
 

 
 

Planning Board – Monday, September 23, 2019, 6:30PM 
City Hall Council Chambers – 3 Washington Street, 2nd floor 

 

AGENDA 
I. Call to Order – Roll Call 
 
II. Minutes of Previous Meeting – August 26, 2019 Meeting 
 
III. Boundary Line Adjustment 

1. S-06-19 – 14 & 18 Wildwood Rd – Boundary Line Adjustment – Applicant Wendy Pelletier of 
Cardinal Surveying and Land Planning, on behalf of owners, Daniel Fox and Ronnie Brown, proposes 
a boundary line adjustment between the property located at 18 Wildwood Rd (TMP #107-031-000) 
and the adjacent lot at 14 Wildwood Rd (TMP# 107-030-000) owned by Janice U. Walker. This 
adjustment would transfer 0.14-acres from the 0.92-acre parcel at 14 Wildwood Road to the 0.73-acre 
parcel at 18 Wildwood Road. A waiver is requested from Section III.C.5 of the Planning Board 
Regulations regarding the requirement to submit an updated survey showing all meets and bounds of 
the revised parcels. Both properties are located in the Low Density District. 

 
IV. Public Hearings 

1. SPR-05-19 – Colonial Theatre – 89 Main St – Site Plan – Applicant Weller & Michal Architects, on 
behalf of owner Colonial Theatre Group Inc., proposes modifications to the main entrance and a 
2,800 sf addition to the Colonial Theatre building located at 89 Main St (TMP# 575-008-000).  A 
waiver is requested from Planning Board Standard #1, Drainage. The site is 0.36 acres and is located 
in the Central Business District. 

 
2. SPR-876, Modification #1 – Ametek (formerly Precitech) – 44 Black Brook Rd – Site Plan – 

Applicant Brickstone Land Use Consultants LLC, on behalf of owner NH Black Brook LLC, proposes a 
7,870 sf building addition and the installation of new parking areas to the north and east of the existing 
building for the property located at 44 Black Brook Rd (TMP #221-021-000). A waiver is requested from 
Planning Board Standard #6, Landscaping. The applicant requests a Surface Water Protection 
Conditional Use Permit to install paving and grading in a 1,600 sf area within the wetland buffer. The 
site is 18.43 acres and is located in the Corporate Park District. 
 
 

V. Community Development Director Report  
 
VI. New Business 
 
VII. Upcoming Dates of Interest – October 2019 

Planning Board Meeting – October 28; 6:30 PM 
Planning Board Steering Committee – October 15; 11:00 AM 
Joint PB/PLD Committee – Tuesday, October 15; 6:30 PM 
Planning Board Site Visits – October 23, 8:00 AM – To Be Confirmed 
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CITY OF KEENE 

NEW HAMPSHIRE 

 

PLANNING BOARD 

MEETING MINUTES 

 

Monday, August 26, 2019 6:30 PM Council Chambers 

 

Members Present 

Douglas Barrett, Chairman  

Chris Cusack, Vice-Chair 

Michael Burke 

Martha Landry 

Councilor George Hansel 

Andrew Weglinski 

Mayor Kendall Lane 

Pamela Russell Slack 

Tammy Adams, Alternate 

 

Staff 

Rhett Lamb, Asst. City Manager/Community 

Development Director 

Tara Kessler, Senior Planner 

Mari Brunner, Planner 

 

Members Not Present 

Gary Spykman 

 

 

I. Call to order – Roll Call 

Chair Barrett called the meeting to order at 6:30 PM and roll call was taken. 

 

II. Minutes of previous meeting – July 22, 2019 Planning Board Meeting Minutes. A motion was 

made by Mayor Kendall Lane to accept the July 22, 2019 minutes. The motion was seconded by 

Councilor George Hansel and was unanimously approved.  

 

  III. Public Hearing 

S-04-19 – Subdivision – Monadnock Covenant Church – 90 Base Hill Road: 

Applicant, Rob Hitchcock of SVE Associates, on behalf of owner, Monadnock Covenant Church ECC, 

proposes to subdivide 0.27-acres from the existing 6.83-acre lot located at 90 Base Hill Road (TMP# 242-

003-000).. The proposed 0.27-acre lot is the site of an existing single-family residential building. The 

remaining 6.5-acres of the lot would continue to be used by the existing Church, which is an institutional 

use. The site is located in the Low Density District. 

 

A.   Board Determination of Completeness. 

Senior Planner Tara Kessler recommended to the Board that they accept the application as complete. A 

motion was made by Mayor Kendall Lane that the Board accept this application as complete. The motion 

was seconded by Councilor George Hansel and was unanimously approved. 

 

B. Public Hearing 

Mr. Rob Hitchcock of SVE Associates addressed the Board. Mr. Hitchcock referred to  

Base Hill Road and Route 9 on a plan. He referred to the red house, which was originally the parsonage 

and has been used for storage during the past few years. The church is now interested in subdividing the 

lot and selling the property at some point. The lot meets all zoning requirements; the pavement is going to 

be removed to meet setback requirements. He noted the red house is tied into the city sewer line and there 

is an easement providing access to the line. There is no other construction being proposed other than to 

remove pavement and replace it with grass. 

 

Staff comments were next. Ms. Kessler stated the proposal before the Board is to subdivide 0.27 acres, 

which is presently the location of a single-family home from the remaining 6.83 acre lot. This house had 

been used by the parsonage but has not been used for this purpose for a few years. The lot is zoned 

institutional and is located in the Low Density District. However, the Church is an Institutional Use. The 

section of the Zoning Ordinance related to Institutional Uses calls for a ten-foot setback and this is the 

reason for removal of the pavement (on the east). She noted the applicant has included a note on the Plan 
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that the owners of the proposed 0.27 acre parcel would hold a sewer easement as the sewer line for this 

parcel connects into the sewer line on the Church property.   

 

Ms. Kessler stated there are wetlands on the church lot but these wetlands are not in close proximity to the 

proposed lot. Each of the proposed lots currently has a driveway connecting to Base Hill Road.  

 

The Chairman asked for public comment. With no comments from the public, the Chairman closed the 

public hearing. 

 

C. Board Discussion and Action  

A motion was made by Mayor Kendall Lane that the Planning Board approve S-04-19, as shown on the 

plan identified as “Two Lot Subdivision Plan Land of Monadnock Covenant Church E.C.C. located at 

Tax Map Parcel No. 242-003-000 90 Base Hill Road, Keene, Cheshire County, New Hampshire Book 

1673, Page 529” dated July 3, 2019 and prepared by Huntley Survey and Design, PLLC at a scale of 1-

inch equals 40-feet with the following conditions:  

 

1. Prior to Planning Board Chair’s signature on plan:  

a. Remove pavement and install loam and seed adjacent to the eastern boundary of the 0.27-acre lot 

as shown on the subdivision plan.  

b. Owner’s signature on Plan 

 

The motion was seconded by Councilor George Hansel and was unanimously approved. 

 

S-05-19 – Subdivision – 560 Main Street: Applicant, Huntley Survey and  

Design PLLC, on behalf of owner, City of Keene, proposes to subdivide the existing 33.2-acre parcel at 

560 Main Street (TMP #114-012-000) into a 9.88-acre lot and a 23.3 acre lot. The proposed 9.88-acre lot 

lies partially in the Commerce District and the remaining land is in the Industrial District. 

 

A.   Board Determination of Completeness. 

Senior Planner Tara Kessler recommended to the Board that they accept Application S-05-19 as 

complete. A motion was made by Mayor Kendall Lane that the Board accept this application as complete. 

The motion was seconded by Councilor George Hansel and was unanimously approved. 

 

B. Public Hearing 

Mr. Jim Phippard of Brickstone Land Use Consultants addressed the Board on behalf of 560 Main Street. 

He noted the applicant is looking to create a 2-lot subdivision on land owned by the city. Mr. Phippard 

stated this property has close to 200 feet of frontage on Route 101 as well as on the end of Manchester 

Street. There is also an access easement that crosses 580 Main Street. 

 

He added this property is divided by the Branch River and further down there is also land that fronts on 

lower Main Street. This land is in the industrial district and a portion of land in the northwest corner is in 

the Commerce District. There is an application before City Council to amend this portion of the lot zoned 

as the Commerce District into the Industrial District.  

 

He noted that there is an existing building on the property, which is the city’s salt shed. He referred to an 

existing 40 foot wide easement across the property at 580 Main St, which serves as the primary entrance/ 

access into the property; however, there is adequate front on Main Street and Manchester Street. The 

property is also crossed  by transmission lines owned by Eversource but none of that is affected by this 

subdivision proposal. The proposal is to create a 9.88 acre parcel on the westerly side of the lot. The city 

would continue to use the land to the east of the proposed lot and would require an easement over the 

proposed lot to access this land. If this subdivision is approved there will be an application coming 

forward for a new industrial building on this front portion of the land by Froling Energy, who intends to 

purchase the land from the City. The City will be able to continue to use the salt shed for a period of three 
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years and at the end of the three years, it will need to be relocated. This property is serviced by city water 

and sewer and has adequate capacity to support this development. 

 

Mr. Phippard stated access to this property would be via the easement crossing the property at 580 Main 

St, which is located on Main Street / NH Route 12. There is current road frontage on Manchester Street 

for this proposed parcel; however, this street services a residential neighborhood and the decision is not to 

use this street for access to this site. 

 

Mayor Lane noted this site is serviced by the water and sewer lines that run along Manchester Street and 

asked whether this precludes any future development for the larger piece being retained by the city. Mr. 

Phippard answered in the negative and added the access easement would continue for water and sewer. 

He noted the parcel that would be retained by the City would have frontage on Main Street / NH Route 12 

(further south from the parcel at 580 Main St); however, this does not provide practical access for a 

driveway as it is sloped and has to cross the river.  

 

Staff comments were next. Ms. Kessler stated this site was used by the city many years ago as a landfill 

and is a site known to have hazardous material but there is no development being proposed at this time – 

just a subdivision. However, future development may have to address the presence of contaminants on the 

site, depending on the proposed uses.  

 

Primary access into the site will be via the easement the city currently holds crossing 580 Main Street. 

She noted there are steep slopes and wetlands on this site but the proposed subdivision will not affect 

these environmental features. 

 

The Chairman asked for public comment. With no comments from the public, the Chairman closed the 

public hearing. 

 

Mayor Lane noted that the Council would be voting on the sale of this property in the future and 

suggested that he had a conflict of interest.  The Mayor and Councilor Hansel recused themselves from 

the vote on this application. It was stated by Mr. Lamb according to the Planning Board rules a member 

can declare a conflict when that individual feels they cannot offer a non-biased view. 

