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

Monday, September 14, 2026 6:30 PM City Hall Council Chambers 

A. AGENDA ITEMS 

1. Roll Call 

2. Approval of Meeting Minutes – March 9, 2026 

3. Public Workshop: 

a. Ordinance O-2026-13 - Relating to Zone Change. Petitioner, Steven Ringland, 
proposes to amend the Zoning Map of the City of Keene by changing the zoning 
designation of the parcel located at 0 Howard St, TMP# 536-034-000, from Medium 
Density to Conservation. The total area of land that would be impacted by this 
request is ~.91 acres. 

4. Continued Public Workshop: 

a. Ordinance O-2026-09 Relating to Short-term Rental Uses. Petitioner, City of Keene 
Community Development Department, proposes to establish a use definition and 
use standards for “Short-term Rental” in Article 8 of the Land Development Code and 
permit this use by right with limitations in the following zoning districts: Rural, 
Residential Preservation, Low Density, Low Density 1, Medium Density, High Density, 
High Density 1, Downtown Transition, Commerce, Neighborhood Business, Business 
Growth and Reuse, Office, and Agriculture. 

5. New Business 

6. Next Meeting – TUESDAY, October 13 – 6:30 PM 

B. MORE TIME ITEMS 

1. Neighborhood / Activity Core areas (“Neighborhood Nodes”) 
2. Private Roads 
3. Permitted Uses in the Commercial and Industrial Zones 
4. Land Use Definitions: Data Center/Cryptocurrency Mining and Privately-owned Prison / 

Detention Center 

C. ADJOURNMENT 
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JOINT PLANNING BOARD / 5 

PLANNING, LICENSES AND DEVELOPMENT COMMITTEE 6 

MEETING MINUTES 7 

8 

Monday, July 13, 2026 6:30 PM Council Chambers, 

City Hall 

Planning Board 

Members Present: 

Harold Farrington, Chair 

David Bergeron 

Mayor Jay V. Kahn, joined via zoom 

Michael Hoefer 

Kenneth Kost 

Andrew Madison 

Councilor Molly Ellis 

Stephon Mehu, Alternate 

Joseph Cocivera, Alternate 

Planning Board 

Members Not Present: 

Roberta Mastrogiovanni, Vice Chair 

Tammy Adams, Alternate 

Planning, Licenses & 

Development Committee 

Members Present: 

Randy L. Filiault, Chair 

Philip M. Jones, Vice 

Chair 

Edward J. Haas 

Robert C. Williams 

Planning, Licenses & 

Development Committee 

Members Not Present 

Laura E. Ruttle-Miller 

Staff Present: 

Paul Andrus, Community 

Development Director 

Mari Brunner, Senior Planner 

Evan Clements, Planner / 

Zoning Administrator 

9 

1. Roll Call 10 

11 

Chair Farrington called the meeting to order at 6:30 PM and a roll call was taken. Stephon Mehu 12 

was requested to join the Planning Board as a voting member. 13 

14 

2. Approval of Meeting Minutes – March 9, 2026 15 

16 

A motion was made by Councilor Jones that the Joint Committee accept the March 9, 2026 17 

meeting minutes. The motion was seconded by David Bergeron and was unanimously approved. 18 

19 

3. Public Workshop: 20 

21 

a. Ordinance O-2026-09 Relating to Short-term Rental Uses. Petitioner, City of Keene 22 

 Community Development Department, proposes to establish a use definition and use 23 

standards for “Short-term Rental” in Article 8 of the Land Development Code and permit 24 

this use by right with limitations in the following zoning districts: Rural, Residential 25 

Preservation, Low Density, Low Density 1, Medium Density, High Density, High 
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Density 1, Downtown Transition, Commerce, Neighborhood Business, Business Growth 27 

and Reuse, Office, and Agriculture. 28 

29 

Senior Planner Mari Brunner addressed the Board and stated this Ordinance is coming from staff 30 

as a way to maintain the status quo. She noted the City of Keene never had a definition for short 31 

term rentals. However, the previous definition of family allowed four or fewer unrelated 32 

individuals to occupy a dwelling unit for any length of time. Under that definition, most short-33 

term rentals qualified as a family and therefore as an allowed use in a Residential District. 34 

35 

Ms. Brunner went on to say State law changed and the City is no longer allowed to utilize the old 36 

definition of family. The new definition focuses on transiency, and so any use that is transient 37 

for30 days or less would no longer qualify as a family. For this reason, staff is proposing to 38 

create a new definition for a short-term rental, so that all rentals that exist today can continue to 39 

operate. 40 

41 

Ms. Brunner stated to date, staff is not aware of any major issues related to short-term rentals. A 42 

study was done in 2023 where they looked at the share of short-term rentals compared to the 43 

overall housing supply and they found that at that time it was a very small percentage. To staff’s 44 

knowledge that data hasn’t really changed. The City does not have a paid subscription to obtain 45 

some of this data, However, an informal search on Airbnb and VRBO etc. showed that the 46 

number of short term rentals hasn’t really changed since 2023. 47 

48 

Ms. Brunner stated planning staff had discussed this issue with Code Enforcement staff, Police 49 

and Fire Department staff and through those conversations, it became apparent that there are not 50 

many complaints or issues being generated by the short-term rental properties the City currently 51 

has, especially when they are compared to regular long term rentals. 52 

53 

Ms. Brunner went on to say staff also created a short-term rental survey through the flash vote 54 

platform, and those results are summarized in the staff report in the Committee’s packet. She 55 

noted there is a wide range of views that have been expressed throughout that survey. The main 56 

concern people expressed was the fear that short-term rentals, if they were to proliferate, could 57 

take away long-term housing. 58 

59 

Ms. Brunner reiterated that staff’s intent with this Ordinance is to create a definition for short-60 

term rentals that maintains the status quo, and makes it so that they are allowed. Staff is also 61 

proposing two use standards. One use standard is specifically related to the residential 62 

appearance of the dwelling unit. She explained if someone is operating a short-term rental in a 63 

residential district, it would have to maintain the look and appearance of a residential structure. 64 

The second use standard is for short-term rentals that staff is referring to as “non-hosted”. In that 65 

instance, somewhere within the dwelling unit contact information needs to be posted for the 66 

owner or, if the owner is not within an hour’s drive, then contact information for a property 67 

manager who is within an hour’s drive who can respond to complaints and issues from guests. 68 

69 

Ms. Brunner next reviewed the Definition: 70 

The definition for short-term states a dwelling unit or a dwelling, or any portion thereof, that the 71 

owner or the lessee of the dwelling offers for occupancy for a fee for fewer than 30 consecutive 
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days. Short term rentals can be hosted, where the dwelling is the primary residence of the owner 73 

or lessee, or non-hosted where the dwelling is not the primary residence of the owner or lessee. 74 

75 

Ms. Brunner noted the distinction between hosted and non-hosted is different from what many 76 

other communities use to define hosted and non-hosted. 77 

78 

In terms of choosing where this use would be allowed, staff is proposing to allow this use in all 79 

residential districts as well as districts where bed and breakfast is currently allowed. Ms. Brunner 80 

explained the reason staff chose this is because the definition for bed and breakfast is very 81 

similar. The main difference with a bed and breakfast is that meals have to be served to guests. 82 

83 

Ms. Brunner added staff’s approach is to define short-term rentals and allow them so they can 84 

continue operating the way they have been, and continue to address any nuisances or complaints 85 

that come in through the standard process. However, if the City gets more short-term rentals or 86 

starts seeing a concentration of them in a certain area and it is causing problems, staff could 87 

come back before the Joint Committee and address the issue. This concluded staff comments. 88 

89 

Councilor Williams asked what mechanisms exist to ensure that short-term rentals are paying 90 

their share of meals and rooms tax. Ms. Brunner stated this would be up to the State to collect 91 

but felt the City could perhaps have a license fee. 92 

93 

Councilor Haas noted in reading the statute it seems like there are exceptions to when that rooms 94 

and meals tax won’t be paid and asked whether staff knew what those exceptions were. Ms. 95 

Brunner stated a certain number of rental days would have to be met to require the rooms and 96 

meals tax and recalled that it was 185 days but wasn’t entirely sure. 97 

98 

Mr. Madison asked for the difference between an apartment building with multiple units rented 99 

out on Airbnb and a hotel. Ms. Brunner stated with a short-term rentals it has be a residential 100 

structure and it is being rented out for 30 or fewer consecutive days for a fee. There are no 101 

requirements to serve meals. A hotel, however, is a commercial structure reviewed through the 102 

building code.  A hotel also has very specific fire code and building code requirements due to the 103 

scale. It comes down to what the structure was originally built for and how it is being rented out. 104 

105 

Councilor Ellis noted some municipalities are requiring short-term rentals to let abutters know of 106 

their intent and asked why Keene was not taking this approach. She also stated short-term rentals 107 

might not be a problem now, but it might be good to know how many exist in the City. Ms. 108 

Brunner stated communities that have regulations usually have them because they have had 109 

issues, such as tourist areas and large college towns with a high demand for short-term rentals. 110 

She stated the most common item she has seen in New Hampshire is the requirement of a 111 

license, which she indicated would require another staff position and have a budgetary impact. 112 

