations and want to be good neighbors. They want to serve the city well,

DIGWH  Z DRAR KHOURYHY RHVARAHQY $ Q RHZ KR KDVFRAHQWEan voice them, no matter
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how this application goes. They will be marketing the property to get it occupied, and they want
to have tenants that will be good for the folks in the audience and the folks in their homesin the
surrounding properties. He encourages anyone to reach out to him after this and bring up any
concerns. He and the property owner, who has been one of the best he has ever worked with, will
certainly work with folks to the best of their abilities.

Mr. Hansel continued \WDAJLYHQ\WHSUIRSHYWIVM] H @ RAWDQGH DY [P SIRYHP HOV WY/
uniquely capable of accommodating this use without undermining the O lGQ(DHHVREVMRRYHY | f

you apply the Ordinance strictly in thisinstance, it does not advance its stated purposes, in his
opinion, and instead prevents this reasonable and compatible use from moving forward.

ii.  The proposed useis a reasonable one because:
Mr. Hansel stated that the property possesses characteristics that make it well suited to an
operation center for a student transportation company. He continued that the site was previously
occupied by the Mountain Corporation, and similar activity occurred there. Accordingly, this
proposal represents a reasonable and appropriate use of the property given its history, physical
characteristics, and the nature of uses permitted in this district.

B. Explain how, if the criteria in subparagraph (A) are not established, an
unnecessary hardship will be deemed to exist if, and only if, owing to special
conditions of the property that distinguish it from other propertiesin the area, the
property cannot be reasonably used in strict conformance with the ordinance, and
avariance is therefore necessary to enable a reasonable use of it.

Mr. Hansel stated that if the criteriain subparagraph A are not established, unnecessary hardship
IS nonethel ess present, because owing to the special existing conditions, it cannot be reasonably
used. Given the property size, building configuration, and site layout, it is unlikely that they will
be able to find someone as well suited for this space, as configured, as they have with STA.

Mr. LeRoy asked Mr. Rennick how many buses are undergoing maintenance per day, on
average. Mr. Rennick replied three. Mr. LeRoy replied that he finds it alittle disconcerting that
there was no flexibility in moving the buses to the front of the building if the main concernis
safety, when only three would be in motion. Mr. Rennick replied that more than three would be
in motion, because al the buses would be coming and going from their runs, if they were parked
in the back. Mr. LeRoy replied that what he is getting at isthat it isthe same amount of
movement. If they parked in the front parking lot, they would not be crossing over any additional
people as if when they were in the back. It seemsto him that there was alack of consideration
for the abutting residential neighborhood, with the lack of flexibility in that regard. That is his
concern.

Mr. LeRoy continued that his other issue is the math that Mr. Buckley brought up, regarding the
100 bus runs, which does not account for the 20-30 employees coming in and out, too.

Mr. Hansel stated that if the Board wants him and the owner to reconfigure and move the buses
to the other side of the building, that is certainly something they can discuss. He continued that it
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was not something they originally considered, because they were trying to locate STA in a
compact, contiguous area of the site. That does not mean it is off the table.

Mr. Hansel stated that if it is okay with the Chair, he would like to address some of the
conditions. Chair Clough replied yes. Mr. Hansel stated that he does not have too much of a
problem with most of the conditions City staff suggest, but he has a problem with afew. He
continued that regarding the screening from the public right-of-way, they are open to screening
ideas, if it is determined that the public welfare or one of those criteriaisimpacted because of the
lack of screening. He takes issue with requiring the compliance with Section 9.4 of the LDC and
putting that language in there. They are not proposing any changes with this application. Thisis
not a site plan review. If they are not proposing renovation of an existing building, say, they do
not need to put the building up to the most recent version of the Building Code. He is using that
same logic here. If the Board wants screening, fine, but he asks that they not put in the
compliance with the section of the LDC that is more typically reviewed under a site plan review,
because he thinks it sets a precedent he does not want to be held to. It is no problem to have the
vehicle maintenance, besides washing, be conducted indoors. Mr. Rennick said that is how they
do things anyway. Regarding idling, if the Board is going to put some extra condition on that, he
UHDAWWKDMWEHDN  $0  MAHWDAYZ KD/B 7 $ IVRSHDNRY Z LOHMXUHRegarding 3 (R
PRHWDQ YHKIFOGV\KDQIGBIDADWPH™ Mr. Rennick says that is not something that would
happen, so there is no problem with including it as a condition. Regarding meeting with the
Public Works and Industrial Pretreatment Coordinator, they are happy to do that, but he does not
think it is required, because STA will not be putting anything into the wastewater treatment
system. Asfar as he knows, for any oil changes, they would be collecting the oil and taking it off
site. It isnot like arestaurant or any kind of use that would impact the wastewater system on site.
He does not see any problem with putting together the Spill and Prevention Mitigation Plan and
filing it with the City. Obviously, they would obtain all required building, fire, and operations

permits. He does not know what 3 DQ DEIWRIDOIRVHDQG YIHDINRQ P M DIRQWHY DG GHPV
DESURSUDWM |ooks like, but he would be happy to talk about it if necessary.