 

C.   Board Discussion and Action  

A motion was made by Chris Cusack that the Planning Board approve S-05-19, “Two Lot Subdivision 

Overall Plan Land of City of Keene, New Hampshire located at Tax Map Parcel No. 114-012 560 Main 

Street, Keene, Cheshire County, New Hampshire, Book 253, Page 421” dated July 10, 2019 and prepared 

by Huntley Survey and Design, PLLC at a scale of 1-inch equals 80-feet with the following conditions:  

 

1. Owner’s signature on Plan. 

2. Applicant demonstrate adequate right of access to the easement at 580 Main Street. 

 

The motion was seconded by Michael Burke. The motion carried on 6-1 vote, with Pamela Russell Slack 

voting in opposition. Mayor and Councilor Hansel rejoined the session. 

 

SPR-886 Modification #2 – Site Plan Review – 12 Bradco Street – Keene Self-Storage: Applicant 

Brickstone Land Use Consultants LLC, on behalf of owner Keene Self Storage LLC, proposes the 

addition of two storage buildings, 800 SF and 5,200 SF in size, to the property located at 12 Bradco Street 

St (TMP# 117-041-000). Other proposed changes include modifications to site grading and drainage, the 

addition of landscaping, and the addition of lighting. The site is 5.12-acres in size and is located in the 

Industrial District. 

 

A. Board Determination of Completeness. 

Planner Mari Brunner stated the applicant has requested exemptions from submitting a Landscaping Plan, 

Architectural elevations, and Traffic, Drainage and Soils Reports. Staff has determined that exempting the 
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applicant from submitting this information would have no bearing on the merits of this application and 

recommends that the Planning Board accept the application as complete.  A motion was made by 

Councilor George Hansel that the Board accept this application as complete. The motion was seconded by 

Mayor Kendall Lane and was unanimously approved. 

 

B. Public Hearing 

Mr. Phippard addressed the Board and stated this is a self-storage facility located on Bradco Street and is 

a little over five acres in size, in the Industrial District. He noted the buildings shown in white on the plan 

were developed in 1999 and that the area highlighted in yellow on the plan was also approved at that time 

but these buildings were not constructed. These buildings are under construction today.  

 

He stated the application tonight is to add two additional storage buildings (shown in gray) that are 800 

square feet and 1500 square feet in size, respectively. The earlier buildings built on the site were masonry 

but the proposed ones are going to be metal buildings with red doors to match the colors of the existing 

buildings. The drainage system has been in place for 20 years with stormwater sheet flowing into a 

drainage system on site. There have been no incidents of failure. 

 

Mr. Phippard further stated the new buildings have been designed to improve lighting. The existing 

lighting is wall-mounted, old fashioned flood lights. The new lights are going to be LED lighting and 

noted the owner has been advised, as the older ones need replacing, that they be replaced with LED 

fixtures. Each light will be controlled by infra-red motion sensors. He noted the only light on all night is 

the one located on the security gate. He added if all the lights were on the light levels will be 1.9 

footcandles (very low level). 

Mr. Phippard stated he has asked for a waiver from having to provide a uniformity ratio 4:1 because it 

does not apply to this application. 

 

Mr. Phippard stated this self-storage business is under new ownership as of January 2019. The previous 

owner had cleared vegetation in an area that was dedicated as a 50-foot buffer facing Bergeron Avenue. 

Some of the brush had been cut down which is a violation of the buffer. The new owner has agreed to 

replant arbor vitae to re-establish this buffer. There are some abutters who were not happy with this arbor 

vitae and there has been discussion that has taken place with these abutters. The applicant has also agreed 

to locate a stockade fence (6 feet tall) along the arbor vitae while waiting for the plantings to get taller. 

 

Staff comments were next. Ms. Brunner stated that the Planning Board approved site plan application 

SPR-886 in September 1999 for the construction of 15 mini-storage buildings in three phases. The first 

two phases of this application have already been constructed and the third phase came back to the 

Community Development Department for a minor modification which is under construction now. The 

current proposal is for two new buildings that would be placed in an area that was previously used for 

outdoor storage. She noted the applicant had to go before the Zoning Board of Adjustment back in 1999 

for the original use of the property and then again in 2019 for an expansion of a non-conforming use. 

Both of those decisions are in the board packet.  

 

Ms. Brunner noted the only comments received from other city departments were from Engineering 

regarding the ability of the existing drainage system to handle the extra runoff from the two new 

buildings. She noted this concern has been addressed and noted it was determined the retention basin was 

originally designed to handle a full build-out of the site.  

 

With regards to sedimentation and Erosion Control, the applicant proposes to install silt fencing and stone 

check dams (some of this is already in place) because of the construction that is going on.  Snow storage 

areas are shown on the site plan in two locations, one area at the south end of the site and one at the north 

end of the paved area. The original site plan application for SPR-886 indicates that excess snow will be 

removed from the site. 
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Ms. Brunner noted that no changes are proposed that would affect the area of the site in the floodplain. 

When the applicant submitted an application for a modification to Phase 3 of SPR-886, they agreed to add 

34 arbor vitae to restore the vegetative buffer stipulated in the ZBA decision as a condition, but they have 

added 64 arbor vitae instead. 

 

Ms. Brunner noted that based on the presentation from the applicant at tonight’s meeting, the applicant 

seems to have worked out an agreement with the abutters to install a 6 foot tall stockade fence. She noted 

this could be added as a condition of approval to add this fence to the plan. 

 

Ms. Brunner continued, noting that the applicant proposes to install 42 full cut-off, wall-mounted LED 

light fixtures on the four buildings currently under construction for Phase 3 of SPR-886 and the two 

buildings proposed as part of this application. Ms. Brunner noted because this is not a parking lot, the 

uniformity ratio standard does not apply; hence, the applicant does not need a waiver from the standard.  

This site connects to the City’s sewer and water system, which has adequate capacity.  

 

With regards to the Traffic standard, the applicant notes that the additional 6,000 square feet of mini 

storage will be divided into approximately 38 individual storage units. Per the ITE trip generation manual, 

this increase in self-storage space would result in an increase of about 10 vehicle trips per weekday, 10 

vehicle trips on Saturday, and between 2-3 vehicle trips during peak hours on weekdays and Saturday. 

The applicant has requested an exemption from providing a traffic study due to the modest increase in 

vehicle trips anticipated as a result of this proposal. 

 

There is an existing wetland at the north end of the property; however, no work is being proposed in this 

area or within the 30-foot wetland buffer. 

 

With regard to Standard #19, Architecture and Visual Appearance, Ms. Brunner said the existing 

buildings are concrete masonry (gray in color) with garnet red doors. The proposed building will be 

similar except they would be clad in metal. This concluded staff comments. 

 

Mr. Weglinski asked for the number of abutters to this site. Ms. Brunner stated there are 17 abutters.  

 

Chair Barrett referred to the decision from ZBA dated September 7, 1999 which calls for a 50 foot 

vegetated buffer to screen the site from an adjacent residential property. He clarified the evergreen was 

installed and the current agreement is to plant more and add a stockade fence. Ms. Brunner stated in 1999 

after approval was received from ZBA, the applicant planted Austrian pines which ended up dying. At the 

time the owner asked for modification to phase 3 and as part of that modification, staff worked in the 

change to landscaping and 34 arbor vitae were installed. Between then and coming before the Board 

today an additional 30 arbor vitae has been planted by the applicant.  

 

The Chairman clarified the stockade fence was because the arbor vitae was not as tall as was originally 

intended. Ms. Brunner agreed what was agreed was five to six feet tall but what was planted was four feet 

tall – however, suggested asking Mr. Phippard about the stockade fence. Mr. Phippard stated larger sizes 

were not available and hence, the applicant supplemented the arbor vitae with the fence. He added the 

issue was the previous owner cut down the landscaping that existed here. Mr. Phippard further noted any 

of the unattractive outdoor storage that existed previously has also been removed. 

 

The Chairman asked for public comment next. 

 

Ms. Amanda Henderson of 16 Bergeron Avenue addressed the Board and began by thanking 

Mr. Phippard for addressing some of the questions she had. She circulated pictures of new landscaping 

that was installed as well as flooding she has experienced because of other construction that has taken 

place in the area. Ms. Henderson stated she has been trying to address the issue with trees since last 

October; construction has been underway since that time. She noted she did not feel anymore flooding 

would affect her property but would like this issue addressed.  

Page 7 of 63



Planning Board Meeting  DRAFT 

August 26, 2019 

 

Page 6 of 12 

 

Mr. Phippard stated he has looked at the backyard area of this abutter and there is an area to the south that 

is an existing wet area and there is water entering Ms. Henderson’s property from this area. He noted 

snow currently is being piled past the edge of pavement and there are yard drains to deal with snow melt. 

Mr. Phippard stated he has asked the applicant to change the yard drains to catch basins, which better 

capture the runoff, treated by the level spreader on site and transferred to the onsite storage system in the 

existing wetland. 

 

The Chairman asked Ms. Henderson whether she was satisfied with the stockade fence. Ms. Henderson 

answered in the affirmative. 

 

Mr. Jake Pipp of 11 Bergeron Avenue stated drainage is the biggest issue and referred to the swampy area 

to the south. He stated he is concerned about the additional impervious surface and how runoff from this 

surface will be handled. With reference to lighting, stated he liked the proposed LED lighting and that 

they won’t be on all night. He stated the current lights are visible from his property and wanted to make 

sure there is an appropriate barrier and wanted to make sure there won’t be more light intrusion with the 

new development.  

 

Mr. Phippard stated the 1999 drainage study consisted of 20.6 acres of developed area. This proposal is 

not increasing the developed area and the drainage is not increased by this proposal. He noted the 

drainage has been severely tested over the years and has withstood the test. 

 

With no further comments, the Chairman closed the public hearing.  

 

Councilor Hansel asked Mr. Phippard to explain the change in grade between this parcel and the parcel to 

the south and asked whether piling snow along that southern portion won’t enter the southerly parcel. 

Mr. Phippard referred to the contour line (489) at the rear of the property and the catch basins are located 

at (482) which is seven feet lower.  

 

Ms. Russell Slack expressed concern about drainage. Mr. Phippard stated he has no concern about 

drainage as this property is much lower in elevation compared to adjacent properties and all runoff 

collects on site and discharges towards Bradco Street and ends up in Ash Swamp Brook. 

 

Mayor Lane asked where the berm is where the fence is going to be located. Mr. Phippard said the fence 

would be installed on a natural embankment, along the easterly side of the arbor vitae. He added the 

ponding happening on the Henderson property to the south is coming from the vacant lot, not this site. 

 

Ms. Adams asked when the catch basins were installed. Mr. Phippard stated the previous owned installed 

yard drains in a 12 inch line through the site but because they were not working properly, this spring he 

requested the new owner install conventional catch basins with three-foot sumps that work well.  

 

Ms. Russell Slack asked whether the arbor vitae that have died will be replaced. Mr. Phippard stated they 

were part of the 30 that were replaced and six of those have died and stated he will have those replaced. 