She went on to say because Keene does not have too many short-term rentals, staff did not feel it 113 

was worth taking that approach at this time. A Registry would be another option, but this could 114 

also require added staff time, which Ms. Brunner indicated staff is already having a hard time 115 

keeping up with the Code Enforcement complaints. 116 

117 
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Councilor Haas stated short-term rentals don’t build neighborhoods. Short-term rentals also take 118 

housing off the market. He added he is glad the City is trying to get a handle on this issue. The 119 

Councilor clarified the downtown is not an area recommended for short-term rentals. He felt he 120 

would like to see these rentals not in medium or low-density residential districts but rather in 121 

higher density or unused areas of the City. He asked whether there was a reason to discount 122 

downtown for short-term rentals. Ms. Brunner stated downtown is envisioned for high intensity 123 

uses such as hotels and multi-family. She added the reason for looking at residential areas is 124 

because there is a high percentage of Keene’s population who lives alone and this could become 125 

a mechanism for someone to make money and stay in their home. She stated staff is open to 126 

where these rentals should be located. Ms. Brunner added the Committee could also look at 127 

hosted versus non-hosted. 128 

129 

Councilor Haas stated he did not see much difference between a hotel and a short-term rental 130 

other than the building and the kind of items they deliver. The Councilor asked whether there 131 

was a way to differentially assess short-term rental properties because their value probably is not 132 

reflected in the property assessment alone.  He felt in the property tax assessment, these 133 

properties are assessed just like their neighboring residential. The short-term rentals are income 134 

making properties but are assessed same as a residential property next door. He added short-term 135 

rentals are a disruption to the neighborhood. 136 

137 

Mr. Kost stated he sees hosted versus non-hosted as two entirely different things. Hosted gives 138 

people the opportunity to stay in their home. He felt short-term rentals are disruptive to a 139 

neighborhood but felt it would be better if the owner lives in the home. 140 

141 

Mayor Kahn stated he hoped staff would explore the option of “non-hosted”. The Mayor stated 142 

having contact information of the owner posted inside the house would be satisfactory for him. 143 

He stated some sort of registry for non-hosted would also prudent. He asked how flexible the 144 

State statute is for the period for rental (anything less than 30 days) could that be defined 145 

differently. Ms. Brunner in response stated this is something that the City can define for itself. 146 

Staff came up with 30 days to complement the definition of family. She went on to say 30 days 147 

seems to be standard in terms of the definition across the board, in looking at other communities 148 

and also some model ordinances from the National League of Cities. 149 

150 

She further stated once the City starts moving towards hosted versus non hosted, as well as very 151 

short-term rentals and short-term rentals, it adds more complexity and the City would have a 152 

difficult time tracking and enforcing it. She stressed the City has the leeway to define this any 153 

way it chooses. 154 

155 

Mr. Hoefer noted there is a law from 2016, which indicates that anyone who operates a short-156 

term rental needs to register with the state, if they are advertising online they have to show their 157 

license number and pay rooms and meals tax. He clarified if that law is in force, the concerns 158 

raised today could be moot. Mr. Hoefer stated this is HB1590, Chapter 2323 law of 2016 signed 159 

by Governor Hassan. He stated he also agreed with staff for a simpler solution. 160 

161 

Councilor Jones stated this law was still in force but more for tax purposes and the time 162 

threshold was 160 days. 
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164 

Mr. Kost asked who outlines the definition for bed and breakfast where meals need to be served 165 

etc. Ms. Brunner stated the definition comes from the City. He asked whether the City can then 166 

craft a definition which indicates a short-term rental has to be owner occupied, and doesn’t have 167 

to permit non-hosted. Ms. Brunner agreed this would be Council prerogative but suggested the 168 

Council focus more on whether it is a primary residence. 169 

170 

Councilor Williams asked whether there could be a cap placed on the number of units where this 171 

use can be placed. 172 

173 

Councilor Jones noted this would be a commercial use in a residential area and felt it would 174 

cause confusion and suggested that this use be considered residential. Ms. Brunner stated she 175 

would advise against that. He asked whether it could be referred to as a conditional use to 176 

provide more clarity. He asked whether this would be a time to discuss the application process. 177 

Ms. Brunner answered in the affirmative and added at the present time it is “permitted with 178 

limitations”; this means it is permitted by right but there are use standards that need to be met. 179 

What the City has in place now for home occupations is an affidavit applicants sign which 180 

outlines the use standards that they must agree to and acknowledge. This document is filed under 181 

the property file, giving staff the opportunity to review the agreement should there ever be a 182 

complaint filed. 183 

184 

Ms. Brunner went on to say if this issue was completed under the Conditional Use Permit 185 

process, it would require the applicant to come before the Planning Board for a public hearing, 186 

place a notice in the Sentinel and send out abutter letters. Ms. Brunner stated, given the fact that 187 

short-term rentals are operating now without issue, her recommendation would be to allow it 188 

with limitations and add use standards and review this in a year to see how it is working. She 189 

stated she is afraid to create a complicated process for something individuals have been able to 190 

do by right. 191 

192 

Councilor Jones asked with reference to the application process, because this is happening in 193 

residential zones, could it be outlined in the application process or posted somewhere that there 194 

are other items that could come up that are not within the purview of zoning, such as, no parking 195 

on the front lawn, dog leash laws, overnight parking laws their guests are going to have to adhere 196 

to. Ms. Brunner stated she has stayed in short term rentals that have a handout which outlines 197 

emergency and non-emergency numbers for the police, house rules guests have to follow etc. 198 

199 

Councilor Ellis noted staff has indicated that short-term rentals are only a small percentage but 200 

how would the City know if this becomes a problem. Ms. Brunner stated there are data sites that 201 

could provide good information as to how many are out there, but there is a cost to attached to 202 

this. She used Deckard as an example, which is around $10,000 per year. Staff could perhaps 203 

look into this. 204 

205 

Councilor Haas stated the challenge is enforcement after the fact when a house has been rented 206 

for a week and the property has been trashed which impacts the neighborhood. He stated he is in 207 

favor of making this process difficult for an applicant, perhaps through the CUP process or a 208 

variance of some sort. He did not feel the City should be approving non-hosted occupancies and 
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stressed enforcement is the biggest issue. Ms. Brunner asked whether a detached ADU where the 210 

main house is owner occupied would be acceptable. Councilor Haas agreed it would. 211 

212 

Planner Evan Clements stated the City is aware of long-term rental units, which are operated 213 

under a short-term lease for a number of different reasons. He added the lease could be week to 214 

week but the tenancy could go on for a long period. Mr. Clements stated one of the challenges 215 

staff is facing is how to allow the landlord to have that flexibility while also providing for long 216 

term leases, which at times could not be owner occupied. This could cause long-term lease 217 

properties to be taken off the roles. 218 

219 

Chair Farrington asked, should the Committee not approve what is being proposed, what would 220 

happen to the current short-term rentals? Would they be non-conforming or legally non-221 

conforming? Ms. Brunner stated they would be non-conforming as the City’s prior code did not 222 

define short-term rentals and did not allow that use. They were under an old definition of family, 223 

which does not exist anymore. 224 

225 

The Chair asked for public comment next and asked that comments be kept to three minutes or 226 

less. 227 

228 

Mr. Brian Harmon of 27 Center Street Keene addressed the Committee first. Mr. Harmon stated 229 

he uses Airbnb’s throughout the country and noted that both the hosts and guests are vetted 230 

through platforms that are listed. He stated he would like to list his property on Airbnb with no 231 

limitations as he pays a large amount in taxes. He felt Airbnb’s bring people into a community 232 

and people prefer these places compared to hotels. 233 

234 

Ms. Hannah Maynard of 80 Roxbury Street Keene stated she was a host and has been a host for 235 

three years. She stated she has had transient guests who come for the weekend as well as 236 

reoccurring guests, visiting doctors and nurses, and local families who are displaced. She stated 237 

her guests have posed no negative issues to the neighborhood. Ms. Maynard stated if Keene has 238 

too many Airbnb’s, hosts won’t make money and as a result won’t host anymore. She agreed 239 

guests are vetted through the platform, her license is available online and the rooms and meals 240 

taxes are automatically deducted through the platform.  Ms. Maynard stated the money she 241 

makes from Airbnb’s helps her subsidize the long-term rentals, so she doesn’t have to raise their 242 

rents. 243 

244 

Ms. Dee Robinson of 11 Hancock Street agreed Airbnb’s have a good vetting system and noted 245 

she has lived next door to a house which attracted negative behavior and wanted to make sure 246 

these properties properly screen guests. 247 

248 

Ms. Jacqueline Stromberg of Bergeron Avenue addressed the Committee next. Ms. Stromberg 249 

stated one of the homes in her neighborhood was turned into an Airbnb and there have been no 250 

issues but the same can’t be said about another property. There have been people coming in and 251 

out, the yard needs mowing and there is an accumulation of trash on the lawn. This is a four-252 

bedroom house rented to four individuals. Ms. Stromberg added the same owners have 253 

purchased another home and plan to rent it to 15 individuals. She did not think any of these 254 

individuals who rent these properties have been vetted. She questioned if the City is aware of 
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who is living in these properties and whether this is an issue for the City. Ms. Stromberg 256 

expressed her frustration of having to live in this neighborhood and added that she has been told 257 

by the City that there is nothing that can be done about these issues. 258 

259 

Councilor Tobin addressed the Committee and stated there has been many discussions about 260 

opening up opportunities for developers to bring in housing to Keene. During every one of those 261 

conversations, the question has been raised about how to regulate short-term rentals. She stated 262 

there is a difference between primary residence and non-primary residence. If the goal is to help 263 

people stay in their homes and supplement their income, this is one issue. However, if a building 264 

only caters to short-term rentals, this becomes a separate issue. The Councilor stated she 265 

understands the need to keep things simple with no regulations, but then you can end up in a 266 

situation where it has been allowed for this long so the use needs to be permitted. She added if it 267 

is not primary residence then it perhaps should fall under the Conditional Use Permit process 268 

forcing people to go through the process. 269 

270 

Councilor Workman was the next speaker. She stated since the report in 2023, there has been an 271 

increase in short-term rentals. She stated as of tonight there are 20 rentals available in Keene. 272 