Chair Clough stated that if the Board has no further questions, they would welcome public
comment, beginning with anyone in opposition to the application.

Ken Laine of 551 Marlboro St. stated that his house is on the west side of Marlboro St. He
continued that he is very close to the building in question. The houses are up on a bank, looking
down on top of the building. His concern is that some residents are getting old; he himself is 82
yearsold. They still like to go outside, work in their gardens, and work on their lawns. When the
wind is coming from the south, the asphalt plant has a very strong odor, so that keeps them from
going outside. When the wind changes and blows from the west, that is right from the area where
the buses will be. Residents like to open their windows. His deck is on the west side, facing that
same area. Thiswill add another layer of noise and pollution. Plus, the buses come and go
severa times aday at different times. Then there will be maintenance people driving busesin
and out of the building, which is more traffic. When the wind is not blowing and the air is stable,
when the buses are running at this location, the density of the cloud is going to increase
tremendously, because the wind is not blowing it out of the way. That is ahealth issue for him
and others, and they need to be careful. The other factor is the cleaning fluids STA will use. He
does not know if he and his neighbors will be able to smell them. If the building is used for
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commercia purposes, he wonders if other companies can come in and have equipment, or if this
isall. His main concerns are that another layer of noise and pollution will really affect the quality
of life for him and his neighbors.

Mr. Buckley asked staff to put the site plan up again, and for the abutter to point out which
parcel is his, so the Board can know how thisimpact will occur. Mr. Laine indicated his
property, stating that when the wind changes from the area of the asphalt plant and finally cleans
XS\RKHDOQGKY (HIKERY JHNRP HIUWRK DU WIHHDD FRP /IRRWRYHEKHH  KH
indicated) from the north or northwest.

Mr. Buckley stated that Mr. Laine indicated that his houseis at an indication higher than the
industrial building. Mr. Laine replied yes, approximately 25 to 30 feet higher. He continued that
he and his neighbors look down on the roof of the building.

0 U%dANB® DANHGL WHHLYDQ WQ) LOWP VR DVAHHQRUYHHBRQBERZ HHQO0 U/ DCHV
DG KLY (HJI KERWAT SURSHWWY DG WH LQGMMBCEXL@ QI Mr. Laine replied yes, there are some
trees growing. He continued that when the leaves are on, he can still see the building. If there
were buses down there, he would be able to see them. When the leaves are gone, he has afull,
five-mile view to the west.

Chair Clough asked how long Mr. Laine has lived there. Mr. Laine replied since 2012.

Ken Bergeron stated that he has lived in the neighborhood for 56 years. He continued that he
lived there before there were any factories. He did all of Don Breh P fMvork. There were never
more than 25 employees in the building. The Mountain Company had very few employees.
There were no trucks going in and out of there al day. This application would be encroaching on
the neighborhood. They have to get their facts straight before they say it, regarding the number
of people who were previously in that building. There were never more than 25 peopleinit. The
asphalt plant has been a problem, not in the fall and winter. He has wiped particles from the
asphalt plant off histruck before, and he still has to do that. The asphalt plant does not clean its
scrubbers. It is not enforced by the City or anyone. They recycle the asphalt that has been
scraped from the road and run it through their plants. Thereis abrown cloud every day that that
placeis running. Regarding parking spaces, there are many more parking spaces on the

$ SSOFDQAV SO \WDQWWHHDHIQWHSDN Q) W HGRH/QRAMQNKHKDVHHAMAHD - FOW/ILQ
that parking lot since he has lived there. It would be a mistake to have 25 busesin front of al
these houses on Marlboro St., including his. He does not think the property should be rezoned.
Hethinksit should be left asit is.

Chair Clough stated that since Mr. Bergeron has lived there for 56 years, he wants to ask him
about when UPS was there across the street. Mr. Bergeron replied that UPS had nowhere near
that amount of cars or trucksin that period. He continued that that is the reason they moved,
because they needed much larger space. At one point, there was a proposal to put the recycling
plant in the same building, and he is grateful that that was voted against. The [inaudible] who
was in there right now has two or three cars and has never been a problem asfar as pollution
JRH ,\WZ L@EHDURKIK MWDARQL 673% P RYHVIQWHH , W LOQGYDOHKLY DIGKV HIKERV
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properties, which aready have a bike path running behind them. This type of business should not
be allowed in this neighborhood.

Penny Bell of 511 Marlboro St. stated that she owns five properties in that section of Marlboro
St., numbers 505, 508, 511, 550, and 0. She continued that many of those properties house her
family of five children and 13 grandchildren. Her mother lived there with her until she passed
away this past December. Thus, thisis personal. It is not just about her or her family, and it is not
just her neighbors here. She has lived there since 1995 and raised her children and severa
grandchildren there. It means alot to her. She has about 2.5 acres there, whichisalargelot for
Keene. She could put cottage courts there. Her property is not commercial, but she also owns 9.5
acres on Marlboro Rd. and another two-acre adjoining lot, so about 11.5 acres. Her question is

Z KHKHMKHZ RX@ WXV EH CEI R A<D HKHUSURSHW W3 FRP P HIADO PAWERZ QKDD KHMJ B
and put acommercial repair facility there. Her question for Mr. Hansel is what the names are of
the three separate businesses he referred to, as she heard that there are three separate tenants or
three separate businesses.