 

C.   Board Discussion and Action  

A motion was made by Mayor Kendall Lane that the Planning Board approve SPR-886 Modification #4, 

as shown on the site plan identified as “Keene Self Storage, 12 Bradco St., Keene, NH 03431, 

Modification #4” prepared by Brickstone Land Use Consultants LLC at a scale of 1” = 50’ on July 22, 

1999 and revised July 18, 2019 with the following conditions prior to signature by Planning Board Chair: 

 

1. Owner’s signature appears on plan. 

2. Submittal of a revised site plan showing the location of a six-foot stockade fence along the property 

line on the southeast corner of the lot. 

3. Replacement of any dead arbor vitae on the southeast corner of the property.  

Page 8 of 63



Planning Board Meeting  DRAFT 

August 26, 2019 

 

Page 7 of 12 

 

The motion was seconded by Councilor George Hansel and was unanimously approved. 

 

SPR-902, Modification #5 – Site Plan Review – 346-354 Winchester Street – Riverside Plaza – 

Applicant Taylor Associates Architects, on behalf of owner Riverside Improvements LLC, proposes 

modifications to the building façade and site plan for the property located at 346-354 Winchester St 

(TMP# 111-004-000). Proposed changes include shifting the southern-most storefront façade further 

north to allow for a fourth tenant, changes to exterior materials, the removal of an existing loading dock, 

and the addition of a new loading dock and trash compactor. The site is 21-acres in size and is located in 

the Commerce District. 

 

A.   Board Determination of Completeness. 

Planner Mari Brunner stated he Applicant has requested exemptions from submitting a Grading Plan, a 

Landscaping Plan, and a Lighting Plan as well as the Traffic, Drainage and Soils Reports. Staff has 

determined that exempting the applicant from submitting this information would have no bearing on the 

merits of this application and recommends that the Planning Board grant these exemptions, accepting the 

application as complete. A motion was made by Councilor George Hansel that the Board accept this 

application as complete. The motion was seconded by Mayor Kendall Lane and was unanimously 

approved. 

 

B. Public Hearing 

Mr. Glen Wilson of DLC Management addressed the Board and noted the proposed application which 

was previously before the Board was for three tenants. However, since the last meeting the third tenant, 

Tractor Supply has withdrawn their application. This site is located at the former Shaws building. He 

explained Tractor Supply does a lot of outdoor sales and having outdoor sales in the rear was not 

conducive to them. 

 

Since that deal fell through, TJX (Sierra Trading) has come forward with a sister concept which would 

require a slight modification to what was proposed for Tractor Supply; it is a smaller footprint leaving 

5,000 SF of space unused. Because of this, the façade for the third tenant has had to be moved. 

Mr. Wilson stated he is happy to report they have a signed contract and are ready to continue with 

construction pending Board approval. 

 

Jeff Taylor, the architect for this project addressed the Board next. He noted Tenant A would be 

occupying 24,000 square feet, Tenant B 17,000 square feet and what is left is 23,000 square feet. 

However, TJX is only requiring 18,000 square feet, leaving approximately 5,000 square feet unused for a 

future tenant. He noted the design proposed last time remains except Tenant C’s storefront is being 

moved down one set of columns to the north. The massing remains the same, materials are the same, 

synthetic stucco will be used for the sign fascia. Sierra Trading would have field stone veneer for the 

columns as well as banding of natural wood.  

 

There will be a minor modification to the rear of the site to facilitate receiving; a new overhead door and a 

compactor pad will be added for Tenant C’s use. A concrete pad will be installed to replace the asphalt. 

 

Mr. Taylor stated they were granted a floodplain development permit which was one of the conditions. A 

bike rack will also be added. 

 

Ms. Adams asked how Tenant D will handle receiving if Tenant C plans to use the entire loading dock. 

Mr. Taylor stated the intent is to have a less intensive use for the remaining tenant. Mr. Wilson noted that 

in their business, a store with 5,000 square foot would usually use front loading and wouldn’t require a 

loading dock. The plan is this would be a front loading use or a restaurant. 

 

Chair Barrett asked whether there would be any changes to the front of the building for Tenant D. 

Mr. Taylor stated the changes would be minimal; the fourth tenant would not have a raised storefront 

Page 9 of 63



Planning Board Meeting  DRAFT 

August 26, 2019 

 

Page 8 of 12 

façade like the other three tenants. Mr. Wilson stated the plan is to match the style of the smaller tenants 

across from Walmart. He stated the only modification they would come before the Board for would be to 

add in the storefront glass along the brick wall. 

 

Staff comments were next. Ms. Brunner noted this project came before the Board in December 2018 for 

its approval, at that time the Board approved dividing the former Shaws space into three tenant spaces. As 

the applicant has noted, the plan now is to divide the third space into two uses. Because of this division of 

space, the applicant is asking for the raised store front to be moved more towards the north to leave space 

for the fourth tenant entryway. In addition, there are modifications being proposed for the rear such as the 

location of a new loading dock, concrete pad and trash compactor. 

 

Ms. Brunner stated because this item was previously reviewed by the Board, she noted he was only going 

to review what was changing. There is no change to sedimentation and erosion control, drainage, snow 

storage, traffic and filling and excavation. Staff did not receive comments from any other city 

departments on this application. 

 

With regards to the flooding standard, Ms. Brunner noted a portion of the site is located in the 100-year 

floodplain. For the previous modification to this site plan (SPR-902 Modification #4) there was a 

condition the applicant would obtain a flood permit. At the time of this staff report, the Floodplain 

Development Permit was ready to be issued. 

 

With reference to screening, Ms. Brunner noted the proposed new loading dock and trash compactor are 

located behind the existing building out of view from the street and there is already a natural wooded 

buffer to the east and south. Vehicle access to the site is from an existing driveway on Winchester Street. 

For Tenants A, B, and C the applicant is proposing curb cuts and a striped walkway from the parking lot. 

The fourth tenant space would utilize the same curb cut as Tenant C. In addition, a bike rack will be 

added to the front of the building. 

 

It appears as though wetlands are present near the property boundary on the southeast corner of the site; 

however, the edge of the wetlands is located more than 30 feet from the proposed site work.  

 

With reference to Architecture and Visual Appearance, Ms. Brunner stated she included an image on page 

37 of the Board’s packet to show what the proposed changes would look like. The top image is what was 

submitted for this application and he bottom image is what was approved in December.   

 

Chair Barrett stated if he recalls from the last time there was encroachment into the wetlands due to the 

loading dock in the rear and asked whether this issue is part of this application. Ms. Brunner stated in the 

December when this application came before the Board, the Plans Examiner determined a proposed 

concrete ramp would require a flood plain development permit. The applicant was trying to avoid the 

need for a floodplain permit and was proposing a movable metal graded ramp to allow for water to get 

through. However, because they met the threshold based on how much development occurred on this site, 

they are required to obtain this permit. 

 

The Chairman asked for public comment. With no comments from the public, the Chairman closed the 

public hearing.  

 

The Mayor felt this was a minor modification compared to what the Board approved in December. Except 

for the loading dock, there are no changes to the footprint. 

 

C.   Board Discussion and Action  

A motion was made by Mayor Kendall Lane that the Planning Board approve SPR-902 Modification #5, 

as shown on the plan sheet identified as “Site Plan” prepared by Taylor Associates Architects at a scale of 

1” = 50’ on July 18, 2019 and the architectural elevations identified as “Lease Outline Elevation at New 
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Tenant C & D” prepared by Taylor Associates Architects at varying scales on July 18, 2019 with the 

following conditions prior to signature by Planning Board Chair: 

 

a. Owner’s signature appears on plan. 

 

The original conditions of approval for SPR-902 Modification #4 shall remain in full force and effect. 

 

The motion was seconded by Councilor George Hansel and was unanimously approved. 

 

IV. Driveway Permit  

       Driveway Permit Application – 18 McKinley Street: Applicant and owner Maureen Evans is 

appealing a decision of the City Engineer relative to a driveway permit application for the two-family 

dwelling located at 18 McKinley Street (TMP# 565-003-000). The request is to allow for a second, gravel 

driveway 20 feet wide by 35 feet deep. An exception is requested from Sec. 70-135 (e)(4) relative to the 

number of driveways permitted on residential lots. The site is 0.41 acres in size and is located in the High 

Density District. 

 

Ms. Maureen Evans, applicant, addressed the Board. Ms. Evans stated they purchased in March with the 

understanding there was a second driveway. However, when they applied for a driveway permit they 

found out this was not a permitted driveway. She noted before it was realized this is not a permitted 

driveway they had asked for a wider area but have narrowed it down to 20 feet, which is what is allowed 

by City code, and a depth of 35 feet. Ms. Evans felt because this lot was more than large enough to 

accommodate a second driveway. 

 

She went on to say the prior owner was probably under the impression this was a permitted driveway 

because there was a complaint filed with the city in 2011 and the city at that time had directed a driveway 

be located here. 

 

Staff comments were next. Planner Mari Brunner and City Engineer Don Lussier addressed the Board. 

Ms. Brunner stated this is a two-family home in the High Density district in close proximity to the 

intersection of West Street and Park Avenue. She noted since at least 2010 a second driveway has been in 

use and in looking at the complaint log, Code Enforcement received a complaint regarding vehicles being 

parked on an unimproved surface. At that time, the owner was directed to improve this surface but it does 

not seem like the owner was directed to seek a driveway permit.  

 

This current owner originally submitted a driveway application to enlarge the second driveway to be 24 

feet wide and 20 feet long. This request was reviewed by the City Engineer. City standards do not permit 

a second driveway on a residential lot without seeking an exception, which requires notice to abutters. 

Following this notice the Engineer reviewed this application using the exception criteria and found it did 

not meet all the criteria to grant an exception.  

 

Ms. Brunner then went over the relevant driveway standards listed in Section 70-135 sub-section (e) of 

City Code:  

(1) If the installation of a driveway requires disrupting an existing sidewalk, the sidewalk must be 

restored or replaced – There is no sidewalk at this location. 

 

(2) Driveways must be placed so as to ensure that vehicles entering and exiting the driveway have an all 

season safe sight distance in all directions not only of the road, but also of bicycle and pedestrian traffic 

on the sidewalk. The distance has to be 200 and according to the Engineer, this standard has been met. 

 

(4) There shall be no more than one driveway access for each residential lot. The applicant requests an 

exemption from this standard to allow a second driveway on the lot to provide easier access to the second 

unit. The entrance to the second unit is on the opposite side of the house. If the tenants in the second unit 
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were to park in the approved driveway, they would have to walk into the street to get to their door or walk 

across the yard.  

 

Ms. Brunner went on to say in deciding whether to grant an exception, the Board is required to evaluate 

the request using the following criteria, per Sec. 70-136 (a) sub-section (2): 

a. Issuance of the exception will not adversely affect the safety of pedestrians, bicyclists and vehicles 

using adjacent streets and intersections.  

b. Issuance of the exception does not adversely affect the efficiency and capacity of the street or 

intersection. 

c. There are unique characteristics of the land or property which present a physical hardship to the 

requestor.  

d. In no case shall financial hardship be used to justify the granting of the exception. 