She stated she would also like to encourage a different assessing revenue formula for some of 273 

these short-term rentals based off their income revenue. The Councilor stated she also 274 

encourages a registry and felt the City needs to be a proactive, not reactive, and felt this cannot 275 

be done without information. 276 

277 

Ms. Arvanda Henderson of 16 Bergeron Avenue Keene stated she has lived in her property since 278 

1975. She noted this does not affect someone until it happens in your neighborhood. She referred 279 

to a property in her neighborhood rented to four individuals whose backgrounds seem to be of 280 

question. She noted the same property owner has purchased another property and is looking to 281 

rent it to as many people as they choose. Ms. Henderson noted this one property owner has 282 

changed the entire dynamic of this otherwise peaceful neighborhood. She stated when she 283 

reached out for assistance from the City, she was told there is nothing that can be done. 284 

285 

Mr. Jake Pipp of 11 Bergeron Avenue was the next speaker. Mr. Pipp stated he would like to 286 

echo what his neighbors have stated. He stated he agrees with Councilor Haas that this type of 287 

use does not build neighborhoods and added they tear neighborhoods apart. He stated three of his 288 

neighbors are considering moving because of what is happening in this neighborhood. He stated 289 

this is a safety issue, quality of life issue, and a property value issue. He explained these 290 

properties provide one-month leases, each bedroom has its own lease and there are many 291 

transient occupants and they have now started constructing walls to create additional space. Mr. 292 

Pipp added unlike Airbnb’s, these individuals are not being vetted. He added this type of issue is 293 

not protecting abutters. He encouraged the City to be proactive. 294 

295 

Councilor Filiault stated he has received emails from neighbors in this area. He stated the 296 

Ordinance discussed tonight does not address the concerns being raised. The Councilor stated he 297 

is addressing a few other neighborhoods who are going through similar issues and did meet with 298 

the Fire Marshall to make him aware of this. He added he is also discussing these issues with 299 

Code Enforcement. 300 

301 
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Mr. Nathan Grove of 3 Bergeron Avenue stated he has concerns with not knowing who is living 302 

in these homes. He indicated he has five children and does not like to expose them to some of the 303 

negative behaviors introduced by some of these residents. He added he has concerns about safety 304 

for his children. 305 

306 

Ms. Maynard addressed the Committee again and stated she wanted to address hosted versus 307 

non-hosted. Having a responsible host does change how these properties are handled. She stated 308 

to encourage good hosts the City should have limitations as well as licensing. Councilor Haas 309 

asked Ms. Maynard if she knows of conversations happening on Airbnb or VRBO platforms as 310 

to how to educate communities on how to deal with this problem. She stated she does not get 311 

into the online chats but felt most issues are in resort towns and bigger cities. 312 

313 

The Councilor felt the City should be doing its own research as this is something that is affecting 314 

many communities and some communities are banning them completely. 315 

316 

Councilor Kost asked whether this was Ms. Maynard’s primary residence. She answered in the 317 

negative and went on to say that she owns a multi-family unit and one of those units is an 318 

Airbnb. She stated she has a private residence in Swanzey. 319 

320 

Chair Farrington stated there have been many concerns raised that need further discussion. The 321 

issues are how the rooms and meals tax is being handled, hosted versus non-hosted, should there 322 

be different rules for ten day versus thirty days. For process should it be by right with limitations, 323 

should it be handled through a CUP or a variance, how is tax assessment being handled for these 324 

properties, vetting of renters. 325 

326 

Councilor Filiault stated he agrees with Chair Farrington and added the City needs to be sure we 327 

are getting this right. He stated he will be working with the neighbors on Bergeron Avenue and 328 

encouraged other Councilors to reach out to them as well. He stated it is concerning when 329 

neighborhoods start taking a downturn. He felt one more month on this item will not hurt. 330 

331 

Mr. Madison stated he too agreed with an extension. He stated this is an issue he raised during 332 

his time on Council. He indicated he lives north of the Square and during Covid his 333 

neighborhood was affected greatly by Airbnb’s. He referred to a multi-unit building that are all 334 

Airbnb’s, the other is a cottage court now turned into a semi-resort consisting of five buildings 335 

which is now abandoned. He stated when he was a Councilor, he used to receive complaints 336 

about a property on Union Street owned by an entity in Massachusetts. He indicated this was a 337 

party house which created undue hardship for their neighbors. He stated he tried to work with 338 

Airbnb who had no interest in assisting as this was more of a financial incentive to them. 339 

340 

Mr. Madison stated Airbnb does vetting of hosts and guests but they also have a financial 341 

incentive not to do that. He added he does not place too much faith in Airbnb in doing their due 342 

diligence and felt it was incumbent on the City to protect its citizens from this activity. He added 343 

he also felt there were a few bad actors that were causing these issues because most owners live 344 

locally but there are a few who live out of state or across the country who use these properties for 345 

financial gain and these are the properties the City needs to watch out for. 346 

347 

Page 9



PB-PLD Meeting Minutes  DRAFT 

July 13, 2026 

Page 9 of 17 

Councilor Jones stated he too agrees with an extension. He felt there needs to be more discussion 348 

regarding CUPs and discussion about Councilor Haas’ discussion regarding splitting this use as 349 

there is a wide variety of uses that fall under this category. He stressed the need for licensing and 350 

added the City needs to control this use. 351 

352 

Mr. Kost stated when approving applications, it is the requirement to review if an application 353 

supports the master plan. He stated he is surprised there is discussion about the ability for people 354 

to take homes they don’t live in and turn them into short-term rentals. He felt this go against the 355 

livable housing pillar the City has been discussing. He felt especially the non-hosted rentals go 356 

against the master plan. He noted the City invested a lot of money in adopting the master plan 357 

which he did not feel the City was currently utilizing. 358 

359 

Councilor Ellis stated she too agrees with extending this item. She stated she is not opposed to 360 

short-term rentals and talked about a situation with a friend who was financially assisted because 361 

she was able to use her property as an Airbnb. However, she agreed this item needs to be 362 

reviewed under the guidelines set forth in the master plan. She referred to Ms. Maynard who 363 

rents out one of her units as an Airbnb and felt perhaps this could be a solution. 364 

365 

Councilor Jones stated the master plan also refers to “preserving the character of the 366 

neighborhood” and felt should also be included in the discussion. 367 

368 

Community Development Director Paul Andrus stated discussion staff has had, has to do with 369 

compliance and enforcement and some of the grey areas. He stated with the continuance he 370 

would like to bring forward those challenges, from a realistic standpoint. 371 

372 

The Mayor stated if people don’t visit Keene, they are not going to want to live in Keene. He felt 373 

this relates to the City’s housing and workforce issues. He felt the non-hosted issue could 374 

probably be addressed through code enforcement. 375 

376 

A motion was made by Councilor Jones that the Joint Committee continue Ordinance O-2026-377 

09. The motion was seconded by Councilor Haas. 378 

379 

Ms. Brunner stated there does not seem to be a quorum for the August PLD Meeting, and based 380 

on the number of topics the Joint Committee would like staff to look into, staff is recommending 381 

that this item be continued to the September Joint Committee meeting. 382 

383 

Councilor Jones asked staff whether this is causing any issues for staff as the Joint Committee 384 

changed its definition of family to work it into this Ordinance as well as the Lodging House 385 

Ordinance which is still being addressed. 386 

387 

Ms. Brunner stated the new definition of family went into effect last month and because of this 388 

Ordinance, staff is holding out on any enforcement against short-term rentals. She stated staff 389 

will bring to the next meeting a few options for the Committee to consider. 390 

391 
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Councilor Haas noted continuing this item to the September meeting won’t hinder addressing the 392 

health and safety enforcement issues that exist on Bergeron Avenue which will continue through 393 

Community Development. 394 

395 

The motion carried on a roll call vote for the Planning Board. 396 

The motion carried on a roll call vote for the PLD Committee. 397 

398 

399 

4. Presentation: 400 

401 

a. Implementation of Housing Strategies in the 2025 Master Plan. The Community 402 

Development Department will review housing-related strategies that the department 403 

intends to work on over the next 1-3 years 404 

405 

Mr. Andrus addressed the Committee. Mr. Andrus stated the topic for discussion is housing 406 

related strategies outlined in the master plan such as diversity, affordability, the impact on 407 

neighborhoods. The walkable aspects of how we do smart planning and development. 408 