Mr. Hansel stated that the plan is to break the building up into multiple tenant spaces that would
be occupied by individual companies. He continued that they have one signed lease and someone
moving in soon, but it isause that is allowed by right.

Ms. Bell asked how long the Mountain Company was there for. Mr. Hansel replied that he does
not know. Ms. Bell replied that everyone should know the facts. She continued that the Mountain
Company did not do repairs there. The one heavy truck they had she now owns.

Ms. Bell asked the Applicant severa questions. Mr. Clements stated that the public comment
period is not for members of the public to question the Applicant; it is for them to address their
concerns about the application to the Board. The Applicant is given the opportunity for rebuttal
after hearing public comment.

Ms. Bell stated that her concerns are not just about herself or the way the proposal would devalue
the properties she owns. She continued that buses are big, and there will be alot of traffic. Many
people take the shortcut; they go around, instead of going on the mgjor part of Optical Ave. Their
employees will go down Marlboro St. Many children live on that section of the street, play in the
street, and ride bicycles. People walk dogs there, and people from Markem, Timken, and other
companies nearby walk there every day. She sees them walking by her house every day. That is
part of their life. It is about the community. There are road races and bike races there. She and
the few neighbors who are present tonight are not the only ones with concerns. Many people
could not make it to the meeting tonight.

Ms. Bell continued that Mr. Bergeron said there have never been more than 25 cars on the
property. There may have been more than 25 at one time or another, but not the amount that will
be there with this proposal, and not of the size of buses. Even when UPS was there, that was
small, then became large. UPS has the accommodating space for that now. This space will not
accommodate something like that without having a huge impact on the neighborhood, the
community, and property values. She takes that personally. She spent her entire life building a
real estate portfolio, and this proposal would take alarge portion of that and destroy it for her.
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+ HJILCDOARP P HQAVR\KHYRDWG VKD WH CESURYHVRQL KWV CESTADARQ \KHZ RQGHYZ KDV
would happen if she applied to the Board to have her property use changed, too. She wondersiif
they would say yes or discriminate against her.

John Hillock of 511 Marlboro St. stated that he spent the last 20 yearsin the city trying to build a
repair shop. He continued that they do not compare it to adealership. It isalot more work. What
[STA] isgoing to do is the same. 3 5HEOLWDUIHUHEOWLY is what they told him. He spent
thousands of dollarsin the city to get a garage built. He would not be able to use that garage if he
wanted to move there. He has been to alot of these Boards, to get where he got, to get his
garage. STA does not belong hereif his garage did not belong here. He had to move from one
garage because he did not belong there, due to the noise and trucks. He spent alot of money to
build a new shop that was afight to get to. He could have retired by now, but now he has to work
another 40 yearsto pay for it.

Shane Maxfield of 534 Marlboro St. stated that he has the same concerns that his neighbors have
expressed. He continued that where the buses are planned to be parked isliteraly in several of
their backyards. In the mornings and afternoons when they are moving the buses from their
proposed locations, he does not think it will be as easy asit is made out to be. The parking spaces
on the diagram are about 18 to 20 feet long and school buses are about twice aslong as that. He
walksin front of that area at least twice aday, and looks at it every day, and heistrying to
visualize this. Trying to get 36-foot-long school buses around that corner and then finesse them
into parking spacesis alot more than just hopping into them, starting them, and driving off on
the route. If they park them all on one side, they still need to try and finesse them out of that
corner. The east side seems untenable to him as a place to park alot of school buses, putting
aside the noise and odor concerns. A neighbor spoke about odor. They are talking about internal
combustion particulates. He knows the City is big on air quality. This general neighborhood, as
talked about by his neighbors, is such that when the air does not move, the particul ates from the
asphalt plant and highway EX@XS DGO 1 HAAKHHIKERKRRAVOUTXDDW 7 KV SIRSROY L@
make it even worse. The east side of the building seems impossible to him, without alot of effort
in driving around and inching around with the school buses. At best, the far west side might
work, but in general, it will negatively affect the neighborhood.

Mr. Buckley asked if Mr. Clements could bring up the site and overview of where al the lots are.
He continued that he keeps hearing about the batching plant, and now he is curious about where
all these attributes are. He does not see them on the site plan. Mr. Clements displayed the
diagram and stated that 59 Optical Ave. isoutlined in yellow. He continued that the asphalt plant
isat 36 Rose Lane. He indicated the intersection with Optical Ave. and Rt. 101, and Marlboro St.
to the east.

Chair Clough asked if there was further public comment in opposition.

