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STAFF REPORT 
 

PB-26-28 – BOUNDARY LINE ADJUSTMENT – NH LIQUOR STORE BLA, 6 ASHBROOK CT 
 
Request: 

Applicant GM2 Associates Inc., on behalf of owner The State of NH, proposes to transfer ~1.4-ac 
of land from the ~11.4-ac parcel at 6-15 Ash Brook Ct (TMP #110-001-000) in the Agriculture 
District to the ~0.74-ac parcel at 0 Ash Brook Ct (TMP #109-029-000) in the Commerce District. 
 

Background: 

The subject parcels are 
existing lots located on the 
northeast corner of the 
Ashbrook Rd and Ashbrook 
Ct intersection, directly 
north of Michaels in the 
Monadnock Marketplace 
shopping plaza. Both 
parcels are owned by The 
State of NH and originally 
developed under the 
Governmental Land Use 
statute RSA 674:54.  
 
The purpose of this 
application is to adjust the 
boundary of the parcel 
containing the former NH 
Liquor Store and State 
Police facility (lot 110-001) 
and the parcel containing 
the front parking lot of the 
former NH Liquor Store 
building (lot 109-029) in 
order to combine the former 
NH Liquor Store building 
with the front parking lot. 
This will result in both the State Police facility and the former NH Liquor Store building being on 
their own parcels. This adjustment will transfer ~1.4-ac of land from the State Police parcel to the 
parking lot parcel. 
 
Determination of Regional Impact: 

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

Completeness: 

The applicant has requested exemptions from separate existing and proposed conditions plans 
and all technical reports. After reviewing the request, staff have made the determination that 

Fig:1 Subject parcels outlined in yellow with the boundary line to be 

adjusted in blue 
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 21.14 Architecture & Visual Appearance: There are no proposed changes or improvements to 

 either parcel, including the existing structures’ architecture or the parcels’ visual appearances.  

 

 

Subdivision Regulations Standards Compliance  (Article 20 of the Land Development Code) 

 

 20.2.1 Lots: The proposed BLA works to improve the lot configurations to better align with existing 

 uses. As proposed, Map 110, Lot 1 in the Agricultural zoning district does meet the 

 minimum lot size of 10 acres.  The remaining dimensional requirements for both parcels are met.  

 

 20.2.2 Character of Land for Subdivision: The BLA will not adversely impact the character of the 

 subject parcels and aims to resolve existing non-conforming uses. 

 

 20.2.3 Scattered or Premature Development: There are no proposed changes or improvements 

 to either parcel. The BLA aims to resolve existing non-conforming uses. 

 

 20.2.4 Preservation of Existing Features: There are no proposed changes or improvements to 

 either parcel. The existing features will be preserved on both parcels. 

 

 20.2.5 Monumentation: The existing boundaries of the subject parcels are sufficiently 

 monumented.  

 

 20.2.6 Special Flood Hazard Areas: The majority of both parcels fall within FEMA Zone X, area 

 subject to 0.2% annual chance of flood hazard. There are no proposed changes or improvements 

 to either parcel. 

 

 20.2.7 Fire Protection & Water Supply: There are no proposed changes or improvements to 

 either parcel. Existing infrastructure for fire protection and water supply will remain in place.  

 

 20.2.8 Utilities: There are no proposed changes or improvements to either parcel. Both parcels 

 are currently serviced by municipal water and sewer systems and no new connections or changes 

 in use are proposed. 

 

 

Conclusion 

 

This Boundary Line Adjustment Application aims to resolve an existing, non-conforming use. The existing 

NH Liquor Store was constructed during 2005 without a boundary line adjustment being approved by the 

City as was likely intended. Please accept this application in an effort to resolve this unique land-use 

situation.  

 

 

Respectfully,  

GM2 Associates, Inc. 

 

 

 

Seth P. Hill, PE 

Director of Engineering – Northern New England 
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GM2 Associates, Inc.
197 Loudon Road, Suite 310

Concord, NH  03301

Tel:  603-856-7854
Fax:  603-856-7855
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BOUNDARY LINE ADJUSTMENT SURVEY
prepared for

NEW HAMPSHIRE LIQUOR COMMISSION
land of

STATE OF NEW HAMPSHIRE
Tax Map 109 Lot 29 & Map 110 Lot 1

6 & 15 Ash Brook Court
City of Keene, New Hampshire

County of Cheshire

I CERTIFY THAT THIS PLAN WAS PREPARED BY ME OR THOSE UNDER MY DIRECT
SUPERVISION AND MEETS THE PRECISION AND ACCURACY REQUIREMENTS OF A CLASS
"U" REAL PROPERTY SURVEY.

