
Planning Board – Monday, December 21, 2020, 6:30PM 

AGENDA 

NOTE: This meeting will be conducted using the online meeting platform, Zoom.* The public may view the meeting 
online by visiting www.zoom.us/join and enter the Meeting ID: 857 8338 6440. If you are unable to attend the meeting 
online, you may call the toll-free # (888) 475-4499 and enter the Meeting ID to listen to the meeting. More info on 
how to access this meeting is available at ci.keene.nh.us/planning-board. If you encounter any issues accessing this 
meeting, please call 603-209-4697 during the scheduled meeting time.  

I. Call to Order – Roll Call

II. Minutes of Previous Meeting – November 23, 2020

III. Advice and Comment

Patricia Russell Park Conceptual Design – Andy Bohannon, on behalf of the City of Keene, seeks input on  the
proposed redesign of Patricia Russell Park (formerly Carpenter Field) located at 0 Carpenter St (TMP# 573-073-000).
This property is 4.96-ac and is located in the Medium Density District.

IV. Boundary Line Adjustment:

S-08-20 – Boundary Line Adjustment – 89 Main St & 0 Commercial St – Applicant and owner Colonial Theatre
Group Inc. proposes a boundary line adjustment between their property located at 89 Main Street (TMP# 575-008-000)
and 0 Commercial Street (TMP# 575-010-000), which is owned by the City of Keene, NH. This adjustment would result
in a transfer of 0.01-acres (370.5 sf) from the 1.6-acre lot located at 0 Commercial Street to the 0.36-acre lot located at
89 Main Street. Both properties are located in the Central Business District. The applicant is requesting a waiver from
Standard III.C.5.b of the Planning Board’s Site Plan and Subdivision Regulations that requires a survey plan showing
all metes and bounds of the revised parcels be submitted as part of a boundary line adjustment application.

V. Public Hearings:

CONTINUED – SPR-963, Modification #3 – Site Plan – Sunoco Curb Cut Modifications, 345 Winchester St. –
Applicant McFarland Johnson, Inc., on behalf of owner, RE Sandri TVE LLC, proposes to close an existing curb cut
along Winchester Street and create a new curb cut along Old Key Road at the site of the Sunoco Gas Station located
at 345 Winchester Street (TMP# 111-027-000). The site is 0.63 acres in size and is located in the Commerce District.

SPR-878, Modification #1 – Site Plan – Volkswagen Addition, 18 Production Ave. – Applicant and owner 18
Production Ave LLC proposes a 3,690-sf single-story addition to the existing 11,270-sf Noyes Volkswagen building
located at 18 Production Ave (TMP# 110-004-000). The site is 2.14 acres in size and is located in the Industrial District.

VI. Adoption of 2021 Meeting Schedule

VII. Community Development Director Report

VIII. New Business

IX. Upcoming Dates of Interest – December 2020

 Joint PB/PLD Committee – Monday, January 11, 6:30 PM & TUESDAY, January 19, 6:30 PM

 Planning Board Steering Committee –  January 12, 11:00 AM

 Planning Board Site Visits – January 20, 8:00 AM – To Be Confirmed

 Planning Board Meeting – January 25, 6:30 PM

*In Emergency Order #12, issued by the Governor pursuant to Executive Order #2020-04, which declared a COVID-19 State of
Emergency, the requirement that a quorum of a public body be physically present at the meeting location under RSA 91-A:2, III(b), and
the requirement that each part of a meeting of a public body be audible or otherwise discernible to the public at the meeting location under
RSA 91-A:2, III(c), have been waived.  Public participation may be provided through telephonic and other electronic means.
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Staff: 

Tara Kessler, Senior Planner 

Mari Brunner, Planner 

 

 

 

 

 

I. Call to order – Roll Call 8 
Chair Barrett began the meeting by reading the following statement with respect to holding 9 
remote meetings: “In Emergency Order #12, issued by the Governor of the State of New 10 
Hampshire pursuant to Executive Order #2020-04, certain provisions of RSA 91-A regulating the 11 
operation of public body meetings have been waived during the declared COVID-19 State of 12 
Emergency.   13 
 14 
Specifically:  15 
 • The requirement that a quorum of a public body be physically present except in an  emergency 16 
requiring immediate action under RSA 91-A:2, III(b);  17 
• The requirement that each part of a meeting of a public body be audible or otherwise  18 
discernible to the public at the location specified in the meeting notice as the location of the 19 
meeting under RSA 91-A:2, III(c).  20 
• Provided, however that the public body must:  21 