Richard Bergeron of 564 Marlboro St. stated that he lives directly across the street from the
closest abutters. He continued that he thinks all the concerns are valid. It isaquiet area. When
you go to sell your house, someone drives through an area that |ooks busy, that affects the value
of your property. It is hard to argue with that, or with concerns about air quality and noise.
Occasionally arogue bus driver might come down the street, and many children play in the
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street. He drives down the street at about 10 mph, because children come first, no matter what.
That isone of his concerns. He wondersif they could do something like a probationary period
with aVariance. He hears no, that is not possible. That means that once they are committed, they
are committed. Everyone should think about it, look at the pros and cons, and go through the
neighborhood and look around at different times of day to see what is there, before they make
any decisions. + HGRH/QRMNHD@GWR WD | LF DG QvHY KHHBHDAOWHIWA/ TXHM YHY R-HV
concerns are valid.

Dustin Clark of 543 Marlboro St. stated that he has lived directly behind the proposed bus
parking area, for 17 years. He continued that over that time; he has had consistent experience
with how sound and activity from the site carries to his home. His property is approximately 100
feet from where the buses are proposed to be stored and operated. He believes the application
understates the impacts the use will have on the residential neighborhood immediately adjacent
\R\KHWM 7 KH$ SSTRDQAHSHDMEY GAVRUEHG\WWLY D/ GZ 1P TRV DGR \KHIHZ LOEH(R
material increase in noise and other impacts. He can only speak about his own experience living
next to this property, which leads him to a different conclusion. He has lived with activity from
this property for years. His house sits somewhat higher than the parking lot, and the sound
carries clearly from the site. From inside his bedroom, he can hear people talking in that section
of the parking lot. He can hear ordinary car doors opening and closing, vehicles driving through
the lot, and in the past, occasional truck activity associated with previous tenants. At times, the
sound of shipping activity was enough to wake him early in the morning. Because of those
experiences, heis concerned about the proposal to park and dispatch approximately 25 school
buses at thislocation. He is not concerned about what the buses ook like. Trees and screening
might help with visibility. His concern is the operational activity associated with the STA. Buses
do not simply sit parked. Drivers arrive, engines start, vehicles move through the lot, and air
brakes cycle. Buses leave on routes early in the morning. Those activities are fundamentally
different from indoor manufacturing office use that has historically occupied this property. The
application repeatedly refers to the use of only 20% of the building, but the impacts to nearby
residents are not determined by how much office space is occupied. Impacts come from the
outdoor operation of the bus fleet immediately adjacent to the adjacent homes.

Mr. Clark continued that he is aso concerned about the diesel exhaust. His home was built in
1842, and like many older homes, it cannot simply be sealed off from outside air. During the
warmer months, they rely on open windows and air conditioning. If heisdriving behind a diesel
VAKRRCEXV KHLP P HADMYD \Z WKHARE UHHUPXOM RAMQVWHDURT $ VWWKRP H KHARV@QRW
have that option if buses are regularly idling and operating approximately 100 feet from his
property. That will affect how he, his spouse, and his three children experience and use their
home. Three bedrooms face the side of the property where the buses are proposed to operate. His
family already hears activity from the site today. The Applicant states there will be no material
increase in noise, but he has not seen any noise study demonstrating what 25 buses departing
early in the morning hours will sound like at the nearest homes. The Applicant states the
proposal will not affect the neighborhood character. He asks the Board to consider that the
AHIKERKRRGLP P HADMY DAIHHQMR\WWHVMLFOGH/\VRP HR \WHRWAV RBAWKRP H/DQG
long-established residential properties. The question is not whether the buses can be screened
from view, the question is whether a transportation operations center with approximately 25
buses is compatible with that residential neighborhood. He respectfully asks the Board to
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consider that, and to consider whether it is consistent with the purpose of the Industrial Park
District.

Chair Clough asked if anyone else wanted to speak in opposition. Hearing none, he asked if
anyone wanted to speak in favor. Hearing none, he invited the Applicant to address the public
comment.

Mr. Hansel stated that he thanks everyone who came out tonight to give feedback. He continued
that he has been in their shoes. He has argued against granting Variances in front of this Board,
as recently as two months ago, so he understands and respects the process. He a so respects
everything SHRSBIKDYHVOG YDHS RQSHRSOAVIHHEDAN U WH  DHRSHQWR MKHZ RX@ UHDXAWW
the Board table this application for amonth and allow him and the owner some time to meet with
\WHIRDVZ KR KDYH\KRZ QRSSRMMRY + HWNTY. DOV KHOUWHYRDGIVIHHETRN UL \WWDAVR\D
but he and the owner are open to tabling this, to speak with the residentsif they are open to that
and comfortable sharing their contact information. He is working almost every day to make sure
activity increases on this site. An empty, vacant building is good for no one. He does not think
they will see the days of old when they have hundreds of employees, no matter what use comes
in. It will not be crazy. It will not be what this zone was designed for. He knows the owner is
willing to work on this, and he and the owner would love to work with the neighborhood and
come up with maybe some modifications, maybe some things that would alleviate some concerns
but still allow the owner to move forward with getting the building occupied.

Chair Clough stated that to back up for a minute, there were two letters that were introduced. Mr.
Clements stated that he suggests noting them for the record. He continued that they are part of
thefile, and Chair Clough does not have to read them into the minutes unless he wants to. Chair
Clough stated that the two letters were both in opposition, and they are in thefile. If someone
wants to review thefile, they may.