 

(6) Driveways must not block the flow of drainage in gutters or drainage ditches or pipes. The City 

Engineer has determined that the proposed driveway would not adversely affect drainage;  The engineer 

has determined this standard has been met.  

 

(7) Driveways must not direct stormwater across sidewalks or onto city streets, except that the portion of 

a driveway within the public right of way may drain towards the street. The City Engineer has determined 

that the proposed driveway would not direct stormwater onto the City Street.  

 

(8) Driveways for single-family homes and duplexes, including shared drives, shall not be more than 20 

feet wide at the property line and 30 feet wide at the curbline.  

 

Ms. Brunner stated after the applicant heard about this standard they revised the request and propose a 

driveway that is 20 feet wide and noted this standard appears to be met.  

 

(10) New driveways must be placed so as not to conflict with existing driveways. The City Engineer has 

no concerns with the placement of the driveway relative to existing driveways – the proposed driveway is 

sufficiently away from other driveways.  

 

(11) Driveways on opposite sides of the street shall be aligned or offset sufficiently, so as to avoid turning 

conflicts. Ms. Brunner noted the next closest driveway on the opposite side of the street is offset by 

approximately 70 feet.  

 

(13) All driveways shall be constructed to standards approved by the city engineer. Portions of a 

driveway lying outside of the public right-of-way shall additionally comply with the design standards 

described in section 102-794 of the zoning code. 

 

Ms. Brunner said that Sec. 102-794 for “Parking lot and parking space requirements,” includes standards 

related to the acceptable materials that may be used for driveway surfaces. These materials include 

concrete, gravel, paving, or other suitable materials to prevent erosion and raising of dust as determined 

by the City Engineer. Ms. Brunner stated the applicant is proposing to construct this driveway of crushed 

gravel and hardpack, and it would be lined with road fabric. The City Engineer has determined that this 

meets all standards described in Section 102-794 with regards to acceptable materials. She further noted, 

Sec. 102-794(a)(5) states that “Parking areas not included in article VI, division 4, shall have the parking 

surface located to the rear of the front setback or building line and the surface shall be at least three feet 

from the side property line.” The applicant submitted a letter dated August 13, 2019 to the Planning 

Board revising the request to meet this by changing the dimensions to 20 feet wide by 35 feet deep, which 

would allow two vehicles to park behind the 15-foot front setback side-by-side. 

 

Ms. Brunner noted she had proposed two conditions, the second of which states as follows: 

The Applicant will procure all necessary permits and approvals prior to commencing construction. 
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She noted in talking to other departments it does not seem like there are any other approvals the applicant 

is going to need and recommended removing this condition. 

 

Mr. Lussier began by stating on a personal level he wishes he could have approved this application. This 

is an applicant who was trying to improve a condition that existed when she purchased this home but was 

told she could not improve the driveway and further that the driveway she is currently using is not 

permitted.  

 

He went on to say the Council provided staff with four concrete criteria staff has to use to evaluate these 

applications; he noted there is no issue here with safety, capacity, or efficiency and the applicant has not 

claimed any economic hardship – it is just criteria “C” and added he could not find a unique characteristic 

of this property. He stated the Engineer’s office approving the driveway standard is fairly new, it is as of 

2018 and this is the fourth exception he has received and it has to do with second driveways. As he 

approves this he is realizing he might be setting precedence. He stated he would like the community 

through this Board to make judgement calls on issues such as this. 

 

Mayor Lane clarified except for finding that the site has a unique characteristic, which creates a physical 

hardship; all other criteria have been met with this application. Mr. Lussier answered in the affirmative. 

The Mayor noted what the Board needs to determine is whether the location of the second unit on the 

opposite side of the house from the approved driveway is a unique characteristic. He noted that in order to 

access this unit, someone would have to go via the street creating an unsafe situation in icy winter 

conditions. If the Board finds this to be a unique characteristic, this request should be approved. 

Mr. Lussier stated this is the heart of the matter. Councilor Hansel added there is also no sidewalk at this 

location for pedestrian access, which would also render itself to a unique characteristic. 

 

Ms. Russell Slack stated there was much discussion the Council had before putting this standard in place 

and were aware of this type of situation. She also noted it is interesting for someone to raise this as an 

issue now when this driveway has been in place for many years and were asked to gravel said driveway a 

long time ago. 

 

Mr. Fred Parsells of 11 McKinley Street addressed the Board next and stated he lives diagonally across 

from this property. Mr. Parsells noted this is a legal two family home and was purchased with the 

understanding it came with two driveways and has been a 2 family home for as long as he has lived in his 

home for the past 47 years. The owner when he moved to his home in the 70’s did not permit parking on 

the northeast side of the house and noted this parking situation was created by the owner just prior to Ms. 

Evans. 

 

Mr. Parsells referred to the sale to Ms. Evans and that the property was sold with two driveways and 

referred to the conversation the prior owner had with the city regarding locating hard pack on the site. He 

also noted that the owner was never told this was not a driveway but just that the surface was not 

compliant with city standards. He felt Ms. Evans was trying to do the right thing for herself and for the 

neighborhood. He added he has also spoken to other abutters who also feel the same way. 

 

Mr. Steve Corrigan of 18 McKinley Street was the next to address the Board. Mr. Corrigan raised the 

issue about sharing the existing driveway and noted to how that would require someone to go onto the 

roadway especially in the winter times. Sharing the driveway between the tenants of both units would also 

require that the driveway be widened, which would cause a 200 year old maple tree to be cut down.  

 

The house is located on a curve in the road; therefore parking on the street is difficult and can be very 

unsafe. He asked the Board approve this application. 

 

With no further comment, the Chairman closed the public hearing. 
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The Mayor thanked the applicant for trying to do the right thing. He commended staff for reviewing the 

application and making the appropriate judgment. He felt this Board can determine there are special 

characteristics that surround this property based on the items that have been stated and would approve 

granting an exception. 

 

Dr. Cusack agreed with what the Mayor stated and based on the support from the neighbors and the 

unsafe situation not approving a second driveway would create (by encouraging parking on the street), he 

would approve granting an exception as well. 

 

A motion was made by Mayor Kendall Lane that the Planning Board grant the request for an exception 

from Section 70-135, sub-section (e)(4) and approve the driveway permit application and attachments 

submitted by Maureen Evans to the Community Development Department on April 16, 2019 and revised 

on July 23, 2019 for a second residential driveway at 18 McKinley Street (TMP# 565-003-000), subject 

to the following conditions:  

1. The Applicant will submit a revised sketch to show the driveway dimensions as 20’ wide by 35’ long. 

 

The motion was seconded by Councilor George Hansel and was unanimously approved. 

 

V. Community Development Director Report NH Municipal Association Seminar “Planning Board 

Roles and Responsibilities” – October 16, 2019 5:30 PM-8:30 PM  

 

Mr. Lamb noted that on October 16, 2019, there will be training held by the NH Municipal Association 

titled “Planning Board Rules and Responsibilities” conducted by Attorney Steven Buckley. There are 

other town Planning Boards who have also been invited to attend. The event will be held in the Blastos 

Room next to Keene Ice on Marlboro Street. 

 

On September 9, there will be a public workshop before the Joint Committee on the proposed Congregate 

Living and Social Services Ordinance, O-2019-13. 

 

VI.  New Business  

None at this time.  

 

VII. Upcoming Dates of Interest   
September 23; 6:30 PM – Planning Board Meeting  

Planning Board Steering Committee – TBD  

Joint PB/PLD Committee – September 9; 6:30 PM  

Planning Board Site Visits – September 18, 8:00 AM – To Be Confirmed 

 

The meeting adjourned 8:25 pm. 

 

Respectfully submitted, 

Krishni Pahl 

Minute Taker 

 

Reviewed and edited by: Tara Kessler, Senior Planner and Mari Brunner, Planner 
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S-06-19 – BOUNDARY LINE ADJUSTMENT – 14 & 18 Wildwood Road 

Request: 

Applicant Wendy Pelletier of Cardinal Surveying and Land Planning, on behalf of owners Daniel Fox and 

Ronnie Brown, proposes a boundary line adjustment between the property located at 18 Wildwood Road 

(TMP #107-031-000) and the adjacent lot at 14 Wildwood Road (TMP# 107-030-000) owned by Janice U. 

Walker. This adjustment would transfer 0.14 acres from the 0.92-acre parcel at 14 Wildwood Road to the 

0.73-acre parcel at 18 Wildwood Road. A waiver is requested from Section III.C.5 of the Planning Board 

Regulations regarding the requirement to submit an updated survey showing all meets and bounds of the 

revised parcels. Both properties are located in the Low Density District.  

 

Background:  

The two properties are located in a 

residential area on Wildwood Road 

between Arch Street and Felt Road, 

approximately 0.7 miles west of Keene 

High School in the Low Density 

District.  The parcels are outlined in red 

in the image to the right. Both lots have 

been developed as single family homes. 

No new development or redevelopment 

is proposed at this time.  

 

The request is to shift the common 

boundary line between the two 

properties to be more perpendicular to 

the road. This would result in the 

transfer of 5,994 square feet (0.14 acres) 

from the property located at 14 

Wildwood Road to the property located 

at 18 Wildwood Road. The table below 

provides the area of each lot prior to the 

adjustment and after the adjustment. 

The minimum lot area in the Low 

Density District is 10,000 square feet.  

 

 14 Wildwood Road   

(TMP# 107-030-000) 

18 Wildwood Road   

 (TMP# 107-031-000) 

Prior to 

Adjustment 
+/- 40,000 SF (~0.92 acres)  +/- 32,010 SF (~0.73 acres) 

After 

Adjustment 
+/- 34,006 SF (~0.78 acres) +/- 38,004 SF (~0.87 acres) 

 

 

Completeness: 

The Applicant has requested exemptions from providing a separate proposed conditions plan, grading plan, 

landscaping plan, and lighting plan. After reviewing this request, Staff has determined that exempting the 

Applicant from submitting this information would have no bearing on the merits of the application.   

Figure 1. Parcels located at 14 and 18 Wildwood Road, outlined and 
highlighted in red. 

Page 15 of 63



STAFF REPORT 
 

The applicant requests a waiver from providing an updated survey showing all metes and bounds of the 

revised parcels. The submitted plan includes all the metes and bounds for 18 Wildwood Road (TMP# 107-

031-000), but does not include the metes and bounds for the east and south parcel boundaries of the property 

located at 14 Wildwood Road (TMP# 107-030-000). The applicant submitted a written waiver request, 

which is included as an attachment to this staff report.  

 

In making a decision to accept this application as “complete,” the Board may wish to consider whether the 

missing information (i.e. meets and bounds for the south and east boundaries of the parcel located at 14 

Wildwood Road) is necessary for the Board to complete its review. 

 

Departmental Comments:  

There were no comments from staff from Code Enforcement, Engineering, Police or Fire. 

 

Application Analysis:  

This boundary line adjustment does not compromise the minimum development capacity of either parcel. 