 Provide access to the meeting by telephone, with additional access possibilities by 22 
video or other electronic means;  23 

 Provide public notice of the necessary information for accessing the meeting; 24 
  Provide a mechanism for the public to alert the public body during the meeting if 25 

there are problems with access; and  26 
 Adjourn the meeting if the public is unable to access the meeting. 27 

 • All votes are to be taken by roll call.  28 
• All board participants shall identify the location from where they are participating and who is 29 
present in the room with them. 30 
 31 
Chair Barrett said the public may access the meeting online by visiting the Zoom website, 32 
www.zoom.us/join, and entering the Meeting ID 857 8338 6440. The public can, listen, but not 33 
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view, the meeting by calling the toll-free phone number (877) 853-5257 and enter the Meeting ID 34 
above. He noted that if someone is unable to access the meeting, they should call 603-209-4697. 35 

 36 
Chair Barrett called the meeting to order at 6:30 PM and roll call was taken. 37 
 38 
II. Minutes of previous meeting – October 26, 2020 Meeting 39 
A motion was made by Mayor George Hansel to accept the October 26, 2020 minutes. The 40 
motion was seconded by Councilor Michael Remy and was unanimously approved by roll call 41 
vote.  42 
 43 
III.      Boundary Line Adjustment: S-07-20, Boundary Line Adjustment – 0 & 429 Old 44 
Walpole Rd – MacKenzie-Casna BLA – Applicant Monadnock Land Planning on behalf of 45 
owners, Warren & Arlie MacKenzie Living Trust and Robert & Barbara Casna, proposes a 46 
boundary line adjustment between the parcels located at 0 Old Walpole Rd (TMP# 207-004-000) 47 
and 429 Old Walpole Rd (TMP# 210-023-000). This adjustment would result in a transfer of 48 
0.84-acres from the 8.29-acre lot located at 0 Old Walpole Rd to the 43-acre lot located at 429 49 
Old Walpole Rd. Both properties are located in the Rural District.  50 
 51 

A. Board Determination of Completeness 52 
Senior Planner Tara Kessler addressed the Board and stated the applicant has requested 53 
exemptions from providing a grading plan, landscaping plan, lighting plan, architectural 54 
elevations, traffic report, and soils report, as this is a boundary line adjustment and no new 55 
development is proposed. Staff recommends the Board grant the exemptions and accept the 56 
application as complete. She added the Board did grant a waiver during its September meeting 57 
from the requirement that all metes and bounds be surveyed for the 429 Old Walpole Rd parcel. 58 
The applicant has delineated the metes and bounds for the area of the two parcels that would be 59 
impacted.  60 
 61 
A motion was made by Mayor George Hansel that the Board accept this application as complete. 62 
The motion was seconded by Councilor Michael Remy and was unanimously approved by roll 63 
call vote. 64 
 65 

B. Public Hearing 66 
Mr. David Bergeron of Monadnock Land Planning addressed the Board on behalf of the property 67 
owners. 429 Old Walpole Road is owned by Mr. and Mrs. Casna (there is an existing single-68 
family house on this property). The proposed boundary line adjustment would transfer 0.84-acres 69 
from the parcel at 0 Old Walpole Road to the property at 429 Old Walpole so that the driveway 70 
for 429 Old Walpole Road would be located entirely on that parcel. The Casna property is 71 
currently 43 acres. After the boundary line adjustment it would become 43.84 acres and the 72 
McKenzie property which is currently 8.29 acres will become 7.45 acres. He went on to say all of 73 
the McKenzie property at 0 Old Walpole Rd has been surveyed with metes and bounds around 74 
the property. The area where the boundary line adjustment is going to take place has also been 75 
surveyed. Mr. Bergeron noted a deed would be prepared based on the adjustment.  76 
 77 
Ms. Somers asked how long this driveway has been in place. Mr. Bergeron stated the house was 78 
built in the late 1970s so it has been in place for approximately 40-50 years. 79 
 80 
Staff comments were next. Ms. Kessler noted the applicant did a thorough job reviewing the 81 
proposal and since no new development is being proposed and no changes are being proposed to 82 
the driveway, there is not much additional to report with respect to staff comments. She noted that 83 
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there are steep slopes present on both sites, but since the lots would maintain lots sizes required 84 
by zoning for the rural district, both lots would maintain their development potential. With 85 
respect to Comprehensive Access Management, no changes are proposed to the existing driveway 86 
for 429 Old Walpole Road, and hence this standard appears to be met. 87 
 88 
The Chairman asked for public comment, with no comments from the public the Chair closed the 89 
public hearing. 90 