DATE    ________________________               ____________________________________________
  LICENSED LAND SURVEYOR

GRAPHIC SCALE
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PLAN REFERENCES:

1.) Plan entitled " LOT LINE ADJUSTMENT OF LANDS OWNED BY THE STATE OF NEW HAMPSHIRE". Prepared by Clough Harbour & Associates, LLP, dated March 11, 2005 and on
file with the Cheshire County Registry of Deeds in Cabinet 13 Drawer 1 No. 844.

2.) Plan entitled "MONADNOCK CONDOMINIUM - FIRST AMENDED SITE AND FLOOR PLANS". Prepared by SVE Associates. Sheet 2 of 11. Scale: 1" = 100', dated January 16, 2004 and
on file at the Cheshire County Registry of Deeds in Cabinet 12 Drawer 9 No. 105.

3.) Plan entitled "SUBDIVISION PLAN PREPARED FOR KONOVER DEVELOPMENT CORPORATION, LAND OF AUBREY W. & ELLIS S. BARRETT, ASH BROOK ROAD, CITY OF
KEENE, CHESHIRE COUNTY, NEW HAMPSHIRE". Prepared by SVE Associates. Dated June 25, 2003, revised July 3, 2003. On file at the Cheshire County Registry of Deeds in Cabinet 12
Drawer 9 No. 7-11.

4.) Plan entitled "RESUBDIVISION AND LOT LINE ADJUSTMENT PLAT PREPARED FOR KONOVER DEVELOPMENT CORPORATION, LAND OF AUBREY W. & ELLIS S.
BARRETT, ASH BROOK ROAD". Prepared by SVE Associates. dated July 23, 1999. On file at the Cheshire County Registry of Deeds in Cabinet 12 Drawer 4 No. 179-181.

5.) Plan entitled "PLAN OF TAX DITCHES ON LAND OF AUBREY W. & ELLIS S. BARRETT, ASH BROOK ROAD, CITY OF KEENE, CHESHIRE COUNTY, NEW HAMPSHIRE".
Prepared by SVE Associates. Dated september 13, 1999. On file at the Cheshire County Registry of Deeds in Cabinet 12 Drawer 7 No. 83.

6.) Plan entitled "LAND IN KEENE MEADOWS OWNED BY AUBREY W. BARRETT AND ELLIS S. BARRETT, KEENE, NEW HAMPSHIRE". Prepared by Roy K. Piper. Dated
December 1985. On file at the Cheshire County Registry of Deeds in Cabinet 12 Drawer 7 No. 185.

7.) NEW HAMPSHIRE STATE RIGHT OF WAY PLANS OF PROPOSED LAND ACQUISITION PROJECT #23141 and u013-1(16) on file with the NH Department of Transportation.

8.) Plan entitled "ALTERATION OF ASH BROOK ROAD AND LAYOUT OF ASH BROOK COURT, LAND OF AUBREY W. & ELLIS S. BARRETT, CITY OF KEENE, CHESHIRE
COUNTY, NEW HAMPSHIRE". Prepared by SVE Associates. Dated October 17, 1999. On file at the Cheshire County Registry of Deeds cabinet 12 drawer 7 no. 85.
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SURVEY NOTES:

1.) The purpose and intent of this survey is to adjust the common boundary line between parcels 110-1 &
109-29, conveying 60,866 square feet or 1.40 acres from parcel 110-1 to parcel 109-29.

2.) An on-the-ground survey was performed by this office in September of 2025 using a 3" Leica robotic total
station and Trimble R12 GNSS receivers. A closed traverse with an error of closure better than 1:15,000 was
established to survey the boundaries of the subject parcels.

3.) The survey's bearings and distances reference the New Hampshire State Plane Coordinate System
NAD83(2011).  The vertical datum references NAVD88. Initial site control was derived using VRS corrected
RTK utilizing the above mentioned equipment.

4.) The owner of record for both subject parcels is the State of New Hampshire, with parcel 110-1 having a
physical address of 0 Ash Brook Court , Keene, NH 03431 and a mailing address of PO Box 503, Concord, NH
03301, and parcel 109-29 having a physical address of 6-15 Ash Brook Court , Keene, NH 03431 and a mailing
address of PO Box 483, Concord, NH 03301.

5.) Parcel 109-29 falls within the Commerce use district within the City.
     After the Lot Line Adjustment as shown a portion of Parcel 109-29 would fall
     within the Agricultural district.

Minimum Lot Area: 15,000 sf
Minimum Road Frontage: 50 ft
Minimum Front Setback: 20'
Minimum Side Setback: 20'
Minimum Rear Setback: 20'

6.) Parcel 110-1 falls within the Agriculture use district within the City.

         Minimum Lot Area: 10 acres
         Minimum Lot Area (per dwelling unit): 10 acres
         Minimum Lot Width at Building Line: 200 ft
         Minimum Road Frontage: 50 ft
         Minimum Front Setback: 50 ft
         Minimum Rear Setback: 50 ft
         Minimum Side Setback: 50 ft

7.) The subject site is primarily located within a FEMA Zone X, area subject to 0.2% Annual Chance of Flood
Hazard as shown of FEMA map 33005C0266E with an effective date of 5/23/2006 and subject to a Letter of
Map Revision 08-01-0182P with an effective data of 3/20/2008.