Workforce, aging population, sustainability in the future and what the City would choose to 409 

pursue. 410 

411 

In terms of the housing pillar, Mr. Andrus stated one of the prime things local governments can 412 

do with respect to supporting housing, growth and redevelopment is through regulations.  How 413 

can the City provide for missing middle housing. 414 

415 

Evan Clements addressed the Committee next. Mr. Clements stated staff have brought many 416 

zoning change recommendations before the Committee through this process. He explained some 417 

of these are based on legislative changes affected at the state level, as well as innovative changes 418 

the City has been initializing on its own. He added some of the changes the State is proposing 419 

recently are already things the City has in place such as updating and modernizing ADU 420 

Regulations, allowing detached or attached units anywhere in the City with a single-family 421 

residence. 422 

423 

He stated the most impactful change the Committee might be aware of is the Cottage Court 424 

Ordinance.  It is an infill ordinance that allows for a right sized densification without 425 

unnecessary intensity. It provides controls to mitigate intensive uses to maintain neighborhood 426 

character. It provides allowances, for example, front setbacks so that some of the existing 427 

building stock that may have been around for over 100 years is much closer to the road than 428 

current front yard setbacks would require. He indicated the Cottage Court actually acknowledges 429 

the existing built form and allows new development to match that form so that it maintains the 430 

streetscape and it also provides flexibility for some of these lots. 431 

432 

The other item Mr. Clements addressed was parking standards. He indicated about year or so 433 

ago, the City completed a parking study and at the completion of the study the City determined a 434 

reduction in parking spaces from two spaces to one space per dwelling unit.  He stated this is just 435 

a minimum if the market demands more parking and a lot can support it, a property owner can 436 

certainly provide additional parking. The City has also gone so far in certain downtown districts 
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to reduce that number to less than one parking space for efficiency units, studios, and workforce 438 

housing and housing restricted for 55 and older residents. He stated staff would continue to 439 

providing innovative suggestions to keep Keene moving forward on achieving its housing goals. 440 

441 

Ms. Brunner addressed the Committee next and noted the land development code was a 442 

multiyear project to bring all land use regulations into one document. 443 

444 

As far as redevelopment, Ms. Brunner noted the City of Keene was an early adopter of the 79 E 445 

tax incentive program which was recently updated to include residential property revitalization 446 

zone. The manner in which the City has chosen to implement this, is to make sure that either 447 

units are not being lost or that new units are being created. 448 

449 

Ms. Brunner addressed site plan thresholds. The Planning Board looked at increasing some of the 450 

projects that could go to a minor site plan review versus coming before the Planning Board. This 451 

was another effort at trying to make the process work better for applicants, especially for smaller 452 

scale projects that have fewer impacts on neighboring properties. 453 

454 

Ms. Brunner next addressed Housing Updates: 455 

• Housing Needs Assessment done in 2023, which provided the City with a solid 456 

foundation of data for future changes. 457 

• Minimum lot size in the rural district was reduced from five acre to two acres, which has 458 

resulted seven new lots being created. 459 

• In June 2023, the City expanded where ADU’s are allowed and made it easier to 460 

construct them which resulted in three new units. 461 

• The item that has been the most successful is the Cottage Court Ordinance, which was 462 

adopted in May 2024. So far, the Planning Board has approved 107 units, although 38 of 463 

those units were either revoked or have expired. The City is looking at a net total of 69 464 

new units through this process. 465 

• The City also created a height incentive for multifamily housing in the commerce district. 466 

Not only is multifamily housing allowed in the commerce district, but it can now go up to 467 

six stories. The City also removed the density factor for residential units in medium 468 

density, high density, and downtown transition districts. Based on the data system, staff 469 

was not able to figure out how many new units this might have allowed for. Hence, that 470 

impact is unknown. 471 

• The City increased the threshold for projects to qualify for major site plan review. 472 

• With the 79E Residential Property Revitalization Zone option, which is a relatively new 473 

item, so far there has been only one application for the creation of two units. 474 

475 

Mr. Andrus noted costs continue to be the major barrier for construction. 476 

477 

Building Division Manager Mike Hagan addressed the Committee next. Mr. Hagan stated his 478 

department has been trying to implement a few new programs last year. One of which is Open 479 

Gov, a new technology being adopted by many departments. He explained this new technology 480 

helps staff streamline the process but also allows applicants to see where their application is in 481 

the process. This program also allows clients to schedule appointments with inspectors. Mr. 482 

Hagan stated the department is also looking at digital plan review tables through a grant process, 
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which would allow for markup of plans on the table and getting plans immediately back to the 484 

applicant. 485 

486 

Mr. Hagan next addressed solar permitting. He stated this is a piece of legislation to allow for 487 

instant solar permitting. Mr. Hagan stated Keene is the first community to have instant solar 488 

permitting. The next item he referred to was Automated Oil and Gas Permits which is when 489 

minimum guardrails are met, inspections get scheduled instantly. This concluded Mr. Hagan’s 490 

presentation. 491 

492 

Former Director of Economic Development, Med Kopczynski was the next speaker. Mr. 493 

Kopczynski stated there is a lot of discussion about housing happening in the City. He referred to 494 

the Accelerated Home Building Act which passed, the one the President refused to sign. Mr. 495 

Kopczynski stated the prime issue is the cost of construction. He indicated one of the things 496 

being discussed is Portfolio Homes, which is referred to in the master plan. This program is to 497 

have pre-approved plans available for people to utilize. So far only two states have taken 498 

advantage of this program; Oregon and Vermont. He explained Vermont is far along with this 499 

program. So far, they have ten house plans available for comment. Mr. Kopczynski noted when a 500 

plan is pre-approved it shortens the permit period. He noted this reduces costs for an applicant. 501 

502 

Mr. Kopczynski stated there has been a decline in starter homes lately (1,400 square feet or less). 503 

These are now referred to as ADU’s or Cottage Court. Today the market is only at 7% for starter 504 

homes. He stated this is mainly because of demographics. About 80% of households are not 505 

nuclear families but 72% of homes cater to traditional nuclear families. 506 

507 

Mr. Kopczynski stated going forward there needs to be regional conversations to align standards. 508 

Using technology also needs to be something that needs to be considered such as using AI 509 

programs to review plans, etc. This concluded Mr. Kopczynski’s presentation. 510 

511 

Ms. Brunner next addressed what the Committee can expect in the next few years. The land 512 

development code mentioned earlier was a larger undertaking for staff to update, modernize and 513 

place in one document. However, during that process the one item that was not addressed was 514 

the zoning map. The last update to the zoning map was done in 1977. Staff is proposing an 515 

update with phase one starting in 2027 to address housing and neighborhoods. This would be 516 

done in collaboration with neighborhoods. 517 

518 

Phase two would be employment districts in 2028, zones that have been created overtime to be 519 

consolidated. This would be done in collaboration with the business community. 520 

521 

Phase three would be a map clean up; looking at areas that can be consolidated, spot zone areas, 522 

the SEED overlay district, etc. At the end of phase three, there would be a brand new zoning 523 

map. 524 

525 

Ms. Brunner noted some of the items in the master plan would be completed with partner 526 

organizations. One of those organizations is the Monadnock Housing Collaborative who is 527 

working on housing issues. 
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Amplify existing energy and sustainability efforts – staff is in the process of hiring a 529 

Sustainability Planner to track progress on these goals and work on these goals. Mr. Andrus 530 

noted there have been 50 applicants who have applied so far for this position. 531 

532 

Mr. Kost referred to Goal One, Boost Infill Development and Redevelopment under the Livable 533 

Housing Pillar in the Master Plan. The priority is to use GIS to create a map that shows existing 534 

development regulations. He asked whether this was in progress and whether it includes private 535 

land and would it show development regulations on private land as well. Ms. Brunner stated staff 536 

is not in the process of doing this right now. She stated her understanding of this action item was 537 

that the City would have a parcel map and when someone clicks on a parcel, there will be a layer 538 

of information to it. Ms. Brunner added this would be another project that would require 539 

consultant assistance. 540 

541 

Councilor Williams stated he would like to see a running total of how many short-term rentals 542 

the City has. He stated he would like to see if the City is meeting the housing requirement based 543 

on the housing study that was done a few years ago. He added he is surprised there are only three 544 

ADU’s and heard stated that some of the ADU applications are turning into a duplex and asked 545 

for clarification. Ms. Brunner stated there are some situations where somebody wants to build a 546 

second unit, and if one of the units were owner occupied, it would be considered an ADU. 547 

Because the City has the owner occupancy requirement, they can’t build it as an ADU so instead 548 

they either construct it as a duplex or if a duplex isn’t allowed in the base zoning district, they go 549 

through the Cottage Court process. She used 135 George Street as an example where there was a 550 

detached garage in poor condition. They tore down the detached garage and created a second 551 

single family home on the property. Because both units were being rented out and they were in 552 

the Low Density District, it couldn’t be considered an ADU so they went through Cottage Court. 553 

554 

Councilor Williams asked whether it was correct to assume that Cottage Court is in many ways 555 

is a substitute for ADU’s in cases where there is that ownership requirement and they are using 556 