 91 
C. Board Discussion and Action 92 

A motion was made by Mayor George Hansel approve S-07-20, for a boundary line adjustment at 93 
as shown on the plan identified as 0 & 429 Old Walpole Road, as shown on the plan identified as 94 
“Boundary Line Adjustment Plan Prepared for Warren A. & Arlie M. MacKenzie Living Trust 95 
and Robert & Barbara Casna Valley View Drive City of Keene, County of Cheshire, State of 96 
New Hampshire” prepared by David Mann Survey at a scale of 1” = 50’ on October 16, 2020 97 
with the following condition:  98 
 99 
1. Owners’ signature appears on plan. 100 
 101 
The motion was seconded by Councilor Michael Remy and was unanimously approved by a roll 102 
call vote.  103 
 104 
IV.       Public Hearings:  105 
SPR-963, Mod. 3, Site Plan – 345 Winchester St – Sunoco Curb Cut Modifications – Applicant 106 
McFarland Johnson, Inc., on behalf of owner, RE Sandri TVE LLC, proposes to close an existing 107 
curb cut along Winchester Street and create a new curb cut along Old Key Road at the site of the 108 
Sunoco Gas Station located at 345 Winchester Street (TMP# 111-027-000). The site is 0.63 acres 109 
in size and is located in the Commerce District. 110 
 111 

A. Board Determination of Completeness 112 
Senior Planner, Tara Kessler stated the applicant has requested exemptions from providing a 113 
grading plan, lighting plan, and a traffic report, and staff has determined granting the exemptions 114 
will have no bearing on the merits of the application and recommend to the Board that they 115 
accept the as complete.  116 
 117 
A motion was made by Mayor George Hansel that the Board accept this application as complete. 118 
The motion was seconded by Councilor Michael Remy and was unanimously approved by roll 119 
call vote. 120 
 121 

B. Public Hearing 122 
Mr. Eugene McCarthy of McFarland Johnson addressed the Board on behalf of the applicant.  123 
Mr. McCarthy stated the modification to this project is because of a city project to reconstruct 124 
Winchester St. He noted the existing traffic signal at the intersection of Winchester Street, Key 125 
Road and Riverside Plaza is to be replaced by a roundabout. The site that is the subject of this 126 
application is 345 Winchester St, the current Sunoco Gas Station and Sandri convenience store. 127 
This site is located at the southwest quadrant of this intersection.   128 
 129 
Mr. McCarthy stated there are currently three driveway curb cuts on the subject parcel; One off 130 
Key Road to the north and two off Winchester Street to the east. As part of the proposed 131 
roundabout design, due to proximity to the roundabout, the northern curb cut along Winchester 132 
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Street will need to be closed off. To mitigate the loss of this driveway, a new driveway is being 133 
proposed on the southern side of the property at Old Key Road.  134 
Mr. McCarthy noted Old Key Road is a one-way eastbound roadway. 135 

136 
He noted there is existing landscaping on the site which will be impacted by this project. The 137 
landscaped island to the far north, adjacent to the driveway on Key Rd, will be reconfigured and 138 
some of the plantings will be transplanted. Currently, there is a narrow strip of landscaping 139 
between the gas pump station area and Winchester St. The applicant is proposing to remove this 140 
island and replace it with a travel aisle, to create a bypass lane adjacent to the gas pumps to help 141 
with onsite circulation. Along the right of way on Winchester Street there will be new island 142 
installed that will be planted with grass.  143 

144 
Mr. McCarthy referred to the most recently approved landscape plan for this site. He noted some 145 
of those plantings have been removed since this plan was approved. The plantings along Key 146 
Road have been replaced, some of the ones along Key Road have been removed. Mr. McCarthy 147 
reviewed which existing plants would be relocated on the site and which would be removed. He 148 
referred to the drawings showing these landscaping changes, which was submitted with the 149 
application, in his presentation.  150 