No new development is proposed at this time. Neither lot is greater than 15 acres in size and therefore the 

requirement to exclude steep slope areas from the calculation of the minimum lot size does not apply. No 

wetlands, surface waters, or floodplain areas are present on either parcel.  

 

 

RECOMMENDATION FOR APPLICATION: 

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

 

Approve S-06-19, as shown on the plan identified as “Boundary Line Adjustment, Lots 107-031-

000 & 107-030-000, 14 & 18 Wildwood Road, Keene, NH 03431” prepared by Cardinal Surveying 

and Land Planning at a scale of 1 inch = 20 feet and dated August 14, 2019 with the following 

conditions prior to signature by the Planning Board chair: 

 

1. Owners’ signatures appear on plan. 
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SPR-05-19 – SITE PLAN REVIEW – 89 Main Street – Colonial Theatre Addition 

 

Request: 

Applicant Weller & Michal Architects, on behalf of owner Colonial Theatre Group Inc., proposes 

modifications to the main entrance and a 2,800 square foot addition to the Colonial Theatre building located 

at 89 Main Street St. (TMP# 575-008-000).  A waiver is requested from Standard #1, Drainage. The site is 

0.36 acres in size and is located in the Central Business District. 

 

Background: 

This property, located at 89 Main Street in the Central 

Business District, is the site of the historic Colonial Theatre 

building. Built in 1923, the theatre is listed on the N.H. 

State Register of Historic Places and is the sole historic 

theatre that survives in Cheshire County.  

 

The applicant proposes to relocate the recessed entrance 

doors to be closer to Main Street, renovate the building 

interior, and install a 2,800 square foot addition to the rear 

of the building. This work will be completed in two phases; 

Phase 1 will include work on the existing building, and is 

anticipated to take place during the 2020 construction 

season. Phase 2 includes the construction of the new 

addition, anticipated to take place during the 2021 

construction season.  

 

The rear addition would extend west to the edge of the property where a fenced-in area currently houses 

mechanical equipment, and would increase the height of the rear portion of the building from about 57 feet 

above grade to about 72 feet above grade. The applicant received a Special Exception from the Zoning 

Board of Adjustment for this height increase at their meeting on August 5, 2019. The ZBA Notice of 

Decision is included as an attachment to this staff report. 

 

Completeness: 

The Applicant has requested 

exemptions from submitting a Grading 

Plan, a Landscaping Plan, and a 

Lighting Plan as well as the Traffic, 

Drainage and Soils Reports. Staff has 

determined that a drainage report is 

necessary in order to determine 

compliance with Development 

Standard #1, Drainage. The applicant 

has submitted a waiver request from 

this standard.  If the Board is inclined 

to grant the requested exemption from 

providing a drainage report, staff 

recommends that the Planning Board 

grant the other requested exemptions 

and accept the application as 

“complete.”  

 

Photo of the Colonial Theatre, taken 8/6/19. 

Aerial view of the Colonial Theatre property, outlined in red. 
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Departmental Comments: 

 Fire: No comments 

 Code Enforcement: No comments 

 Police: No comments 

 Engineering:  

1. The plans appear to show a new concrete ramp extending into the adjacent City parcel.  

This will require a license from City Council. 

2. Applicant will need to obtain an encumbrance permit from the Public Works department 

prior to any work which will obstruct the public way or sidewalks. 

3. Modifications or relocations of City-owned conduit shall be completed as directed by the 

Public Works Director. 

4. Please provide drainage calculations for pre- and post- development conditions to 

demonstrate no net change in runoff. Specifically, calculations should account for roof 

drain and impervious spaces shown on Drawing. 

 

Application Analysis:  The following is a review of the Planning Board development standards relevant 

to this application.  

 

1. Drainage: This standard states that the development of a site shall not result in increased runoff or 

velocity of surface runoff onto adjacent properties.  The applicant proposes to construct a 2,800 

square foot (SF) addition, which would increase the impervious area on the site from 14,334 SF to 

15,826 SF, a 10% increase. The applicant proposes to direct runoff from the new addition into internal 

roof drains that would connect to a catch basin in the parking lot area to the west of the theatre, which 

is laid out as a public right-of-way (Commercial Street). In order to connect to the City’s drainage 

system, the applicant will need to obtain approval from the Public Works Department. Staff 

recommend that this requirement be included as a condition of approval.  

The applicant requests a waiver from this standard, specifically from providing pre- and post- 

development drainage calculations to demonstrate no increase in volume or velocity of runoff. In 

deciding whether to grant a waiver, the Planning Board should find that the granting of the waiver 

would meet each of the waiver criteria listed in Section X.1 of the Planning Board Site Plan and 

Subdivision Regulations:  

“a) That granting the waiver will not be contrary to the spirit and intent of these regulations; 

b) That granting the waiver will not increase the potential for creating adverse impacts to 

abutters, the community or the environment; and 

c) That granting the waiver has not been shown to diminish the property values of abutting 

properties. 

d) Consideration will also be given to whether strict conformity with the regulations or 

Development Standards would pose an unnecessary hardship to the applicant.” 

 

2. Sedimentation and Erosion Control: The applicant does not propose sediment and erosion control 

measures.  

6. Landscaping: No landscaping is proposed for this project as parking is not provided on site, and the 

proposed addition would be built to the full limits of the property.  
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8. Screening: The applicant proposes to place all mechanical and HVAC equipment on the roof of the 

new addition.  The equipment will be screened from view by an enclosed penthouse or with a parapet. 

There is an existing truck loading area located on the north side of the building near the west end; 

however, no changes are proposed to the loading area. The applicant notes that they intend to seek 

approval from City Council to use a dumpster located off-site on City property.  

10. Lighting: The applicant proposes wall-mounted security lights above the two egress doors on the 

north and south facades of the new addition. These lights will be full cut-off LED fixtures and are 

required by the building code.  

11. Sewer and Water: This site currently connects to City water and sewer lines in Main Street. The 

applicant notes that no new connections to the Main Street sewer line are proposed.  

12. Traffic: The applicant has requested an exemption from submitting a traffic report, noting that the 

seating capacity of the theatre is not changing and no increase in traffic generation is expected as a 

result of this proposal. In response to staff comments, the applicant has stated that there will be no 

change in truck traffic to the site and that the existing loading dock will continue to be used the way 

it is today. 

13. Comprehensive Access Management: This property does not have a driveway; the theatre relies on 

publicly available or off-site parking for employees, residents, and patrons. The main entrance to the 

building is on Main Street; however, there are existing egress doors on the north and south facades 

of the building, and two new egress doors are proposed with the new addition. There is no space 

available on the site for a bicycle rack; however, there is currently a bicycle rack located on the 

sidewalk in front of the building that is owned and maintained by the City.  

15. Filling and Excavation: No fill or excavation is proposed as part of this application. 

19. Architecture and Visual Appearance: This property is located in the Downtown Historic District and 

the proposed activity will require the issuance of a Certificate of Appropriateness from the Historic 

District Commission (HDC). A public hearing is scheduled for the September 18, 2019 HDC meeting. 

Per Section III.B.4 of the Planning Board Site Plan and Subdivision Regulations, development on 

property located within the Downtown Historic District shall not be subject to the requirements of 

Planning Board Development Standard 19 – Architecture and Visual Appearance if such 

development is an activity requiring the issuance of a Certificate of Appropriateness.  
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Recommended Motion:  

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

Approve SPR-05-19 and a waiver from Standard 1 – Drainage as shown on the site plan identified 

as “Proposed Site Plan, 2020 Addition and Renovation, 95 Main Street Keene, NH” prepared by 

Weller and Michal Architects Inc. at a scale of 1 inch = 10 feet, dated August 27, 2019 and revised 

through September 9, 2019 with the following conditions: 

 

1. Prior to signature by Planning Board Chair: 

A. Owner’s signature appears on plan. 

B. Applicant obtains all necessary approvals and licenses from the City, including but 

not limited to an encumbrance permit, a license for use of City property, and an air 

rights lease. 

C. Applicant demonstrates permission or approval to use property other than that of 

the applicant for locating a dumpster, or submits a trash removal plan approved by 

the Community Development Director. 

 

2. Prior to Issuance of a Building Permit: 

A. Applicant obtains a license from City Council for use of City property for 

construction staging and contractor parking, if needed.   
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September 9, 2019 

Ms. Mari Brunner, Planner 
City Hall 
3 Washington Street 
Keene, NH 03431 

Re: SPR-05-19 Colonial Theater Expansion  

Dear Ms. Brunner: 

With regard to the Colonial Theater’s SPR application noted above, please accept this request for waivers from 
Planning Board Development Standard #1 – Drainage.  We request a waiver from submitting calculating pre- 
and post-development drainage calculations. We believe exempting us from submitting this information would 
have no bearing on the merits of the application and note the following: 

14,334 sf, or 90%, of the property’s 15,826 sf area is already impervious. Existing roof drains, including the 
existing stage, are plumbed internal to the building and ultimately exit in storm drains to the City storm sewers 
on Main Street. There is no difference in pre- and post-development drainage in that regard.  
 
The balance of the lot, currently a mix of HVAC equipment on concrete slabs and grass, drains to the existing 
catch basin situated in the City parking lot west of the Colonial property.  Roof runoff from the addition will be 
captured in internal roof drains which will be piped into new storm drainage constructed on City property 
emptying into the existing catch basin with an invert approximately 4 feet below grade west of the theater.  
Therefore the stormwater runoff from the new roof will continue to flow to the same drainage system as it does 
today.   
 

1. Granting the waiver will not be contrary to the spirit and intent of these regulations as 90%, of the site is 
already impervious. The proposed addition makes an additional 1,492 sf site area (10% of the site) 
impervious, an area so small that runoff impacts would be insignificant. 

2. Granting the waiver will not increase the potential for creating adverse impacts to abutters, the 
community or the environment. 

3. Granting the waiver will not diminish the property values of abutting properties as stormwater will flow to 
the same drainage system as it does today. 

4. Strict conformity with the regulations or Development Standards would pose an unnecessary hardship 
to the applicant as the increase in volume and peak rate of runoff as a result of the proposed building 
addition will be insignificant.  An increase in impermeable surface area, and peak rate of runoff, is 
typically offset by a detention basin which is impractical/impossible in and area so densely developed 
both above and below ground. Furthermore the accuracy of calculations modeling and measuring 
stormwater for minimal increases in impermeable areas is suspect.   

 

Sincerely, 

Charles J. Michal, Jr. 
 
cc:  Colonial Theater (Alec Doyle, Tad Schrantz), Rob Hitchcock 
 file 

 WELLER & MICHAL ARCHITECTS INC. 
POB 360, 71 Main Street, Harrisville, NH  03450 

603-827-3840 
www.wapm.com 

ARCHITECTURE  PLANNING  INTERIORS 
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MEMO 
WELLER & MICHAL ARCHITECTS Inc. 71 Main Street, Harrisville, NH 03450 
 
TO: Rhett Lamb, Community Development Director 

Mari Brunner, Planner 
 Keene Planning Board 

c/o Keene Planning Department 
 
FROM: Charles Michal AIA 
 Weller & Michal Architects Inc. 