Chair Clough asked for further public comment. Hearing none, he closed the public hearing and
asked the Board to deliberate on the proposed postponement until next month.

Mr. Guyot stated that he has a procedura question. He asked if the Applicant is asking the Board
to table the application at thistime, or Ll \WDAZ DVMWND\X]JBXRQSHIA Q) \WWHYRDBV
commentary during their deliberations. Mr. Hansel replied that what to do with the application is
up to the Board, but that he and the owner are open to the Board tabling this for a month,
allowing them to hopefully talk with the folks who spoke tonight. He replied that he and the
owner DORZ DQAR KHOUMHYRDGIVIKWRAIKW |, | \WHYRDGLVZ LX) \R KDYHRP HAVRPXWRQ
and provide feedback on what has been presented so far and how they are feeling about it, he and
the owner would take that into consideration.

Mr. Guyot stated that part two of his procedural question is: if the Board says they will move
forward and deliberate, at what point do they stop their deliberation in advance of making a
decision \WDNWP D DHAVWHS SSTFQAY UHDXENDY R Z KHKHOAMWH \iXJJ BXWWHYROG\BEGI VWHe
continued that his understanding isthat if the Board moves forward and deliberates, then reaches
aconclusion, positive or negative, that conclusion is permanent. Thus, there is some measure of
risk to the Applicant in that regard.
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Mr. Clements replied that generally speaking, Mr. Guyot is correct. He continued that once the
Board acts, barring an appeal for reconsideration of the decision, the decision stands. Pre-
deliberative suggestions would be non-binding. If the Board makes a suggestion or two and then
continues the application until next month and the Applicant comes back with revisions, the
Board is not obligated to accept and approve those revisions just because some changes were
made in some part due to the ¥ROWBINsuggestions. They could still deliberate and determine that
this application does not pass the test. He suggests not beginning the deliberation on the five
criteria, if the Board isinclined to continue. They could maybe have a genera discussion on the
concept of continuing until next month and what changes the Board might suggest, or whether
they believe nothing can be done to this application. He apologizes for not being able to give
clear advice, because he cannot see what the next month will result in.

Mr. Guyot stated that hisintent isto be fair to all concerned, the Applicant, abutters, and so on
and so forth, and not hastily or procedurally get to the point where the Board must reach a
conclusion. He continued that that is what he is concerned about. Mr. Clements replied that he
recommends that if the Board decides to continue to next month and alow the Applicant to make
changes, they would want to open the public comment portion again at the next meeting, to let
everyone speak to any changes or additions that have been made to the application. Mr. Guyot
replied that that makes perfect senseto him.

Mr. Buckley stated that there is a burden imposed on the abutters who have come out tonight,
expecting that a decision would be made, and now it is being suggested that perhaps some
meeting of the minds can be achieved by the Applicant and the abutters and then they would
come back. He continued that it still requires the abutters to return on adifferent day to give their
point of view. On the other hand, trying to achieve consensus is always a worthwhile endeavor,
and \WWDAVFOD® \WH$ SSTHQRVGMUH + HD)WHHWDAKHYRDG P HP BHY FOQERW SUAW\WHU
views and discuss what they are going to do, at this stage, if that is what the Applicant wants to
do. The Board does not even know if the abutters are inclined to have a meeting of the minds
with the Applicant, so he does not want to impose that burden on them. He does not believe the
Board can express any preliminary assessments of what they are going to do, if there will be a
tabling of the application.

Chair Clough stated that at this point, the Applicant could ask the Board to table it before they go
into deliberations. He continued that otherwise, they have to go into deliberations, and they
would have to go further down that. Mr. Hansel replied that it is up to what the Board is
comfortable with. He continued that he was just thinking that if there was anything the Board
wanted him to know, or that the Board would like to give to him as he and the owner rethink this,
he hopes they would offer it. If not, he suggests the Board just tableit.

Mr. Schrantz stated that he thinks the Board can discuss the proposal without moving to the five
guestions, and that allows for some deliberation. He continued that Mr. Guyot posed a very good
guestion, which was whether there is aline the Board draws there. It sounds like it isagray area.

Mr. Clements replied that the Zoning ¥ROGIVURBILYGITHHWURP \KDAR WH3OQRQ) YRDG

which is dlightly more collaborative. He continued that the Zoning Board is supposed to make a
judgement on what is put in front of them. They are not supposed to pre-judge, and they are
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definitely not supposed to pre-judge potential changes that might happen in the future. Heis
inclined to agree with Chair Clough that they should not deliberate, because once that ball starts
rolling, they are rather obligated to bring that to a conclusion. If the Applicant has heard the
guestions, given the Board the answers, heard public testimony, and they feel like before the
Board deliberates on the application they would like a continuance to the next month to make
some changes for the Board to then evaluate, ask questions, receive answers, and give the public
another chance to comment before the Board goes into deliberation, he thinks that might be a
more appropriate process 7 KDABRAHWVZ RXGEHGWONHD W FRP SURP MHWHYRDBIVURY

0 U/ FbR MBMS\WWDARO U 9%oENB v SRQabout the burden on everyone who showed up
tonight, he wonders if the Board can save them that time by using their comments from tonight
for the next hearing. Mr. Clements replied that everything that has been said is on the record. He
continued that the Board has heard concerns from the neighborhood about specific aspects and
genera aspects. They are not precluded from remembering al of that. It isall part of this
application.