151 
Staff comments were next. Ms. Kessler addressed drainage first and noted the applicant has 152 
submitted a drainage letter from a NH licensed engineer which indicates that there will be a 153 
diminimus increase in the amount of impervious area to the site (2.2% increase). The increase 154 
that is anticipated in stormwater will remain onsite. As part of the roundabout project there will 155 
be a storm water pond installed across the street and any water coming off this site into the right 156 
of way will be treated in that pond. Staff feels the drainage standard has been met. 157 

158 
With respect to snow storage, the proposed plan does not alter the existing snow storage plan. 159 
This standard appears to be met.  160 

161 
With respect to landscaping, staff would like to see a revised plan showing a more detailed 162 
description of where the relocated plantings will be onsite.  163 

164 
Ms. Kessler referred to the screening standard. She noted that there were a number of ink berry 165 
plants approved as a screening for the gas pump stations in the original site plan for this business. 166 
She noted that the applicant is proposing to remove these shrubs to provide more room for the 167 
travel lane. Ms. Kessler noted that the Board may consider asking the applicant to replacing this 168 
landscaped screening. 169 

170 
With respect to traffic and comprehensive access management, Ms. Kessler noted that the 171 
removed curb cut proposed by the Applicant will serve to improve the safety and access of 172 
vehicles entering and exiting the site with the proposed roundabout. As indicated by the 173 
Applicant, maintaining the one-way in and one-way out at each of the driveways (including the 174 
proposed driveway) will reduce vehicle conflict. The introduction of a new travel isle giving 175 
motorists the opportunity to move around the pump islands will be an improvement in access 176 
management for this site. Ms. Kessler note the sidewalk along Winchester Street in front of this 177 
site will be replaced as part of the roundabout project. 178 

179 
Chair Barrett referred to the ink berries along Winchester Street and asked whether the Board’s 180 
screening standards would typically apply to gas stations. Ms. Kessler stated the Planning 181 
Board’s Development Standards do not specifically require screening for this use but they do 182 
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encourage screening of equipment, dumpsters etc. She noted it was not clear in the minutes from 183 
when this site plan application first came before the Board whether this landscaping was 184 
something proposed by the original applicant or requested by the Board at that time. Ms. Kessler 185 
noted if this was a new proposal the standard would be met unless the Board felt additional 186 
screening was required for aesthetic reasons from Winchester Street. The Chairman clarified that 187 
staff is recommending a revised landscape plan be submitted to be reviewed and approved 188 
administratively.  Ms. Kessler answered in the affirmative and added this plan would serve as a 189 
guide for staff to review the site to make sure the proposed plantings have been installed 190 
according to the plan.  191 

192 
The Chairman asked for public comment next. 193 

194 
Mr. Michael Behn, President of Sandri Companies, owner of the property at 345 Winchester St, 195 
addressed the Board. Mr. Behn stated they were presented by three options to deal with the 196 
location of the roundabout which they continue to oppose. Mr. Behn stated they were not 197 
properly notified of hearings as it relates to the Winchester Street Reconstruction Project and the 198 
offers made to them by the City were not acceptable to them. Mr. Behn noted the curb cut they 199 
are losing is the primary entrance to this site. He indicated that what is being proposed would 200 
have a terrible impact on the store, the traffic entering the store, and traffic circulation. He 201 
explained vehicles travelling on Winchester Street will have to do a U-turn to get to the fueling 202 
stations, and another U-turn to exit the site or travel to Key Road to exit the site. 203 

204 
City Engineer Don Lussier addressed the Board next. Mr. Lussier stated the city would need to 205 
acquire a certain amount of land from the Sandri property to be able to construct this roundabout. 206 
Mr. Lussier indicated staff has been working with this applicant to try and mitigate the proposed 207 
impact to their property. Ms. Kessler clarified with Mr. Lussier that there will be a public hearing 208 
on the road layout for Winchester Street. Mr. Lussier stated the item before the Planning Board is 209 
to seek approval for the portions of this project that are outside the City’s right of way – e.g. the 210 
addition of a new driveway and changes to landscaping. Parallel to this process the City Council 211 
is considering their authority to use eminent domain to acquire that portion of land. There will be 212 
a public hearing on this topic before the City Council on December 17. The Council may or may 213 
not elect to exercise its eminent domain authority. If they choose not to exercise their eminent 214 
domain authority, the site plan will become unnecessary, staff will be back with a different 215 
application or it simply would not happen. 216 