PHONE: 603-827-3840 
email:   info@wapm.com 

 
DATE: 9/6/2019  
 
RE: Expansion of Colonial Theater 
 SPR-05-19 

COPIES: Owner, file 

 
 
The following is offered in response to staff comments on the Site Plan Application (SPR-05-19) for the 
subject Project. Responses are numbered to coincide with those numbered comments/questions we 
received. 

Existing Conditions Plan and Site Plan: 

1. Before the revision deadline we will provide new site plans showing existing vs. proposed 
conditions.  

2. The plans will include a scale bar and north arrow, corrected linetypes and symbology, and are 
stamped by a licensed surveyor confirming the location of property lines/site boundaries. 

3. A legend of symbology will be provided on drawings. 

4. The relocation of three 2-inch communications conduits, one 2-inch secondary power conduit and 
one 3-inch cable TV conduit that either encroach upon the applicant’s property or are within the 
zone of excavation that will be needed to construct the addition, as indicated on the plans. 

Drainage/Stormwater Management: 

1. Existing roof drains, including the existing stage, are plumbed internal to the building and 
ultimately exit in storm drains to the City storm sewers on Main Street.  We propose to direct 
runoff from the addition roof(s) into internal roof drains which will be directed into new storm 
drainage constructed on City property emptying into the existing catch basin with an invert 
approximately 4 feet below grade west of the theater.   

2. 14,334 sf, or 90%, of the property’s 15,826 sf area is already impervious. The addition makes an 
additional 1,492 sf impervious, and the runoff impacts are insignificant.  We request a waiver from 
calculating pre- and post-development drainage conditions. 

Screening: 

1. New HVAC and mechanical equipment installed as part of this project will located either in a 
mechanical penthouse or on the existing or new.at roofs. Equipment located on a roof will be 
screened from view from the grade level with parapet wall structures as necessary. 

2. Trash will be disposed off in a newly located dumpster located on adjacent City Property. The 
existing dumpster enclosure located behind 87 Main Street is the preferred location and 
permission to use this will be sought from City Council. 

Lighting: 

1. Fire exits from the new additions, one on the north wall and one on the south wall, are required to 
have emergency exit lighting for the immediate exterior.  These wall-mounted lights will be full 
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cutoff fixtures that will double as local area lighting when these doors are used as artist and staff 
entrances during theater operations.  These fixtures are identical to those already in place at 
existing auditorium exits along the south ally and along Commercial Street. A cut sheet is 
provided. Horizontal footcandle light levels drop below 1 fC about 10 feet from the fixture 

2. Little change in exterior lighting is anticipated, although the expanded lobby will be visible and 
illuminated in the evenings through the existing storefront windows both left and right of the main 
entrance.   On Main Street the illuminated Marquee typically operates from noon to 9 PM.  For 
live shows the Marquee remains lit after 10 PM occasionally. Otherwise outdoor illumination 
between the hours of 10:00 PM and 6:00 AM is limited by photocell operated emergency lights as 
required by code above existing and new exit doors.    

3. The City recently affixed decorative lighting fixtures to the building illuminating the Commercial St. 
alleyway, and a ground-mounted pole fixture at the applicant’s NW property corner.  (It should be 
noted that these fixtures and the corresponding parking lot lighting fixtures are not full cutoff/dark 
sky compliant, as typically required by the City.)  The building/wall mounted lighting fixture may 
remain, but the double-headed ground mounted fixture interferes with proposed foundations and 
illuminates the applicant’s existing HVAC yard to the south.  The applicant proposes to relocate 
this existing parking lot lighting approximately 25 feet further west where it better illuminate public 
parking both north and south of the Commercial Street sidewalk.  

Sewer and Water: 

1. Existing and proposed utility connections are shown on revised Proposed Site Plan.  No new 
connection to Main Street sewers is contemplated. 

Traffic: 

1. The back of house upgrades (the addition) will enable The Colonial to present more technically 
demanding touring productions (larger shows), and enhanced front of house amenities will 
improve the patron experience.  The auditorium seating capacity will not be increasing. Therefore, 
there should be no increased traffic generated on any given performance day than is currently 
experienced. 

Other Questions and Comments: 

1. At the north side of the addition a new concrete ramp and steps provides necessary accessible 
egress from the addition and extends into the adjacent City parcel approximately 20-inches. The 
proposed conditions plan details that this egress system abuts but does not narrow the City 
sidewalk. Certain façade elements on the addition extend into the Commercial St. right of way.  
An ‘air license’ from the City will be sought for these elements, all of which will be in excess of 11 
feet above grade. 

2. No new loading dock location is called for.  Truck usage of the City lot for ‘load-in/load-out’ 
theatrical purposes is anticipated to continue as currently experienced. 

3. No work in or on the existing building extends into the Main Street right of way.    

4. The City network of conduit in the adjoining Commercial Street Parking lot may infringe upon 
applicant’s property, and even if they do not are necessarily disturbed along the western 
boundary by excavations for new foundations.  Applicant will seek to relocate these conduits at 
applicant’s expense. 

5. A Construction Manager will be engaged to carry out the Project. The CM will arrange with the 
City for temporary construction staging and laydown permits, as the project will require placement 
of materials and equipment on adjoining parcels. The applicant is aware that the use of City 
property for this purpose will require Council approval.   

6. The CM will also be responsible for addressing dust control and waste management during 
demolition. 

Attachments: 

Exterior Wall Mounted Lighting Fixture Cut and Photometric Plot 
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LED 10W & 13 Wall packs. patent-pending thermal management system. 100,000
hour L70 lifespan. 5-year, no-compromise warranty.

Color: Bronze Weight: 3.3 lbs

Project: Type:

Prepared By: Date:

Driver Info

Type Constant Current

120V 0.1A

208V 0.07A

240V 0.06A

277V 0.05A

Input Watts 12.40W

Efficiency 81%

LED Info

Watts 10.00W

Color Temp 5000K (Cool)

Color Accuracy 73 CRI

L70 Lifespan 100,000

Lumens 1,208

Efficacy 97.4 LPW

Technical Specifications

Listings

UL Listing:

Suitable for Wet Locations as a Downlight. Suitable
for Damp Locations as an Uplight. Wall Mount only.
Suitable for Mounting within 4ft. of ground.

IESNA LM-79 & IESNA LM-80 Testing:

RAB LED luminaires and LED components have
been tested by an independent laboratory in
accordance with IESNA LM-79 and LM-80.

DLC Listed:

This product is on the Design Lights Consortium
(DLC) Qualified Products List and is eligible for
rebates from DLC Member Utilities. DLC Product
Code: PXP2JZLL

LED Characteristics

Lifespan:

100,000-hour LED lifespan based on IES LM-80
results and TM-21 calculations

Color Consistency:

7-step MacAdam Ellipse binning to achieve
consistent fixture-to-fixture color

Color Stability:

LED color temperature is warrantied to shift no
more than 200K in CCT over a 5-year period

Color Uniformity:

RAB's of CCT (Correlated color temperature)
follows the guidelines of the American National
Standard for Specifications for the Chromaticity of
Solid State Lighting (SSL) Products, ANSI

Lumen Maintenance:

The LED will deliver 70% of its initial lumens at
100,000 hours of operation

Construction

Finish:

Formulated for high durability and long-lasting color

Cold Weather Starting:

Minimum starting temperature is -40°C (-40°F)

Maximum Ambient Temperature:

Suitable for use in 40°C (104°F)

Housing:

Precision die-cast aluminum housing, lens frame

Mounting:

Surface plate and Junction box

Green Technology:

Mercury and UV free. RoHS-compliant
components.

Gaskets:

High-temperature Silicone

Electrical

Driver:

Multi-chip 10W high output long life LED Driver
Constant Current, Class II, 120V-240V, 50/60/ Hz,
350mA

THD:

10.8% at 120V, 13.8% at 277V

Power Factor:

98.5% at 120V, 92.1% at 277V

Other

Patents:

The LPACK design is protected under patents in
the U.S. Pat. D608,040, Canada Pat. 130,243,
China Pat. 200930183252.2, and pending patents
in Taiwan and Mexico.
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STAFF REPORT 

SPR-876 Modification #1 – SITE PLAN REVIEW & SWP-CUP-2019-01 - SURFACE WATER 

PROTECTION CONDITIONAL USE PERMIT REVIEW – 44 Black Brook Road, Ametek 

Expansion 

Request: 

Applicant Brickstone Land Use Consultants LLC, on behalf of owner NH Black Brook, LLC, proposes a 

7,870 square foot building addition and the installation of new parking areas to the north and east of the 

existing building for the property located at 44 Black Brook Road (TMP #221-021-000). A waiver is 

requested from Standard #6, Landscaping. The applicant requests a surface water protection conditional 

use permit to install paving and grading in a 1,600 square foot area within the wetland buffer. The site is 

18.43 acres in size and is located in the Corporate Park District. 

Background: 

This property is the site of Ametek (formerly 

Precitek), and is located on Black Brook Road 

off of Wyman Road in the Corporate Park 

District. The property is 18.43 acres in size 

and is adjacent to Janos Technology to the 

east, the Hillside Village property to the north, 

a single-family residential property to the east, 

and a residential property and open land to the 

south.   

The applicant proposes to install a 7,870 SF 

addition on the northeast side of the existing 

building and install new parking areas on the 

north and northwest sides of the building. About 1,600 SF of area within the 30-foot wetland buffer would 

be impacted on the northwest side of the existing building by the proposed new parking area and drive aisle, 

and associated site grading. A surface water protection conditional use permit is requested for the paved 

area and grading within the wetland buffer.  

Completeness: 

The Applicant requests exemptions from submitting a Traffic study. Staff has determined that exempting 

the applicant from submitting this information would have no bearing on the merits of this application and 

recommends that the Planning Board accept the application as “complete.”  

Departmental Comments: 

There were no comments from Code Enforcement, Fire, Engineering or Police. 

Application Analysis:  The following is a review of the Planning Board development standards relevant 

to this application. 

1. Drainage: The applicant submitted a drainage report dated August 14, 2019 to demonstrate no net

increase in volume of stormwater runoff post-construction. The proposal includes the installation of a

detention pond in the northwest corner of the parking lot, which will collect runoff and direct it into an

existing detention basin, as well as the addition of two, four-foot wide infiltration strips along the northeast

edge and east edge of the new parking areas. This standard appears to be met.
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2. Sedimentation and Erosion Control: The applicant proposes to install silt fencing along the north edge of 

the area proposed to be paved to prevent sediment from entering the wetland to the north. This standard 

appears to be met. 

3. Hillsides: No hillsides are present on the site; this standard does not apply. 

4. Snow Storage: The applicant has indicated snow storage in two areas on the proposed conditions plan, 

including the area to the northwest of the proposed new drive aisle (adjacent to the existing detention pond) 

and an area north of the proposed parking, directly adjacent to the proposed infiltration strip. 