Mr. Guyot stated that if the Applicant comes back with alternatives based on what they have
heard today from the abutters, it may behoove the abutters to return to the next meeting, hence
the burden that Mr. Buckley pointed out, because they may have different responses to the
alteration of the application. He continued that it continues the discussion that the abutters want
to have input on. Mr. Clements replied that is correct, and thereis certainly a balance between
the rights of the Applicant to navigate their application as well as the input of the neighborhood.
He continued that the public processis public, and sometimes it takes more than one meeting to
get done. That is definitely something for the Board to balance in their decision about how to
handle this application.

Chair Clough asked if there were other thoughts.

Mr. Schrantz made a motion to continue the hearing for this application, ZBA-26-5, from
Petitioner JP Irving, LLC of Concord, New Hampshire until the next Zoning Board of
Adjustment meeting on July 6, 2026, at 6:30 PM in Council Chambers. The motion was
seconded by Mr. Buckley.

Mr. Buckley stated that the Board has an obligation under NH Statute 674:33 V111 to make a
final decision within 90 days of receipt of the application. He asked when this application was
received, because if they will not comply with the 90-day deadline, they will need the Applicant
to waive timely action, on the record and in writing. Mr. Guyot replied that he sees that the |etter
signed by the Applicant was dated May 5, 2026. Mr. Buckley replied that they are within the 90
days, then.

The motion passed with avote of 4-1. Mr. LeRoy was opposed.
Mr. Schrantz stated that he thinks thisis a great example, for everyone here tonight and for
others concerned, to learn something from this opportunity, which is: go talk to your neighbors,

go talk to your abutters, before you put the application in. He continued that it specially makes
sense for something sensitive like this, so they can have consensus before having to look at a
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FRQMIXDIRQ + HECESUHHDIMY HYHY RHVWP HDQGefforts but would suggest that as a good path
forward. Chair Clough replied that he, too, thanks everyone who came out tonight. He continued
that it is very important for the Board to hear every aspect they can for any application that
comes before them, no matter how it is ultimately determined.

6. Staff Updates
7.  New Business
Chair Clough asked if there was any other business. Mr. Clements replied no.
8. Adjournment
There being no further business, Chair Clough adjourned the meeting at 8:15 PM.

Respectfully submitted by,
Britta Reida, Minute Taker

Reviewed and edited by,
Corinne Chaisson, Board Clerk
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ZBA-26-5 « USE VARIANCE « STUDENT TRANSPORT OPERATIONS CENTER « 59 OPTICAL
AVE

Request:

Petitioner, JP Irving, LLC, of Concord, NH., requests a Variance, for property located at 59 Optical
Ave., Tax Map # 241-006-000-000 and is in the Industrial Park District. The Petitioner is requesting
a Variance to permit a space for dispatch, office, bus storage and routine maintenance where this
use is not permitted, per Article 6.3.5 of the Zoning Regulations.

Background:

The Zoning Board of
Adjustment opened
the public hearing for
this application on
June 1, 2026. Based
on testimony
received during the
public hearing, the
Board voted to
continue the
application to July 6,
2026. Since then, the
applicant has
amended the
proposed location of
the bus parking area
from the east side of
the property to the
west side of the
property. Fig 1: Aeria of 59 Optical Ave outlined in yellow.

The initial application materials can be found in the Zoning Board of Adjustment agenda packet
for the June 1, 2026 meeting on the City website. The applicant has submitted an updated site
plan and additional narrative describing the proposed changes. An approved site plan from May
22,1979 and two-lot subdivision plan recorded on October 18, 1996 have also been included in
the packet for reference.
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Fig 2: 59 Optical Ave outlined in yellow with surrounding zoning districts.

Surrounding Uses:

North: Industrial Light

South: NH Route 101

East: Single-family Residential
West: Industrial Light, Undeveloped

Application Analysis: The following is a review of the relevant sections of the Zoning Ordinance
and how they impact the subject property:

6.3 Industrial Park ¢ The Industrial Park (IP) District is intended to provide for relatively low-
intensity manufacturing and research and development firms that are employee intensive, clean
in nature, and promote an attractive industrial park environment. Service operations and sales
activities are excluded from this district, except for minor sales that may be accessory to the
primary use. All uses in this district shall have city water and sewer service.
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6.3.5 Permitted Uses

8.3.2.W Office « Defined. An establishment that engages in the processing, manipulation, or
application of business information or professional expertise, which may or may not offer
services to the public. An office is not materially involved in the fabricating, assembling,
warehousing or on-site sales of physical products for the retail or wholesale market, nor engaged
in the repair of products.