217 
Ms. Russell Slack clarified the Board is moving with the site plan application before the eminent 218 
domain process has been concluded. Mr. Lussier explained the changes being approved through 219 
the site plan modification are to mitigate some of the impacts the roundabout project would have 220 
on the applicant’s property. He added the city’s infrastructure project can move forward without 221 
the new proposed driveway. Mr. Lussier went on to say, if the Council decides not to acquire the 222 
property needed for the roundabout there would need to be significant redesign to locate the 223 
roundabout. 224 
Ms. Russell Slack asked whether the state was involved in any of the design being proposed to 225 
the landowner. Mr. Lussier’s answered in the negative but added the state was involved in the 226 
review and approval of the roundabout and the project is being funded through federal highway 227 
money. He noted the NHDOT has no purview on whether the city grants a driveway on a city 228 
street. Ms. Russell Slack stated she was concerned about the access to this site. 229 

230 
Mr. Lussier added when this property was assessed it was with the assumption the driveway will 231 
be added on the south side of the parcel. If the Board does not approve this site plan application 232 
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the city’s will have to reconsider the valuation of the impacts of the project and the compensation 233 
could change.  234 
 235 
Attorney Michael Hanley representing the applicant addressed the Board next. He noted he 236 
wanted the Board to understand his applicant is moving forward without prejudice to its position; 237 
it is a voluntary position. He added the proposal before the Board is the best of three very bad 238 
proposals presented to the applicant. 239 
 240 
Ms. Gail Somers clarified a future decision by the Council might make the Board’s decision 241 
irrelevant. Ms. Kessler clarified the Board’s decision would be conditioned upon the City 242 
Council’s decision regarding the modified road layout of Winchester Street. She further stated 243 
planning staff was unaware of the applicant’s opposition to the proposed site plan application and 244 
added that site plan application was signed by the owner of Sandri.  245 
 246 
Mr. Jeffrey Pechulis of ASP Land Development Services, Traffic Analyst and Site Planner 247 
addressed the Board next. Mr. Pechulis stated his understanding is that this roundabout project 248 
was considered to address traffic congestion and to address bicycle and pedestrian safety on 249 
Winchester Street. He noted, based on the engineering report submitted, it was identified the 250 
traffic signal adjacent to this site experienced 25 accidents in an eight year period (three accidents 251 
per year). During this same time period the roundabout south of this intersection has experienced 252 
301 accidents (38 accidents per year). Mr. Pechulis noted the concern is the same accident pattern 253 
will continue at this roundabout impacting the applicant’s business.  254 
 255 
With respect to the site plan, Mr. Pechulis stated the proposed driveways are not the ingress and 256 
egress plan this site was designed for. With the layout of the canopy, fueling stations, traffic flow, 257 
parking and access to and from the store, the site was designed with three driveways – especially 258 
on Winchester Street, a right turn in north of the fueling stations and a right turn out south of the 259 
fueling stations. The elimination of the primary driveway will have an overall impact on the 260 
project and has the potential to spill vehicles out on to Winchester Street. Without the north 261 
driveway, customers will be required to enter the site using the south driveway on Winchester 262 
Street, and as was mentioned, take a U-turn from Winchester Street, change their direction to 263 
access the fueling stations under the canopy. He added this maneuver can be accommodated if 264 
there are no vehicles blocking the egress at that same driveway. Also, passenger vehicles are the 265 
only ones that can enter the site under the proposed turning radius. Anything, bigger than a 266 
passenger vehicle, such as a box truck, a large pickup truck, will not be able to make the turning 267 
radius to enter the fueling stations. Mr. Pechulis noted this would be a tremendous impact to this 268 
site and to Winchester Street as well as.  269 
 270 
The Sunoco Station currently sells diesel which attracts oversized vehicle. If large vehicles are 271 
trying to enter this site and there is a vehicle exiting the south than large vehicle will have to wait 272 
on Winchester Street until that vehicle exits the site. Once a large vehicle enters the site, there is 273 
inadequate turning radius for vehicles to head south bound. There is a driveway on Key Road, but 274 
based on the engineering study that rotary will be expected to have five to six vehicles stacked 275 
past this driveway on a regular basis; vehicle queues in excess of 130 feet will further reduce the 276 
ability to circulate around the site. 277 
 278 
Mr. Pechulis went on to say in the proposed site plan there is reference to an expanded bypass 279 
lane between the canopy and the Winchester Street right of way (five feet). Mr. Pechulis stated 280 
for two vehicles to be positioned in that area, this widening will have to be in excess of ten feet 281 
closer to 13 feet. There will also be vehicles stacked at the south driveway trying to exit the site. 282 
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Mr. Pechulis noted without a traffic light at the Walmart or Key Road intersection, there will be 283 
no stop in traffic flow for vehicles to exit these sites. With a rotary and a continuous flow of 284 
traffic it will prohibit traffic from leaving this site.  285 