5. Flooding: This property is not located in the 100-year floodplain; this standard does not apply. 

6. Landscaping: The applicant proposes to remove four existing trees, two on the west side and two on the 

northeast side of the building, and install two birch clusters and one chanticleer pear. One birch cluster is 

proposed on the west side of the existing building, south of the proposed new addition, and the other two 

trees would be located between the new parking area on the northeast side of the building and the adjacent 

Janos Technology property. The locations of the four trees proposed to be removed are highlighted in 

orange in the image below, and the three locations of the trees to be added are highlighted in green. 

 

A waiver is requested from providing landscaping in the new parking area at the rear of the building, which 

is bordered by a forested wetland. The written waiver request is included as an attachment to this staff 

report. In deciding whether to grant a waiver, the Planning Board should find that the granting of the waiver 

would meet each of the waiver criteria listed in Section X.1 of the Planning Board Site Plan and Subdivision 

Regulations:  

“a) That granting the waiver will not be contrary to the spirit and intent of these regulations; 

b) That granting the waiver will not increase the potential for creating adverse impacts to 

abutters, the community or the environment; and 

c) That granting the waiver has not been shown to diminish the property values of abutting 

properties. 

d) Consideration will also be given to whether strict conformity with the regulations or 

Development Standards would pose an unnecessary hardship to the applicant.” 
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8. Screening: The applicant proposes to re-locate a truck loading dock and install a dumpster and dumpster 

pad in the paved area to the northwest of the existing building. This area is screened from view from Black 

Brook Road by the proposed new building addition, and is screened from view from Wyman Road by 

forested land. This standard appears to be met. 

10. Lighting: The applicant proposes to install one, 20-foot tall pole-mounted LED light and twelve wall-

mounted LED lights to illuminate the new pavement and parking areas and provide security lighting above 

new door openings. All lights are full cut-off fixtures. The applicant submitted a lighting plan, which shows 

the following illumination levels: 0.95 fc average, 0.3 fc minimum, and 3.17 average to minimum 

uniformity ratio. These values are consistent with the footcandle recommendations for low activity parking 

lots. The business currently operates 20 hours a day between 5:00 AM and 1:00 AM, with parking lots 

illuminated after dark until dawn to provide lighting for employees who work night shifts. This standard 

appears to be met. 

11. Sewer and Water: The applicant notes in the project narrative that there is adequate capacity in the 

existing water and sewer system to provide service to the proposed addition. This standard appears to be 

met. 

12. Traffic: The applicant notes that the 7,870 square foot addition will be used to expand the warehouse 

space. Portions of the existing warehouse will be converted for use as research and development areas. No 

additional employees will be brought on at this time, and there will be no changes to the amount or timing 

of trips to the site as a result of this proposal. This standard appears to be met.  

13. Comprehensive Access Management: Access to this site is from Black Brook Road, a relatively short, 

dead-end road that connects to Wyman Road. There is currently a 60-foot wide easement on the property 

for a future extension of Black Brook Road that would be encroached on by the proposed parking area to 

the north and east of the building. The edges of this easement are shown in green in the following image. 

The applicant intends to seek permission from City Council to discontinue this easement as there are no 

plans to extend the road, now or in the future. Staff recommend that the discontinuance of this easement be 

a condition of approval for this application. An access road was recently installed on the west side of the 

property to provide emergency access to the Hillside Village property to the north, highlighted blue in the 

following image. The applicant notes that employees who commute to work by bicycle store their bicycles 

inside the building during their work shifts. No bicycle racks are provided on site. 
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15. Filling and Excavation: No wetland, floodplain, or steep hillsides will be excavated or filled.  

16 & 17. Wetlands and Surface Water: There are wetlands present on the property to the north and west of 

the existing building. The applicant proposes to install pavement and grade a 1,600 SF area within the 30-

foot wetland buffer. The image below shows the wetland buffer highlighted in green, the edge of the 

wetland highlighted in blue, and the paved area within the wetland buffer highlighted in orange.  

 

 
 

Per Sec. 102-1489 sub-section (c) of City code, the construction of new driveways and parking areas 

requires the issuance of a conditional use permit by the Planning Board. The criteria for granting a 

conditional use permit are included below: 

 

Sec. 102-1490 

(a)  The proposed use and/or activity cannot be located in a manner to avoid encroachment into the 

overlay district.  

The applicant has noted that, due to the location of the existing building, it is not possible to avoid placing 

the circulation road outside the buffer while still meeting the parking requirements of the business.  

 

(b)  Encroachment into the buffer zone has been minimized to the maximum extent possible, including 

reasonable modification of the scale or design of the proposed use.  

The applicant states in the application narrative that the parking spaces were located to avoid the wetland 

buffer, and the circulation road was located to minimize encroachment into the buffer. 

 

(c)  The nature, design, siting, and scale of the proposed use and the characteristics of the site 

including but not limited to topography, soils, vegetation, and habitat are such that when taken 

as a whole, will avoid the potential for adverse impacts to the surface water resource.  

The proposed encroachment would affect approximately 1,600 square feet within the wetland buffer. This 

area is located on the edge of the wetland, between the existing building and a forested area. The closest 

edge of the pavement is located 24 feet from the wetland. Due to the small size of the area affected, its 

location in relation to the surface water resource, and the proposed mitigation measures (including a 

detention basin and infiltration strip), it appears as though the proposed encroachment will avoid the 

potential for adverse impacts to the surface water resource. 
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(d)  The buffer zone shall be maintained in a natural state to the maximum extent possible. In granting 

a conditional use permit, the planning board may establish conditions of approval regarding the 

preservation of the buffer including the extent to which trees, saplings and ground cover shall be 

preserved.  

(1)  Dead, diseased, unsafe, or fallen trees, saplings, shrubs, or ground cover may be removed.  

(2)  Stumps and their root systems shall be left intact in the ground, unless removal is 

specifically approved in conjunction with a Conditional Use Permit granted by the planning 

board.  

(3)  Exotic, invasive trees, saplings, shrubs, or ground covers, as defined by NHDES, may be 

removed. The stumps and root balls of exotic, invasive species may also be removed by hand 

digging and/or hand cutting.  

(4)  Preservation of dead and living trees that provide dens and nesting places for wildlife is 

encouraged. Planting of native species of trees, shrubs, or ground cover that are beneficial 

to wildlife is encouraged.  

(5)  Where there has been disturbance or alteration of this buffer during construction, 

excavation, or grading, re-vegetation with native species may be required by the planning 

board.  

The applicant notes that the buffer area to be impacted is currently a mowed, grassy area that slopes down 

to the forested wetland. No trees are proposed to be removed or planted within the wetland buffer. This 

standard appears to be met.  

 

(e)  With the exception of state permitted wetlands crossings, and in zoning districts listed in section 

102-1493, a non-disturbance buffer zone shall be maintained to at least 30 feet from the 

delineated edge of the surface water.  

This property is located in the Corporate Park District, which is one of the districts listed in Section 102-

1493. This standard appears to be met.  
 

(f)  In determining whether or not a conditional use permit should be granted, the planning board 

shall consider the following to determine whether allowing the proposed encroachment will result 

in an adverse impact on the surface water resource:  

(1)  The size, character, and quality of the surface water and the buffer being encroached upon.  

(2)  The location and connectivity of the surface water in relation to other surface waters in the 

surrounding watershed.  

(3)  The nature of the ecological and hydrological functions served by the surface water.  

(4)  The nature of the topography, slopes, soils, and vegetation in the buffer that encompasses 

the surface water.  

(5)  The role of the buffer in mitigating soil erosion, sediment and nutrient transport, 

groundwater recharge, flood storage, and flow dispersion.  

(6)  The extent to which the buffer serves as wildlife habitat or travel corridor.  

(7)  The rate, timing and volume of stormwater runoff and its potential to influence water quality 

associated with the affected surface water or any associated downstream surface waters.  

(8)  The sensitivity of the surface water and the buffer to disruption from changes in the grade 

or plant and animal habitat (biotic structure) in the buffer zone. 
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The applicant submitted the information provided below in quotations regarding the character of the 

wetland to be encroached upon and the ecological functions it serves. In addition, the Conservation 

Commission will discuss this project at their meeting on Monday, September 16, 2019. Staff will share 

comments from the Conservation Commission at the Planning Board meeting.   

 

“The existing wetland to the north of the Ametek building is part of a large forested wetland identified as 

Black Brook Swamp. This is a 143-acre wetland complex along both sides of Black Brook. The soils in this 

area are primarily soil type 295, Chocorua mucky peat, and it is part of a large flood plain adjacent to Black 

Brook. The primary functions and values identified for this wetland complex include Floodwater Storage, 

Wildlife Habitat, Ecological Integrity, Sediment Trapping and Scenic Quality. With Black Brook dividing 

the wetland complex, it provides a natural wildlife corridor joining the hillside areas to the west and the 

forested wildlife habitat to the east provided by the forested Black Brook Swamp.  

 

The buffer area to be impacted is an area that was filled with the construction of the Precitech building back 

in 1999. The fill material slopes downward to the north and is currently an area of grass, small trees and 

scrub/shrub undergrowth. The proposed driveway to be constructed will be graded to slope to the south, away 

from the wetland buffer, and into a small drainage collection area next to the loading dock. Stormwater will 

then discharge into an existing detention pond located north of the parking lot. No impacts to the existing 

wetland are proposed.” 

 

19. Architecture and Visual Appearance:  The applicant proposes to install a 7,870 square foot, single-story 

addition to the northwest side of the existing building. This addition would be 26 feet tall, four feet taller 

than the existing structure, and would be clad in insulated metal panels and concrete masonry units painted 

to match the color of the existing building. The applicant submitted architectural elevations in color to show 

the proposed design and appearance of the addition, which are included as an attachment to this staff report. 

Recommended Motion:  

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

Approve the applications for Conditional Use Permit SWP-CUP-2019-01, and Site Plan 

Review SPR-876 Modification #1 including granting of a waiver from Development 

Standard 6, Landscaping,  as shown on the plan set identified as: 

 

“Modification to SPR 876, Proposed Addition” prepared by Brickstone Land Use 

Consultants LLC at varying scales on August 14, 2019 and revised September 9, 2019 and 

as shown on the architectural elevations identified as “Precitech Warehouse Expansion” 

prepared by JA Saccoccio Workshop PLLC at a scale of 1/16 inch = 1 foot and dated July 

15, 2019, with the following conditions prior to signature by Planning Board Chair: 

 

A. Owner’s signature appears on plan. 

B. Architect’s stamp appears on the architectural elevations. 

C. Discontinuance of easement for possible future road extension, as shown on the 

plan entitled “6 Lot Subdivision of Land Described in Book 1530, Page 512, 

Prepared for Keene Economic Development & Revitalization Corporation, 20 

Central Square, Suite 1, Keene, NH 03431.” 
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CITY OF KEENE 
PLANNING BOARD 

stoP-cuP- &o\C\-o\ 
to, VV1 

J 
1 4 i'.'.UL 

Surface Water Protection Conditional Use Permit (SWP C ~ Application 
To be used when ro ·ect also re uires Site Plan R ~w 

Section One: Project 

Tax Map Parcel #~-..Qf.1--000 - 000 - 000 

Project: 

Name Precitech Building Expansion 

Address 44 Black Brook Road 

Existing Zoning: Corporate Park 

Section Two: Contact Information 

Owner: 
Name NH Black Brook LLC Signature SEE. Sf>fe. ~"i>'f>. 