8.3.2.AM Vehicle Repair Facility ¢ Minor ¢ Defined. A facility that offers minor repairs and
services to passenger vehicles, light and medium trucks, and other consumer motor vehicles (e.g.
motorcycles). Minor vehicle services or repairs may include, but are not limited to: lubrication
services; minor scratch and repair; glass repair or replacement; replacement of systems for
cooling, electrical, fuel and exhaust; brake adjustments; tire replacements; and, wheel servicing,
alignment, and balancing. Minor repair work does not include replacement of engines or
transmissions, or major body work.

Use Standards:

a. All making of repairs, except emergency repairs, shall be conducted entirely within
a building sufficiently insulated to confine noise, flashing, fumes and odors to the
premises.

b. Buildings and all accessory structures shall not be closer than 20t to the side and
rear lot lines.

c. No display of merchandise or outside storage of vehicles, vehicle parts or
equipment shall be permitted within the required front and side yard setbacks.

d. The retail sales of motor vehicles to the general public on site is limited to 4
vehicles in any consecutive 12-month period.
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8.3.5.F Qutdoor Storage Yard < Defined. The storage of equipment, vehicles, machinery, or
materials as the principal use of land.

9.4.4 Parking Lot Screening « Perimeter Landscape Area - If an on-site parking lot is visible from
the public right-of-way and/or is located adjacent to a residential zoning district, a perimeter
landscape area shall be established along the full length of the edge(s) of the parking lot that is
adjacent to the public right(s)-of-way and to parcels located in a residential zoning district, with
the exception of areas designed for pedestrian and vehicular access into the parking lot. This
perimeter parking lot landscape area shall be improved as follows.

1.

2.

The perimeter parking lot landscape area shall be at least 8-ft in depth, measured from
the edge of the parking area.

A minimum of 1 shade tree shall be provided for every 30-f of perimeter parking lot
landscape area.

a. Ornamental trees may be substituted for shade trees at a 2:1 ratio.

b. Trees may be spaced linearly on center, or grouped to complement an overall
design concept.

One evergreen shrub shall be planted for every 3-f of perimeter area length. Shrubs may
be varied in placement, rather than linearly spaced, but the total number of shrubs planted
must equal 1 shrub per 3-If. Shrubs must be at least 3-ft in height at maturity, and have a
minimum spread of 2-ft. Shrubs are not required to be planted within 4-ft of a tree.

The remainder of the perimeter parking lot landscape area shall be landscaped and
designed as one or more of the following installations.

a. 60% of the area outside of the required shrub cover massing (measured at
maturity) shall be planted with a combination of perennials, ornamental grasses,
and/or groundcover plants. The remaining areas shall be mulch, or another
permeable landscape surface.

b. A solid fence or wall constructed from wood, brick, or masonry (shall not be
concrete block) that is a minimum of 4-ft to a maximum of 6-ft in height, located
at the furthest point of the landscape area from the public right-of-way. Any portion
of the fence or wall that exceeds 4-ft shall be semitransparent or transparent.

i. Up to 30% of the total length of such wall may be designed as a seating
wall. The minimum wall height does not apply to seating areas included in
the wall.

If the area of the parking lot abutting a residential zoning district is an existing woodland,
a 25-ft woodland buffer may be left in lieu of a perimeter landscape area.

The Planning Board may approve an alternative design for screening of parking lots from
public rights-of-way as part of a site plan review, if they determine the proposed design
generally meets the intent of this Article.
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Suggested Conditions and Draft Motion:

If inclined to approve this request, the Board may wish to consider reasonable conditions such

as:

1.

abrwDd

7.
8.

The parking area for the buses shall be adequately screened from the public right-of-way
and all abutting properties in accordance with the perimeter landscaping requirements
of section 9.4 of the Land Development Code.

All vehicle maintenance besides washing shall be conducted indoors.

Vehicle idling shall not be permitted before 7am.

No more than ten (10) vehicles shall idle at a time.

Prior to occupancy, the tenant/ owner shall meet with Public Works and the Industrial Pre-
Treatment Coordinator to identify any required upgrades for wastewater handling
necessitated by the use.

A Spill Prevention & Mitigation Plan shall be submitted for review and approval by the
Community Development Department.

All required building, fire, and operational permits shall be obtained.

Any additional noise and vibration mitigation the Board deems appropriate.

‘Approve ZBA-26-5 to permit a transportation operations center use per section 6.3.5 of the
zoning regulations as shown in the application and supporting materials received on May 5, 2026
and revised on June 23,2026 with the following conditions. %o
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CITY OF KEENE

NEW HAMPSHIRE

Notice of Public Hearing

A meeting of the Keene Zoning Board of Adjustment will be held on Monday, July 6, 2026, at 6:30
PM in the 2" Floor Council Chambers of City Hall, 3 Washington St, Keene, NH 03431 to conduct
a hearing on the following petition.

ZBA-26-7: Petitioner, Nathan Kaarto, on behalf of the owner, 434 -440
Winchester St., LLC, requests a Variance, for property located at 44 Winchester
St., Tax Map # 115-004-000-000 and is in the Commerce Limited District. The
Petitioner is proposing to replace an existing roadside sign that is 14 feet tall
with a 15 foot tall sign, per Article 10.80 of the Zoning Regulations.