286 
Mr. Pechulis stated the site plan also does not refer to the elimination of the northern driveway 287 
and adding traffic to the southern driveway when fuel delivery is taking place. During such times, 288 
traffic will be backed up entering and exiting this site because of the tanker. He added that an 289 
additional driveway at Old Key Road is acceptable but is not an adequate exchange for 290 
elimination of the north driveway. He added this plan does not address congestion issues in the 291 
future. He added the traffic report is only addressing traffic concerns during Saturday retail peak 292 
hours but not traffic during weekday commuter peak hours. Mr. Pechulis also provided that there 293 
is no safety precautions being provided for pedestrians or bicycles to cross the street in a rotary 294 
situation. 295 

296 
Mr. Lussier reminded the Planning Board the nature of the Winchester Street reconstruction 297 
project is beyond the scope of the discussion tonight. The MSFI Committee heard the issues and 298 
recommended the roundabout option in 2017 as a safer option compared to the intersection. With 299 
respect to the driveway onto Old Key Road, he stated he was under the impression the applicant 300 
was in support of this option. Mr. Lussier stated there may be a question whether the applicant 301 
wishes to withdraw the application, or if the Board may choose to wait until the Council’s 302 
decision on December 17. 303 

304 
Mr. Behn stated when they signed the application, they were not given many options. It had been 305 
decided the city was going to take the land and three options were presented to them and the one 306 
before the Board is the best of those three options. He stated this does not mean they feel this plan 307 
will work and felt the site will be negatively impacted. He noted to a financial analysis that has 308 
been undertaken based on these changes. Mr. Behn stated they signed the application because 309 
they felt they did not have any other choice and did not want to give the impression that the 310 
approval of this site plan application tonight equates to the applicant being in favor of the city 311 
taking the land. He expressed frustration with not being notified about this project until earlier 312 
this year.  313 

314 
With no further public comment, the Chairman closed the public hearing. 315 

316 
Ms. Kessler stated staff is in a unique position, in that, they were under the impression when the 317 
applicant submitted the application that the owner signed this application in support of what was 318 
proposed for the site. Given the testimony received this evening, she noted that staff’s 319 
recommendation is to continue the public hearing on this application to the December 21 meeting. 320 

321 
Ms. Russell Slack stated she was in agreement with continuing this application and added she was 322 
having a hard time visualizing what the issues are not having something in front of her. Vice-323 
Chair Cusack stated he would like to wait for the city to come to some type of agreement with the 324 
applicant or for the Council to weigh in on this issue before moving forward with a site plan 325 
application. Ms. Somers agreed she too felt this item should be continued based on the sequence 326 
of events that need to happen. 327 

328 
C. Board Discussion and Action329 

A motion was made by Mayor George Hansel to continue SPR-963, Modification #3 to the 330 
December 21, 2020 Planning Board meeting. The motion was seconded by Councilor Michael 331 
Remy and was unanimously approved by roll call vote. 332 
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 333 
V.        Presentation on Draft City of Keene Sustainable Energy Plan  334 
Planner Mari Brunner addressed the Board next and stated the Sustainable Energy Plan is based 335 
on goals adopted by the City Council in January 2019. The goals are to achieve 100% renewable 336 
energy for electricity by 2030, and for thermal energy and transportation energy by 2050. She 337 
noted a copy of the Resolution is available online. 338 
 339 
Ms. Brunner went on to say this has been a two year process; it started in the winter and spring of 340 
2019, when the energy and climate committee worked with staff on public outreach and 341 
conducting interviews with stakeholders. They conducted focus groups in the summer of 2019 342 
with local landlords and a workshop was held in October 2019. There were volunteers who were 343 
trained using material provided to them and they conducted meetings in the community. There 344 
was a resident energy cost survey done in winter and spring of 2020. There were also focus 345 
groups conducted with businesses and larger institutions. In summer of 2020, a project website 346 
was launched, staff conducted a few online surveys, and in October 2020 the last Community 347 
Forum was conducted. 348 
 349 
Ms. Brunner then went over the planning process. They started with collecting data and 350 
developing energy baselines for electricity, thermal, and transportation. The energy and climate 351 
committee looked at potential strategies and actions to reach the City’s energy goals. They used 352 
the feedback to prioritize strategies, actions, and tools. Staff and the committee has been working 353 
on identifying best practices, relevant examples, and implementation steps for each priority 354 
actions. The next step would be to incorporate feedback from public and submit the plan to City 355 
Council. 356 
 357 
The vision statement for the plan reads as follows: 358 
“In 2050, Keene will be a thriving and resilient community powered by affordable, clean, and 359 
renewable energy. All electricity and energy used for heating, cooling, and transportation will 360 
come from renewable energy sources.” 361 
 362 
The energy and climate committee felt there was a subset of renewable energy that was even 363 
more beneficial, which has fewer detrimental impacts. Ms. Brunner noted these include are wind, 364 
solar, biomass, geothermal, biogas and low impact hydropower.  365 
 366 
The overall plan is structured around four pathways which are being referred to as a Roadmap to 367 
2050: 368 