Cottage Court as a work around. Ms. Brunner stated she wouldn’t refer to it as a work around 557 

because Cottage Court has an extra review process built into it, whereas with an ADU it can be 558 

done by right. Cottage Court has to go through the Planning Board for a CUP. She felt Cottage 559 

Court is creating more infill options. She referred to a house in the north central neighborhood 560 

where there were two units of which one unit had five bedrooms. They were having a hard time 561 

finding someone to rent out a five-bedroom apartment and hence, were able to go through the 562 

Cottage Court process to create a third unit. She stated people are using Cottage Court for small 563 

projects as well as for larger projects. 564 

565 

Councilor Jones thanked staff for this presentation and for the streamline process staff has put 566 

into place. 567 

568 

5.     Referrals from City Council: 569 

570 

a. Letter from Councilors Williams, Ruttle-Miller, and Tobin dated May 5, 2026 571 

regarding implementation of the 2025 Comprehensive Master Plan housing initiatives. 572 

573 

Councilor Williams addressed the Committee and stated the reason he wrote this letter is to 
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convey the message to not to let go of the master plan as a driving document in terms goals. He 575 

stated he appreciated the presentation as it answered many of the questions he had. He stated as 576 

was mentioned by Mr. Kopczynski it would be nice to have a catalog of pre-approved designs. 577 

He encouraged Cottage Court and ADU’s. In the long term would like to know if the City is 578 

meeting its housing goals and if rents are stabilizing and going down. 579 

580 

Councilor Workman addressed the Committee next. She stated a lot of effort went into 581 

producing this master plan and there are items in the master plan that have not yet been 582 

implemented. She commended staff for using the master plan as a directive and encouraged this 583 

Committee to do the same. The Councilor stated she sees the housing stock being increased but 584 

not the type of housing stock she would like to see. She stated she would like to see housing 585 

created for those who have grown up in Keene and for students who graduate from Keene State; 586 

to entice them to keep living in Keene not just for out of state retirees. 587 

588 

Mr. Kopczynski stated he wanted to address the pre-approved plan issue he had talked about 589 

earlier. He referred to a website “802homesforall,” the Vermont website where the approved 590 

plans are available for review. He indicated once the plans are fully formed, he intends to have 591 

them reviewed by planning staff to make sure they meet Keene’s building code but noted 592 

Vermont does not have a building code for one and two family housing. He added when looking 593 

at these plans, Keene needs to consider changes to its code and how the plan would adjust to 594 

those changes. 595 

596 

Councilor Tobin stated she appreciates this letter being brought forward. She stated she was 597 

expecting rent to stabilize and noted she is in that position where she might have to move again 598 

due to her rent increase by another $400 - $500. The Councilor stated when measuring the 599 

impact to look at why the City made this decision in the first place. The goal was to build more 600 

housing so rents would stabilize. She felt perhaps looking at re-evaluating the plan and a 601 

discussion as to whether it needs to be changed was in order. 602 

603 

A motion was made by Councilor Haas that the Joint Committee accept this item as 604 

informational. The motion was seconded by Andrew Madison and carried on a roll call vote from 605 

both Committees. 606 

607 

b. Letter from Mayor Kahn dated May 15, 2026 regarding potential expansion of 608 

permitted uses in the Commerce, Industrial, and Industrial Park Zones. 609 

610 

Mayor Kahn addressed the Committee. The Mayor stated he would like to address the second 611 

pillar in the master plan, which is “Thriving Economy.” He commended the Keene Sentinel’s 612 

article in the recent edition regarding vacancies and change in demographics in this region. He 613 

stated this is what he wanted to call attention to in his letter. He felt the land use code needs to be 614 

updated to see what kinds of businesses the City should attract and look at businesses that might 615 

want to relocate to Keene. 616 

617 

He added housing is an important aspect as well. When attracting workforce to the area there 618 

needs to be housing to match that. 619 

620 
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Chair Farrington agreed that attracting businesses is important for the viability of Keene as well 621 

as housing. 622 

623 

Mayor Kahn felt condominium-like spaces might be something startup companies would be 624 

interested in. 625 

626 

Councilor Jones stated he agrees with the Mayor on the notion of condominiums and referred to 627 

such a use on Krif Road which started as a small business and then continued to grow. He felt the 628 

Mayor’s request should be moved into the more time category. 629 

630 

Mr. Hoefer stated he reiterates Councilor Jones’ request for crypto currency and data centers 631 

aligned with consolidating the number of zoning districts Keene has and maybe expanding the 632 

amount of permitted uses within those zoning districts. This may align with any work that 633 

happens in that regard. 634 

635 

A motion was made by Councilor Jones that the May 15, 2026 letter from Mayor Kahn be placed 636 

on more time. The motion was seconded by Councilor Haas. 637 

638 

Mr. Clements asked for added guidance as to the reason for more time. 639 

640 

Chair Farrington stated the Mayor had eluded to vacancy rates, unused land, ideas for analysis, 641 

and uses in various districts. Councilor Haas stated he would be looking uses that won’t be 642 

appropriate in certain districts. The Mayor stated he was recently approached by an employer 643 

from a different region in New Hampshire wanting to look at property in Keene. He stated he 644 

provided a list but felt his list was small compared to what might be available in Keene. 645 

Identifying vacant areas might be an important step. 646 

647 

Ms. Brunner stated she agrees with Mr. Clements and added as stated earlier in reference to the 648 

work plan, they have outlined phasing in terms of the priorities based on the master plan. 649 

Phase one was to look at housing in neighborhoods. Phase two was to look at employment 650 

districts, which would address much of what the Mayor has raised today. With respect to timing, 651 

staff is looking at starting this work in 2028. However, if the Committee wants to speed up some 652 

of this, the City might want to start thinking about getting a project into the CIP. 653 

654 

Councilor Jones stated adding this to more time means the item won’t be forgotten. 655 

656 

The motion carried on a roll call vote by the Planning Board and the PLD Committee. 657 

658 

659 

c. Letter from Councilor Jones dated June 16, 2026 regarding a request to consider 660 

additional land use definitions in the Land Development Code. 661 

662 

Councilor Jones stated this item pertains to four definitions. The definitions he is looking was 663 

include “Datacenters” and “cryptocurrency mining facilities.” 664 

665 
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He stated he witnessed at the statehouse an effort to push these onto communities throughout the 666 

state, but fortunately, that legislation failed and part of the reason the legislation failed was 667 

because of the lack of definitions. He stated at the present time data center, cryptocurrency and 668 

mining facility could go into any of our industrial areas. 669 

670 

The other two definitions are for privately owned prisons and privately owned immigration 671 

detentions centers. The Councilor felt one falls under criminal court the other under immigration 672 

court. Currently, this falls under institutional use within Keene. He noted a few years ago, Keene 673 

created institutional streets where these uses would be allowed. He stated he would like to see 674 

this go on more time, the item come back to the Committee and the Committee create 675 

definitions. 676 

677 

Ms. Brunner stated the City has a Permissive Zoning Code and if a definition is created for a use 678 

and it is not listed anywhere, the City would be essentially saying this use is not permitted. She 679 

added she has not done a review of the existing list of principal uses to determine if any of these 680 

uses would fall under existing use definitions the City has. However, she noted that privately 681 

owned prisons and immigration detention facilities, even if they are privately owned, are being 682 

undertaken on behalf of a governmental entity and would still fall under the governmental use 683 

exemptions. Chair Farrington clarified this would mean the City won’t be able to prevent these 684 

uses from locating in Keene through our land development code. Ms. Brunner stated we wouldn't 685 

be able to prevent the use from locating somewhere, but there may be other criteria that could be 686 

used as long as the specific use is not being targeted; general criteria that would be applied to 687 

similar uses. 688 

689 

Mr. Clements stated there is a definition for data center in the land development code, which is 690 

allowed in certain zoning districts. He added his opinion is that crypto mining would also be 691 

considered a data center use. 692 

693 

Mr. Bergeron explained what the City can’t do is to say a data center cannot be located in town 694 

but can dictate where it can be located. 695 

696 

Councilor Haas stated he would be hard pressed to tell the difference between a cryptocurrency 697 

mining facility and a data center, other than what the owners chose to name it. They could name 698 

it appropriately and the City would never know exactly what was going on in there except 699 

machines producing out data. As far as the prisons are concerned as Ms. Brunner pointed out, 700 

this would be out of the City’s control other than for health and safety code. 701 

702 

Mr. Hoefer noted data centers are permitted in eight out of the 24 zoning districts. 703 

704 

A motion was made by Councilor Jones to place this item on more time. The motion was 705 

seconded by Councilor Filiault and carried on a roll call vote from the Planning Board and the 706 

PLD Committee. 707 

708 

709 

6. New Business 710 

711 
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7. Next Meeting – Monday, August 10, 2026 712 

713 

B. MORE TIME ITEMS 714 

1. Neighborhood / Activity Core areas (“Neighborhood Nodes”) 715 

2. Private Roads 716 

717 

C. ADJOURNMENT 718 

719 

There being no further business, Chair Farrington adjourned the meeting at 9:57 PM. 720 

721 

Respectfully submitted by, 722 

Krishni Pahl, Minute Taker 723 

724 

Reviewed and edited by, 725 

Mari Brunner, Senior Planner 
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MEMORANDUM 

TO:   Joint Planning Board & PLD Committee (PB-PLD) 

FROM:   Evan J. Clements, AICP – Planner/Zoning Administrator 

THROUGH:  Mari Brunner, Senior Planner 

DATE:   September 4, 2026 

SUBJECT: Ordinance O-2026-13 – Relating to Map Amendment 0 Howard Street, 
Medium Density to Conservation 

Recommendations: 

Planning Board: 

“To find that Ordinance O-2026-13 is inconsistent with the 2025 Comprehensive Master 
Plan.” 