Why am | receiving this notice?

You are receiving notice of this hearing as an abutter to, or owner of, property within 200-ft of the
subject parcel. Please be advised that this may be the only notice you will receive, and the nature
of the proposal may change in scope.

Where can | find the application materials?

Materials for this application are available for public review in the Community Development
Department on the 4" floor of City Hall between the hours of 8:00 am and 4:30 pm. The agenda
packet is typically posted on the Zoning Board of Adjustment webpage (keenenh.gov/zoning-
board-adjustment) one week before the meeting.

How can | provide my feedback?

Written comments in the form of a letter can be mailed to or dropped off in the City of Keene
Community Development Department on the 4" Floor of City Hall. Letters can also be emailed to
communitydevelopment@keenenh.gov or dropped off in person and will be accepted up until 3:00
pm on the day of the meeting.

Can | attend the meeting?

Yes, you have the right to attend the meeting and provide your feedback on the proposal. If you
are unable to attend in person, you can view a livestream of the Zoning Board of Adjustment
meeting on the City of Keene website and YouTube channel, barring any technical difficulties.

How can | follow along with this project?

You are encouraged to review any future agendas for updates on the status of this and other
applications on the Board webpage. All decisions made by the Zoning Board of Adjustment are
posted under the "%G{8RMsection of their webpage the next business day. If you have any
guestions, please contact the Community Development Department at (603) 352-5440.

3 Washington Street (603) 352-5440
Keene, NH 03431 KeeneNH.gov
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ZBA-26-7 » VARIANCE « FAIRFIELD KIA SIGN HEIGHT, 440 WINCHESTER ST

Regquest:

Petitioner, Nathan Kaarto, owned by 434-440 Winchester LLC, requests a Variance, for property
located at 440 Winchester St., Tax Map # 115-004-000-000 and is in the Downtown Transition
District. The Petitioner is requesting a Variance to permit a 15 ft sign where a 14 ft sign is
permitted in the Commerce Limited district per section 10.8 of the zoning regulations.

Background:

The subject property is an
existing 2.23 ac site
located on the east side of
Winchester St (NH Rt 10),
approximately 1,400 ft
south of the NH Rt 101,
Winchester St.
roundabout. The property
is part of a cluster of car
dealerships that share a
street access point along
Winchester St. The site
contains an existing car
dealership, Fairfield KIA.
The dealership is currently
undergoing a
redevelopment project
with a brand new
approximately 15,000 sq.
ft. dealership building,
maintenance facilities, and
associated site
improvements including
drainage and floodplain
mitigation. The project

Fig 1: Aerial of 440 Winchester St outlined in yellow with the red star.

goal is a branding refresh for the KIA dealership that incorporates architectural and signage
upgrades with the redevelopment.

The purpose of this application is to seek a Variance from section 10.8 of the Land Development
Code to permit a freestanding sign to be 15 ft in height where 14 ft is normally permitted. The
existing sign is 14 ft in height, however, the available signs for the KIA rebrand only come in 10 ft

and 15 ft in height.
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Fig 2: 440 Winchester St outlined in yellow with the red star and
surrounding zoning districts.

Surrounding Uses:

North: Car dealership

South: Car dealership

East: Parcel distribution

West: Car wash, convenience store



STAFF REPORT

Application Analysis: The following is a review of the relevant sections of the Zoning Ordinance
and how they impact the subject property:

5.2 Commerce Limited

Purpose. The Commerce Limited (CL) District is intended to provide for a mixture of commercial
and light industrial uses that may require larger land area and have less intense vehicle traffic as
in the Commerce District. Curb cuts shall be a minimum of 150-ft from any intersection, and shall
be a minimum of 450-ft apart, except that each lot shall be entitled to access, either through its
own curb cut or a common curb cut shared with other lots. All uses in this district shall have city
water and sewer service.

10.8 Freestanding Sign

Defined. A sign principally supported by a structure affixed to the ground, and not supported by a
building, including signs supported by one or more columns, poles or braces placed in or upon
the ground.

Standards. Shall not be externally illuminated before the start of business or 8:00 am, whichever
is later, and after the end of the business day or 9:00 pm, whichever is later.

Fig 3: Freestanding sign measurement guide from
LDC
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A freestanding sign has measurement requirements based on zoning district for the height of the
sign, the area of the sign, and the pedestal that the sign is placed upon. The code refers to the
pedestal for the sign as the 3ign structure. %n some districts the sign height and the sign
structure are separate measurements. In Commerce Limited (CL) the overall height of the sign is
calculated including the sign structure. Freestanding signs in CL are regulated based on their
location within the front yard setback, which is 100 ft. If the sign is located within the first 50 ft,
the sign height max is 14 ft. If the sign is located further back than 50 ft, the sign height max is
18 ft. See table 10-9 below for details.

Suggested Conditions and Draft Motion:

‘Approve ZBA-26-7 to permit a 15 ft freestanding sign where 14 ft is normally permitted per
section 10.8 of the zoning regulations as shown in the application and supporting materials
received on June 12,2026 with no conditions. %o