Name __________ ___ ___ _ Signature ________ ___ ___ _ 

Address ----------------------- ------------
Phone (day) (__) ______ _______ (Fax) (__) _____________ _ 

Date __________ _______ _ 

Applicant/ Agent: 
Name Brickstone Land Use Consultants LLC --Signature c:::, ~--~"' :'t .,, S,L..,-____.) 

Address 185 Winchester Street Keene NH 03431 

Phone: (day) (603 ) 357-0116 

Surveyor/Planner/Engineer: 
Name SVE Associates 

Address PO Box 1818 Brattleboro VT 05302 

Phone: (day)~ 257-0561 

Fax: L_) _____ _ Date ----- ----
~~ 1 1 ~ I} () 

Signature - ~~'-----~----- ----

Fax: {_§Q.LJ 257-0721 Date: ------- ---

Community Development Department, 3 Washington St. Keene, NH 03431 (603) 352-5440, http://www.ci.keene.nh.us Page 47 of 63



Jim Phippard 

From: 
Sent: 
To: 
Subject: 

Jim, 

Dominic Cardine <dcardine@pmac.properties> 
Tuesday, August 13, 2019 11 :48 AM 

Jim Phippard 
Re: NH 

fn) fE LID l.E • ~O IE ~ 
1~1 AUG 14 2019 r~11 
~ _-:i 

NH Black brook LLC authorizes you to submit a Conditional Use Permit (CUP) application in conjunction with the Site 
Plan Review application. 

Let me inow if we need anything else. 

Thank you 
Dominic Cardine 
610-597-2805 

Se11t from rny Verizon, Samsung Galaxy srnartphone 
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Surface Water Conditional Use Permit Narrative 
Modification to Approved Site Plan 

SPR-876, Precitech 
44 Black Brook Road 

Keene, NH 

August 16, 2019 

NH Black Brook, LLC is the owner of Ametek (formerly Precitech) at 44 Black 
Brook Road. This is an 18.43 acre lot in the Corporate Park District and contains an 
existing approximately 60,899 sf building and 119 parking spaces. The owner wishes to 
construct a 7870 sf single story addition to the west end of the existing building. The 
building addition will expand the warehouse and re-locate the existing loading dock. 
Portions of the existing warehouse will be converted to R&D space within the existing 
building. Access to the property will remain from Black Brook Road. 

To accommodate the expanded building, 22 existing parking spaces will be 
removed at the west end of the site. To replace the spaces, 38 parking spaces will be 
added along the north and east sides of the building. This will provide 135 total parking 
spaces where 69 spaces are required by zoning. The additional parking includes a 
circulation road at the rear of the building which will encroach approximately 1600 sf 
into the existing wetland buffer at the rear of the site. 

It is not possible to locate the circulation road outside the wetland buffer area due 
to the location of the existing building. We minimized the encroachment by locating the 
new parking spaces to the east of the wetland buffer area, so only the circulation road 
encroaches. 

The wetland area will be protected by directing storm water runoff from the 
parking spaces and the road into infiltration strips located between the developed area 
and the existing wetland. Also, curbing will be used along the north side of the road to 
direct runoff into a new catch basin and ultimately to the stormwater treatment pond next 
to the loading dock and the detention pond west of the encroachment area. Treated 
stormwater is then discharged into the wetland area at the north side of the site. 

The rest of the existing buffer will remain undisturbed and in its natural state. 
Black Brook is the main surface water in the area and is located east and north of 

the proposed development area. The proposed road and parking spaces are located 
immediately adjacent to the building between the wetland and the existing building on 
the north side and will not interfere with the connectivity between the existing forested 
wetland and Black Brook. 

The wetland buffer in the area of the proposed encroachment is a transition area 
between the existing building and the large forested wetland to the north. Wildlife can 
still cross this area to gain access to the existing storm water pond on the north end of the 
site. 

Page 49 of 63



 
September 05, 2019 

 

Mari Brunner, Planner 

City of Keene 

3 Washington Street 

Keene, NH  03431 

 

Re: Response to Staff Comments on Site Plan SPR-876, Modification #1, 44 Black Brook Road, Ametek 

Expansion 

 

Dear Mari, 

In response to the staff comments from August 29, 2019 I would like to provide the following 

information relating to the CUP application:  

1. Rob Hitchcock will be present at the Conservation Commission meeting on Sept. 16, 2019 to 

present the application for CUP to allow impacts to the 30’ wetland buffer.  

2. At the closest point, the proposed edge of pavement is 24 feet from the edge of the existing 

wetland.   

3. There are no plans to remove dead trees/vegetation or invasive species, or to plant native trees 

or species within the buffer. The buffer area to be impacted is currently a mowed grass area 

sloping down into the forested wetland to the north of the existing building. Several trees and 

some scrub shrubs will be removed in an area approximately 1600 sf in size. No impacts to the 

existing wetland are proposed. 

4. The existing wetland to the north of the Ametek building is part of a large forested wetland 

identified as Black Brook Swamp. This is a 143-acre wetland complex along both sides of 

Black Brook. The soils in this area are primarily soil type 295, Chocorua mucky peat, and it is 

part of a large flood plain adjacent to Black Brook. The primary functions and values 

identified for this wetland complex include Floodwater Storage, Wildlife Habitat, Ecological 

Integrity, Sediment Trapping and Scenic Quality. With Black Brook dividing the wetland 

complex, it provides a natural wildlife corridor joining the hillside areas to the west and the 

forested wildlife habitat to the east provided by the forested Black Brook Swamp.  

The buffer area to be impacted is an area that was filled with the construction of the  

Precitech building back in 1999. The fill material slopes downward to the north and is 

currently an area of grass, small trees and scrub/shrub undergrowth. The proposed driveway to 

be constructed will be graded to slope to the south, away from the wetland buffer, and into a 

small drainage collection area next to the loading dock. Stormwater will then discharge into an 

existing detention pond located north of the parking lot. No impacts to the existing wetland are 

proposed. 
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 In response to staff comments relating to the site plan: 

5. The legend on the plan has been revised to reflect all symbology used in the drawings. 

6. Sheet C-1 has been clarified to differentiate between existing and proposed conditions. 

7. A test pit and perc test were performed at the site by SVE Associates. The results have been 

added to the Notes sheet N-1 and the drainage report. Test pit locations are shown on the 

Grading and Drainage plan. 

8. The existing drain manhole in the are of the proposed addition will be eliminated. New ductile 

iron piping will be installed to direct the roof drainage to the north of the addition and into a 

new drain manhole to be installed north of the loading dock area. 

9. A cross section detail for the infiltration strips has been added to the detail page. 

10. Snow storage areas have been labelled on the plans. 

11. Rooftop mechanical equipment is planned for the expansion areas. The building and the 

expansion area are not visible from Wyman Road. The expansion area is only partially visible 

from Black Brook Road and the rooftop equipment will not be visible from Black Brook Road 

or from the abutting properties. 

12. Ametek currently operates 20 hours per day with two work shifts with each shift using 

staggered start times: First shift is M-F 5AM – 2:00 PM and 8AM – 5PM. Second shift is 2PM 

– 11PM and 4PM – 1 AM. The new parking areas on the east and north sides of the building 

will be illuminated after dark and will remain on until dawn. The average illumination levels 

in theses areas will be 0.95 footcandles, which is very low and will not be a nuisance to 

adjacent properties. 

13. As explained in the application narrative, no changes to traffic patterns or delivery schedules 

are proposed.  

14.  There are no existing bike racks on the site. Employees who ride bikes to work store them 

inside the building during their work shifts.    

  

 

Sincerely, 

 

 

James P. Phippard, agent 
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a KINYON 

---

I 6 59PG0282 

thence North 51° 36' 26" West thirty and five-hundredths (30.05) feet, more or Jess. to a 
point; 

thence North 41 ° 35' 50" East seventeen and sixty-hundredths (17.60) feet, more or less, to 
a point in the south line of said Black Brook Road; 

thence along the south line of said Black Brook Road foJlowing the arc of a curve to the 
left, the radius of which is 270.00 feet, a distance of forty-nine and twenty-nine hundredths (49.29) 
feet, more or less, to the point of beginning. 

Containing 0.02 of an acre, or 1,05 I square feet, more or less, and shown as "Drainage 
Easement 'H"' on the above-referenced plan. 

I. A slope easement of varying widths along said Black Brook Road shown as "Slope 
Easement Line (Typ)" on the above-referenced plan so as to allow the City of Keene to maintain 
the slopes and embankments of said Black Brook Road. 

J. An easement for possible future road extension located on Lot I as shown on said 
plan entitled "6 Lot Subdivision of Land Described in Book 1530, Page 512, Prepared for Keene 
Economic Development & Revitalization Corporation, 20 Central Square, Suite 1, Keene, 
New Hampshire 0343 I," bounded and described as follows: 

Beginning at a 5/8" rebar to be set in the north line of said Black Brook Road at a comer of 
Lot I and Lot 2 shown on said plan; 

thence following the arc ofa curve to the left, the radius of which is 60.00 feet, a distance of 
eighty-seven and ninety-hundredths (87.90) feet, more or less, to a granite bound to be set; 

thence following the arc ofa curve to the right, the radius of which is 35.00 feet, a distance 
of twenty-eight and sixty-hundredths (28.60) feet, more or less, to a granite bound to be set; 

thence South 53° 10' 19" West eighty-seven and seventy-hundredths (87.70) feet, more or 
Jess, to a point, the last three courses being along the north line of said Black Brook Road; 

thence following the arc ofa curve to the left, the radius of which is 210.00 feet, a distance 
of one hundred ninety-three and eighty-four hundredths (193.84) feet, more or less, to a point; 

thence North 00° 17' 07" East three hundred fifty and twenty-five hundredths {350.25) feet, 
more or less, to a point in the south line ofland now or formerly of the Estate of Mary Dodds; 

thence South 80° 49' 20" East along said Dodds land sixty and seventy-three hundredths 
(60.73) feet, more or less, to a 5/8" rebar to be set at a comer of said Lot 1 and Lot 2; 

thence South 00° 17' 07'' West along the east line of said Lot 1 and the west line of said 
Lot 2 three hundred seventy-seven and fifty-three hundredths (377.53) feet, more or less, to the 
point of beginning. 

Containing 0.58 of an acre, or 25,249 square feet, more or less, and shown as "Easement 
Reserved" on the above-referenced plan. 

Excerpt from warranty deed, granted by KEDRC to City of 
Keene. See Book 1659, Page 276.
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