8.) An underground gas main with witness posts exists along the easterly boundary of Map 110 Lot 1. No
written easement was found during the course of this survey benefiting the utility owner. The gas line exists in
an area where Pitcher Road once existed.

9.) Temporary shelters with occupants were witnessed throughout the wooded areas of Map 110 Lot 1 at the
time of the survey.

10.) Unwritten rights in land, through they may exist, are not shown on this survey. Easements, rights, and
restrictions shown or identified are those which were found during research at the Cheshire County Registry of
Deeds and the City of Keene. Other rights, easements, or restrictions may exist which a title examination of the
subject parcel(s) would determine.

11.) Sheet 1 of 2 is to be recorded with the Cheshire County Registry of Deeds upon Planning Board Approval.
Sheet 2 of 2 contains site data such as topography & floodplain data and will remain on file with the City of
Keene and this office.

LOCUS MAP
SCALE: 1" = 1,400' +/-

WETLAND CERTIFICATION:

Wetlands were delineated by Jennifer Riordan, (NH Certified Wetland
Scientist #269) of GM2 Associates, Inc. on Tax Map 109 Lot 29 and Tax
Map 110 Lot 1 on September 11, 2025. The wetland delineation was
performed in accordance with the US Army Corps of Engineers (USACE)
1987 Methodology and the USACE Northcentral and Northeast Regional
Supplement (2012).
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TOPOGRAPHY & FLOOD HAZARD AREA NOTES:

1.) The existing contour information shown on this plan was derived from aerial LiDAR data collected by a
fixed-wing aircraft between the years of 2011 and 2019. Contour data shown on this plan has been reduced to
show bare-earth conditions at the time of the collection and was published by GRANIT Earth Systems Research
Center of the University of New Hampshire for public use with credit given. Contour information is shown for
reference and planning purposes only. GM2 Associates, Inc. assumes no liability for the use of this data.

2.) The existing special flood hazard area boundaries show on this plan were derived from from FEMA map
noted in note #7 on sheet 1 of 2 of this plan set.
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Wetlands were delineated by Jennifer Riordan, (NH Certified Wetland
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performed in accordance with the US Army Corps of Engineers (USACE)
1987 Methodology and the USACE Northcentral and Northeast Regional
Supplement (2012).
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Description of the existing and proposed uses. Description of the services provided to the 
clients or residents of the facility 

The existing two-story commercial office building at 232 Winchester Street will be adapted into 
an 8-bed, peer-supported, Level 3 Recovery House known as Anew Integrated Recovery (AIR). 
The residence will provide a safe, structured, and substance-free living environment for adults in 
recovery from substance use. The program follows the social model of recovery, emphasizing 
shared accountability, mutual support, and community integration. There are no medical or 
clinical services provided on site; residents engage in treatment separately through licensed 
Anew Behavioral Health programs or other qualified treatment providers. 

No changes are proposed to the exterior of the building or landscaping requiring excavation. The 
proposed use will be similar to the previous mixed residential/commercial use and similar in 
intensity to a residential home. Other site development standards not already addressed in the 
narrative are not applicable. 

 

Description of the size and intensity of the use 

The property lies within the High Density (HD) zoning district. Under the City of Keene Land 
Development Code, the proposed use qualifies as a Group Home, Small, a category that permits 
up to eight unrelated occupants in a supervised residential setting by Conditional Use Permit. 
The proposed occupancy of a Level 3 Recovery House with up to eight residents and continuous 
on-site staff supervision is consistent with this classification. 

The home will always operate twenty-four hours per day with at least one credentialed staff 
member present. No staff will live on site. The anticipated maximum number of staff present at 
the recovery home during daytime operations is two: a Recovery Monitor or Peer Support 
Worker/Driver and the House Manager. On a routine basis, including during overnights and 
weekends, there will be one staff member present on the property with the residents. The House 
Manager may regularly visit the residence, but their office will be located off site at an Anew 
clinical building. 

 

Description of any proposed development or redevelopment 

No exterior construction or site expansion is proposed. The reuse will meet applicable life-safety 
and residential occupancy code requirements. Interior modifications will convert former office 
areas into sleeping areas, shared living and dining spaces, and required life-safety features such 
as smoke and carbon monoxide detection, fire extinguishers, and posted evacuation plans. All 
work will comply with applicable building and fire codes for residential occupancy. The existing 
building footprint, parking, and access points will remain unchanged. A Congregate Living and 
Social Services License will be obtained and maintained, as well as certification through the 
New Hampshire Partnership for Recovery Residences (NHPRR). 


