Planning, Licenses, & Development Committee: 

“To recommend that the City Council hold a public hearing.” 

Background: 

Petitioner, Steven Ringland, proposes to amend the Zoning Map of the City of Keene 
by changing the zoning designation of the parcel located at 0 Howard St, TMP# 536-034-000, 
from Medium Density to Conservation. The total area of land that would be impacted by this 
request is ~.91 acres.  The applicant is owner of 104 Howard St which is located approximately 
350 ft from, and does not abut, the subject parcel. 

The subject parcel is located on the western side of Howard St approximately 200 ft from the 
intersection with Spruce St with 33 ft of frontage on Howard St. The parcel is characterized as 
relatively flat and was originally several small lots that were part of an old subdivision that was 
never developed. The City took the parcels as part of a tax deed process and merged the separate 
parcels into the current subject parcel. The merger was done in preparation to market the property 
through a Request for Proposal (RFP) and development agreement, issued on October 10, 2025, 
to construct housing on the parcel utilizing the Cottage Court Overlay ordinance. 

As part of the RFP, the City contracted with Fieldstone Land Consultants, PLLC to perform a 
wetland delineation of the parcel. The wetland report dated June 20, 2025 described the parcel 
as almost level with an old network of shallow drainage swales along the southern and western 
boundary lines with trace amounts of residual residential debris. The debris suggests that the 
entire area was cleared and open in the past and has since become forested with trees and 
underbrush. The vegetation identified in the report included Black Cherry and Norway Maple trees 
and invasive shrubs such as Burning Bush, Oriental bittersweet and Japanese Knotweed. The 
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report noted that while poorly drained soils were present, in accordance with the US Army Corps 
of Engineers 1987 Wetland Delineation Manual, no naturally occurring wetlands were observed 
on the parcel. 

The purpose of the Conservation zoning district, per section 7.3.1 of the Land Development Code, 
states, “The Conservation (C) District is intended to provide for those lands which have been 
identified as necessary to preserve as open space because of their critical or delicate 
environmental nature.” The parcel is not included in any tier of the NH Wildlife Action Plan, as 
shown on the City GIS mapping tool and is not associated with any known wildlife corridor. The 
Center for Wildlife Studies describes Conservation Planning as a collaborative approach to 
managing natural resource sustainability to protect resources such as soil, water, and wildlife 
habitat while maintaining economic productivity. Furthermore, Center for Wildlife Studies states 
that effective conservation planning is rooted in science and data driven decision-making. Based 
on the analysis of the subject parcel, there does not appear to be critical or delicate natural 
resources located on site that would warrant conservation efforts. 

The subject parcel is also not contiguous with any parcel that is currently zoned Conservation 
and is entirely surrounded by the Medium Density district. The proposal would single out the 
subject parcel with uses that significantly differ from the surrounding area. Planning staff believe 
that if this proposal were approved, that decision could leave the City open to a legal challenge 
and the determination that the zone change constitutes spot zoning, which is illegal due to being 
inconsistent with the Comprehensive Master Plan and public goals. 

In rezoning decisions, the Petitioner’s intended use of the property should not be 
considered.  Rather, the permitted uses allowed in the proposed district should be evaluated for 
their suitability on the site.  Additionally, the Board should consider and review: 

• Surrounding land use and zoning patterns; 
• The consistency of the proposed rezoning request with the Master Plan; 
• Existing and proposed zoning requirements; and, 
• Possible resulting impacts. 
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Figure 1. Area proposed to be rezoned from Medium Density to Conservation. 

Master Plan Consistency: 

The 2025 Comprehensive Master Plan was endorsed by City Council on September 18th with the 
adoption of Resolution R-2025-32 and was subsequently adopted by the Planning Board at their 
meeting on September 29th. The following is a summary of relevant pillars of the Master Plan that 
conflict with the proposal and indicate inconsistency with the plan’s goals. 

Pillar 1: Livable Housing 

This pillar discusses the importance of livable and affordable housing and how the existing 
housing shortage has been highlighted as a “…major impediment to growth and resident 
attraction.” In order to address the identified housing need, the plan states the following goals 
that are in conflict with this proposal. 

• Goal 1: Boost Infill Development and Redevelopment 
• Goal 2: Remove Barriers to Housing Development 

• Goal 4: Increase the Diversity of Housing Options and Price Points 

The subject parcel is a prime example of infill housing opportunity as it is surrounded by an 
existing developed neighborhood that supports moderate residential density consistent with the 
Medium Density district. Existing regulations are in place to support residential development in 
an area of the urban compact where municipal services and utilities are present. If the zone 
change was approved, this would be considered an intentional barrier to housing development by 
taking one of the few remaining developable parcels within the urban compact and rendering it 
unbuildable. The City would lose the opportunity for the construction of a variety of housing types 
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utilizing the Cottage Court Overlay, which would allow for a mix of single unit, duplex, and 
townhouse style building types. 

Pillar 6: Flourishing Environment 

This pillar discusses the importance of environmental stewardship and climate adaptation 
through renewable energy sources, ecological protection, and sustainable development 
practices. The pillar states that as the climate changes, “Urban environments will need to be 
designed to handle a hotter world and more intense climate events.” In order to address these 
identified climate adaptation goals, the plan states the following goals that are in conflict with 
this proposal. 

• Goal 1: Promote Smart Land Use and Development 
• Goal 2: Prioritize Environmental Protection and Sustainability 

• Goal 3: Integrate Green Technologies and Best Practices in Keene’s Built Environment 

The City’s Site Development Standards promote low impact site design that utilize green 
infrastructure practices to manage development impacts such as stormwater runoff. The existing 
site does not provide for much water detention as the existing soils are poorly drained and do not 
allow for infiltration of water. A well-designed development has the potential to improve the 
existing drainage and runoff conditions for the surrounding area. The plan promotes protecting 
wildlife corridors from fracturing and conserving large areas of high-quality conservation land. 
Best practices for land conservation encourage protecting large areas of green spaces with native 
plants and wildlife as well as farmland.  The subject parcel is small, not contiguous to any existing 
conservation land, filled with invasive species, and is of low quality in terms of natural resources 
worth conserving. 

Future Land Use Map: 

The area proposed to be re-zoned is located within the Residential Neighborhood area of the 
Future Land Use Map, directly north of the Downtown area. The Residential Neighborhood area is 
described as vehicle orientated neighborhoods with less defined boundaries and street oriented 
residential development. These areas have recreational access to larger city parks, rail trails, as 
well as hiking and other outdoor recreation through established transportation networks. 

Areas identified for conservation are located to the east and west of the Residential 
Neighborhood area that the subject parcel is located in. The Conservation and Low-Impact 
Recreation areas are described as areas with, “…lots of steep slopes, wetlands, vernal pools, 
streams, rock outcroppings…” and are not suitable for development. These areas have limited 
access for vehicles and pedestrians and are characterized by trails for pedestrian access and 
historic and natural sites for vehicle access. 

The Committee will need to determine if the proposed zone change and the subject parcel reflects 
the intent of the adopted Future Land Use Map. 
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Intent of the Zoning Districts: 

The proposal is to rezone an existing .91-acre parcel from the Medium Density district to the 
Conservation district. A description of each of these districts from the Zoning Ordinance is 
included below. 

• Current Zoning – Medium Density: The Medium Density (MD) District is intended to 
provide for medium intensity residential development and associated uses. All uses in this 
district shall have city water and sewer service. 

• Proposed Zoning – Conservation: The Conservation (C) District is intended to provide for 
those lands which have been identified as necessary to preserve as open space because 
of their critical or delicate environmental nature. 

Based on the intent statements, the proposed zoning of the subject parcel would not be 
appropriate as the subject parcel has not been identified as land of a critical or delicate 
environmental nature and is more suited for residential development with access to city water 
and sewer. 

District Uses: The permitted uses of the Medium Density (existing) and Conservation (proposed) 
differ significantly. Medium Density allows for the residential development of single-family, 
duplex, and multifamily up to six dwelling units as well as modest commercial uses with 
limitations through a Conditional Use Permit process. The Conservation district only allows for 
conservation areas and cemeteries. Table 1 shows the permitted uses for Medium Density and 
Table 2 shows the permitted uses for Conservation. 

Table 1: Medium Density Uses 

Table 2: Conservation Uses 
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Dimensional Requirements: 

Table 3 highlights the dimensional requirements for the Medium Density and Conservation 
districts. The height and frontage requirements for both districts are the same, however, lot area, 
width at building line, and the setbacks differ significantly. Additionally the lot coverage 
requirements are also notably different and reflect the intended uses in each district. It is worth 
noting that the proposed zone change to Conservation would render the subject parcel legal non-
conforming in terms of lot size and width at building line as the required lot area in Conservation 
is 5 acres with a 200 ft width at building line requirement. The subject parcel is .91 acres and 
approximately 170 ft at its widest. 

Dimensional Standard  Medium Density  Conservation 

Minimum Lot Area  8,000-sf (~0.18-ac)  5 ac 

Minimum Lot Width at Building 
Line 

60’ 200’ 

Minimum Road Frontage  50’  50’ 

Minimum Front Setback  15’  50’ 

Minimum Rear Setback  15  50’ 

Minimum Side Setback  10’ 50’ 

Maximum Building Coverage  45%  10% 

Maximum Impervious Coverage  60%  20% 

Minimum Green / Open Space  40%  - 

Maximum Stories Above Grade  2  2 

Maximum Building Height  35’  35 

Table 3: Dimensional Regulations for the Medium Density & Conservation Districts 
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ORDINANCE O-2026-13 

CITY  OF  KEENE 

In the Year of Our Lord Two Thousand and              Twenty Six 

AN ORDINANCE     Relating to an Amendment to the City of Keene Zoning Map - 0 Howard Street – 
Medium Density to Conservation 

Be it ordained by the City Council of the City of Keene, as follows: 

That the Zoning Map of the City of Keene, as amended, is hereby further amended by 
changing the zoning designation of property located at 0 Howard Street (Tax Map Parcel 
Number 536-034-000) from Medium Density (MD) to Conservation. 

_________________________________ 
Jay V. Kahn, Mayor 

In City Council July 2, 2026. 
Referred to the Joint Planning Board/ 
Planning, Licenses and Development Committee. 

City Clerk 
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2026-315 

CITY OF KEENE 
NEW HAMPSHIRE 

ITEM #I.2. 

Meeting Date: July 2, 2026 

To: Mayor and Keene City Council 

From: Steven Ringland 

Through: Terri Hood, City Clerk 

Subject: Relating to Zoning Map Amendment - 0 Howard Street - Medium Density to 
Conservation 
Ordinance O-2026-13 

Council Action: 
In City Council July 2, 2026. 
Referred to the Joint Planning Board/Planning, Licenses and Development Committee. 

A true record; 

Attest: 
City Clerk 

Recommendation: 

Attachments: 
1. Application to Amend Zoning Map_Ringland_redacted 
2. Zoning Map Amendment Narrative_Ringland_redacted 
3. Zoning Map Amendment Map Attachment2 
4. O-2026-13-Relating to an Amendment Zoning Map - 0 Howard Street_referral 

Executive Summary: 

Background: 
Steven Ringland has submitted the attached application to amend the official City of Keene Zoning 
Map to re-zone a .91 acre parcel located at 0 Howard Street (TMP 536-034-000) from Medium 
Density to Conservation. The property is owned by the City of Keene. 
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MEMORANDUM 

To:  Joint Committee of the Planning Board and PLD Committee 

From:  Mari Brunner, Senior Planner 

Date:  September 4, 2026 

Subject:  Staff Update on O-2026-09 Relating to Short-term Rental Uses 

Overview 

This is an addendum to the original staff report / memo on this ordinance, which is available for 
review in the July 13, 2026, meeting packet materials. 

Background 

The Joint Committee of the Planning Board and Planning, Licenses and Development Committee 
opened the public workshop for this ordinance on July 13, 2026. At this workshop, several 
questions and concerns were raised by board members and members of the public. These include 
questions about taxation, treating “hosted” and “non-hosted” short-term rentals differently to 
protect neighborhood character and housing supply, taking another look at the zoning districts 
where this use is proposed to be allowed, and the potential for creating a registry of STRs. 

Included below is a summary of staff’s response to each of these questions or concerns. 

Taxation Questions 

Questions were asked about whether Short-term Rental (STR) properties can be assessed and 
taxed differently than other residential properties. In addition, there were questions / concerns 
related to ensuring the Meals and Rooms Tax is being collected. 

Staff Response: 

According to the City Assessor, the City cannot assess or tax a STR property any differently 
than a non-STR property. The Meals and Rooms Tax is collected by the State, so the City does 
not have data related to which properties pay this tax in Keene. The Meals and Rooms tax 
statute (RSA 78-A) defines “short-term rental” as “the rental of one or more rooms in a 
residential unit for occupancy for tourist or transient use for less than 185 consecutive days.” 

Municipal-level data regarding total collections of Meals and Rooms Tax is not available; 
however, distribution data is available through the NH State Treasury. The most recent 
distribution report shows that Keene received $2,248,800.53 in tax revenue from the Meals 
and Rooms Tax in fiscal year 2026. This report does not provide the number of businesses / 
entities that the tax was collected from. 
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Impact of non-hosted STRs on Neighborhood Character 

Several Committee members raised concerns about allowing non-hosted STRs in residential 
zoning districts due to their potential to impact neighborhood character and reduce the supply of 
long-term housing stock. 

Staff Response: 

The character of a neighborhood reflects the interaction of many different factors, including 
the physical and built environment, public spaces, and the social and cultural identity of the 
area. While neighborhood character will naturally change over time, protecting neighborhoods 
from rapid changes in character requires preserving a critical mass of long-term residents 
and local businesses. In areas where transient uses like STRs are prevalent or concentrated, 
such as major tourist destinations like New Orleans, studies have documented increased 
numbers of complaints regarding nuisances and anecdotal evidence of a loss of social fabric 
and reduced sense of belonging. These areas tend to see STRs taking up anywhere between 
10%-40% of the housing stock. Density controls to address this issue include caps on the 
number of transient uses per block (similar to spacing requirements), maximum percentage 
of units within buildings, and aligning the scale of the use with the surrounding area. 

In Keene, staff have not found evidence that STRs have become prevalent city-wide or overly 
concentrated in any one area outside the downtown. According to a market analysis 
generated by AirDNA, from July 2025 to July 2026 there were 80 active listings in the City 
(report attached). This represents less than 1% of Keene’s housing supply. In addition, 
conversations with Fire Department, Police Department and Code Enforcement staff revealed 
that the city does not receive a noticeable number of complaints with respect to STRs. 

While it is possible to implement density controls or treat non-hosted STRs differently, it is 
important to note that access to real-time data will be required for effective monitoring and 
compliance systems. Council should anticipate an annual cost of between about $6,000 at 
the low end to about $25,000 at the high end for a monitoring platform, in addition to increased 
allocation of staff time for the program. In addition, the Committee and Council should be 
aware that differentiating between hosted and non-hosted STRs will also require additional 
staff time and may pose a challenge for enforcement staff. For example, not all property 
owners can be easily contacted, and staff may have to spend a significant amount of time 
simply tracking an owner down to let them know of an alleged violation. Determining that a 
violation has occurred can be challenging to prove, and even with established fines, it can be 
difficult and costly to collect those fines. In the past, when the City went to court to collect 
fines for well-documented property violations, the judge rarely awarded the full fine to the City, 
and the City often ended up spending significantly more in staff time than the amount that 
was ultimately collected. This difference in cost is covered by the general fund. 

Therefore, given the fact that staff have not seen any evidence that STRs are causing issues, 
staff recommend treating “hosted” and “non-hosted” STRs the same in terms of where and 
how they are allowed for now. The Planning Board and City Council can revisit this topic if the 
number of STRs starts increasing as a percentage of the housing supply or if they become 
overly concentrated in a specific neighborhood. 
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Zoning Districts Where STRs are Allowed: 

There was some discussion about the process of selecting the zoning districts where short-term 
rentals would be allowed, and a specific question about whether this use would be appropriate in 
the downtown districts. 

Staff Response: 

The original list of zoning districts where staff propose to allow STRs includes all the 
residential zoning districts in addition to the districts where “Bed and Breakfast” (B&B) is 
currently an allowed use. Staff recommend evaluating the intent statement for each district 
when deciding where and how STRs are allowed (e.g., by right, with a Special Exception, etc.). 

On the following pages is a table that lists the zoning districts under consideration, their intent 
statements, and whether / how they currently allow B&Bs. “SE” means allowed with a Special 
Exception, a dash means the use is not allowed, and P1 means it is allowed with limitations 
per Section 8.3.2.G of the LDC (No more than 9 guest rooms and meals shall be served to 
registered guests only). In addition, staff have included a recommendation regarding where 
and how STRs could be allowed. 

District Intent Statement 
B&B 
Allowed? 

Recommendation 
for STRs 

Rural 

The Rural (R) District is intended to provide for areas 
of very low-density development, predominantly of a 
residential or agricultural nature. These areas are 
generally outside of the valley floor, beyond where 
city water, sewer and other city services can be 
readily supplied. 

SE 
P1 (hosted) 
P1 (non-hosted) 

Residential 
Preservation 

The Residential Preservation (RP) District is intended 
to return this area of the City to neighborhoods 
composed predominantly of moderately dense 
single-family residential development. This district 
serves as an additional downtown zoning district that 
promotes pedestrian-scale development, walkability, 
bikeability, and urban green space where possible. All 
uses in this district shall have city water and sewer 
service. 

SE 
P1 (hosted) 
P1 (non-hosted) 

Low Density 

The Low Density (LD) District is intended to provide 
for low-intensity single-family residential 
development. All uses in this district shall have city 
water and sewer service. 

- 
P1 (hosted) 
P1 (non-hosted) 

Low Density 1 

The Low Density 1 (LD-1) District is intended to 
provide for low intensity residential development, 
which is primarily detached single-family dwellings 
on lots of 1-acre or larger in areas on the outer edge 
of available city water and sewer service. All uses in 
this district shall have city sewer. City water is 
required if sufficient volume and pressure is available 
as determined by the Public Works Department. 

- 
P1 (hosted) 
P1 (non-hosted) 

Medium 
Density 

The Medium Density (MD) District is intended to 
provide for medium intensity residential development 

- 
P1 (hosted) 
P1 (non-hosted) 
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and associated uses. All uses in this district shall 
have city water and sewer service. 

High Density 

The High Density (HD) District is intended to provide 
for high intensity residential development and 
associated uses. All uses in this district shall have 
city water and sewer service. 

SE 
P1 (hosted) 
P1 (non-hosted) 

High Density 1 

The High Density 1 (HD-1) District is intended to 
provide for high intensity residential development. All 
uses in this district shall have city water and sewer 
service. 

SE 
P1 (hosted) 
P1 (non-hosted) 

Downtown 
Core 

The DT-C District is the heart of downtown Keene, 
accommodating the highest intensity of 
development. This district is intended to 
accommodate a rich mix of commercial, residential, 
civic, cultural, and open space uses in a highly 
walkable, vertically and horizontally mixed-use 
environment. 

- 

Not allowed 
(more 
appropriate for 
hotel-scale 
development) 

Downtown 
Growth 

The DT-G District accommodates the reuse of 
existing structures within downtown Keene as well as 
new construction of significant size. It is intended to 
provide the flexibility needed to create a mixed-use 
environment suitable for commercial, residential, 
civic, cultural, and open space uses in areas of 
downtown where growth is desired, with standards 
for new construction and infill that complement the 
walkable, urban form of Keene's downtown. 

- 

Not allowed 
(more 
appropriate for 
hotel-scale 
development) 

Downtown 
Edge 

The DT-E District provides for a heterogeneous mix of 
commercial and residential uses and varied 
development forms including areas of both walkable 
development as well as more auto-oriented 
development at the edges of downtown Keene. This 
district accommodates this rich mixture, while 
providing for a transition into lower intensity 
commercial or residential development outside of the 
delineated downtown area. 

- 
P1 (hosted) 
P1 (non-hosted) 

Downtown 
Limited 

The DT-L District is intended to accommodate the 
unique development pattern exhibited in downtown 
Keene to the north of Central Square. The district 
accommodates a mixture of commercial, residential, 
civic, and cultural uses in structures of a lower height, 
located close to the street. 

- 
P1 (hosted) 
P1 (non-hosted) 

Downtown 
Transition 

The DT-T District is intended to accommodate a 
variety of residential, open space, and other low 
intensity uses in a mixed-use environment of 
attached and detached structures. Development 
within the DT-T District is intended to complement 
and transition into existing residential neighborhoods 
adjacent to downtown Keene. 

P1 
P1 (hosted) 
P1 (non-hosted) 

Downtown 
Institutional 

The DT-I District accommodates the unique form of 
Keene State College as it interfaces with the mixed-
use, walkable fabric of downtown Keene. 

- Do not allow 

Neighborhood 
Business 

The Neighborhood Business (NB) District is intended 
to serve as an additional downtown zoning district 
that promotes smaller-sized business, professional 

SE 
P1 (hosted) 
P1 (non-hosted) 
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uses, and residential uses which support adjacent 
neighborhoods and workplaces, with an orientation 
toward pedestrian and bicycle access. Some uses are 
restricted in size to limit adverse impacts on nearby 
residences and to maintain a pedestrian scale of 
development. All uses in this district shall have city 
water and sewer service. 

Business 
Growth and 
Reuse 

The Business Growth & Reuse (BGR) District is 
intended to serve as an additional downtown zoning 
district that provides opportunity for redevelopment 
and revitalization of a former industrial area in an 
environmentally sensitive manner that is of a scale 
and type compatible with adjacent residential 
neighborhoods. The development in this District 
should be oriented towards pedestrian and bicyclist 
access. All uses in this district shall have city water 
and sewer service. 

P1 
P1 (hosted) 
P1 (non-hosted) 

Office 

The Office (O) District is intended to provide for 
noncommercial offices and low intensity uses within 
walking distance to the downtown, while preserving 
the look and feel of a residential area. This district 
serves as a buffer between areas of intense 
commercial activity and residential areas. All uses in 
this district shall have city water or sewer service. 

P1 
P1 (hosted) 
P1 (non-hosted) 

Agriculture 

The Agriculture (A) District is intended to allow for 
farms and farmland, and to discourage activity that is 
not related to agriculture. Large-scale commercial 
recreation, even if agriculture related, is not suitable 
for this district. 

SE 
P1 (hosted) 
P1 (non-hosted) 

STR Rental Registry: 

Several board members and members of the public expressed a desire for the City to implement 
and maintain a registry of all STR properties in the City. 

Staff Response: 

The main concern that staff have with requiring a short-term registry is the challenge with 
enforcement and compliance. While many hosts are likely to comply on their own, there are 
likely to be a few “bad actors” who ignore the rules and hope to not get caught. In order to be 
fair and consistent, it is likely that using a third-party platform or provider would be necessary. 
Enforcement will also include potential litigation, which can be expensive due to the staff time 
and legal fees. Another concern raised by code enforcement staff is that a registry will 
increase opportunity for neighborly disputes by providing another avenue that may be mis-
interpreted by residents, that staff then must spend time investigating. 

The benefits of a registry include obtaining better data regarding the exact number and 
location of STRs, which would allow the City to monitor the number of STRs and track the 
impact on housing supply over time. However, we can get similar data through platforms such 
as AirDNA to assess impact of STRs on housing supply over time. 
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Recommendation 

Staff recommend that the Committee move forward with Ordinance O-2026-13 as proposed and 
revisit the ordinance in 1-2 years to assess the impact and adjust accordingly. This will be the 
first formal regulation of short-term rental uses in Keene, and staff believe it is in everyone’s best 
interest to take an incremental approach to figuring out the correct balance between regulating 
the use and spending City resources effectively. With only 80 active rental properties in the past 
year, Keene is at the lower end of the STR spectrum, with STRs representing less than 1% of the 
housing stock (3.48 rentals per 1,000 residents). In tourist destinations, STRs can make up 10% 
to 40% of the entire local housing market. By starting out with simple, low-cost, and easy to 
enforce regulations, the City would essentially be maintaining the status quo while creating an 
avenue for future regulations if it becomes necessary. 

Suggested Motion Language 

OPTION 1 
If the Committee decides to move forward with the ordinance as originally proposed, staff 
recommend that the Planning Board vote on the compatibility of the ordinance with the Master 
Plan, and the PLD Committee vote to refer the ordinance back to City Council for a public hearing. 

OPTION 2 
If the Committee would like more time to work on the language of the ordinance, staff recommend 
continuing the public hearing to the October 13, 2026 Joint Planning Board and PLD Committee 
meeting. 
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ORDINANCE O-2026-09 

CITY  OF  KEENE 

In the Year of Our Lord Two Thousand and              Twenty Six 

AN ORDINANCE     Relating to Short-term Rental Uses 

Be it ordained by the City Council of the City of Keene, as follows: 

That Chapter 100 of the City Code of the City of Keene, New Hampshire, as amended, is hereby 

further amended by adding the bolded underlined text, and deleting the stricken text as follows: 

1. Add a new section “AI” to Article 8, Section 8.3.2, “Commercial Uses” to define “Short-term 

Rental,” as follows. The intent of this proposed change is to support wealth-building 

opportunities for Keene residents, ensure the health and safety of Short-term Rental guests, 

preserve the residential character of Keene’s neighborhoods, and protect quality of life for 

abutting residences. 

AI. Short-term Rental (STR) 

1. Defined. 

Short-term Rental (STR) - A dwelling or any portion thereof that the owner or the 

lessee of the dwelling offers for occupancy, for a fee, for fewer than 30 consecutive 

days. Short-term Rentals can be hosted, where the dwelling is the primary 

residence of the owner or lessee, or non-hosted, where the dwelling is not the 

primary residence of the owner or lessee. 

2. Use Standards 

a. If located in a residential zoning district, the residential appearance of the 

dwelling or the lot on which the STR is located shall be maintained. 

b. Non-Hosted STRs shall have posted contact information in accordance with 

Chapter 18, Section 18-16 A of the City Code of Ordinances. The exceptions 

listed in Section 18-16 B shall not apply to this use. 

2. Allow “Short-term Rental” as a permitted use in the zoning districts listed below by 

amending Sections 3.1.5, 3.2.5, 3.3.5, 3.4.5, 3.5.5, 3.6.5, 3.7.5, 5.1.5, 5.3.5, 5.4.5, 5.5.5, 

7.2.5, and Tables 4-1 and 8-1, to display “Short-term Rental” as a permitted use under the 

category of commercial uses. 

a. Rural 

b. Residential Preservation 
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c. Low Density 

d. Low Density 1 

e. Medium Density 

f. High Density 

g. High Density 1 

h. Downtown Transition 

i. Commerce 

j. Neighborhood Business 

k. Business Growth and Reuse 

l. Office 

m. Agriculture 

_________________________________ 

Jay V. Kahn, Mayor 
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