1. Reduce energy use. 369 
2. Generate and store renewable energy locally (Generating renewable resources  370 

    in Keene can create jobs locally and keep money circulating in the community) 371 
3. Switch remaining energy demand to renewable sources 372 
4. Conduct ongoing advocacy and information sharing – to make sure people are  373 

     aware of the options and to address the existing barrier.  374 
 375 

The four pathways were applied to three goals.  For Electricity, the priorities identified were to 376 
create a Community Power Program, Virtual Power Purchase Agreement, Solar PV & EV Ready 377 
Guidelines, Renewable Energy Loans, and Pilot Battery Storage Program. The city is actively 378 
pursuing the Community Power Program and there is a community power committee that has 379 
been meeting. 380 
 381 
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For Thermal, adopting a Home Energy Labeling program, adopting a Benchmarking Ordinance, 382 
enhance existing weatherization programs and create new ones, run a Heatsmart Campaign and 383 
create Renewable District Heating System. 384 

385 
For Transportation, the four pathways were to reduce vehicle miles traveled, accelerate shift to 386 
electric vehicles, promote efficient growth patterns, and conduct continued advocacy and 387 
information sharing.  388 

389 
Some of the priority strategies identified for transportation are to accelerate the shift to electric 390 
vehicles, enhance Complete Streets Program, support and expand public transit (City Express), 391 
support the multi-modal transportation center (currently there is a study being undertaken by 392 
Southwest Regional Planning Commission), and advocacy for funding public transportation, 393 
active transportation, and alternative fuel vehicles. 394 

395 
A draft plan is posted online at www.KeeneEnergyPlan.com. The Energy & Climate Committee 396 
will discuss revisions to this draft at their meeting on December 2, 2020 at 8:00 am (via Zoom). 397 
The revised plan will be submitted to City Council in December.  398 

399 
VI. Community Development Director Report400 
Ms. Kessler addressed this item – she indicated an email notice was sent to all Planning401 
Board members regarding an upcoming Department of Transportation meeting on December 1 at402 
6:30 pm. The department will be discussing areas proposed for compensatory mitigation403 
associated with the development of the NH Routes 9/10/12 intersection near Monadnock404 
Marketplace.405 

406 
VII. New Business407 
None408 

409 
VIII. Upcoming Dates of Interest –November 2020410 
 Joint PB/PLD Committee – December 14, 6:30 PM411 
 Planning Board Steering Committee – December 8, 11:00 AM412 
 Planning Board Site Visits – December 16, 8:00 AM – To Be Confirmed413 
 Planning Board Meeting – December 21, 6:30 PM414 

415 
The meeting adjourned at 8:15 pm 416 

417 
Respectfully submitted, 418 

419 
Krishni Pahl 420 
Minute Taker 421 

422 
Reviewed by: Tara Kessler, Senior Planner 423 
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City of Keene 

New Hampshire 
 

 

MEMORANDUM: 

 

 

TO:     The Planning Board 

 

FROM:    Community Development Staff 

 

DATE:    December 11, 2020  

 

SUBJECT:    Patricia Russell Park Concept Design  

________________________________________________________________________ 

 

Background:  

 

Please find attached three documents related to the Advice & Comment for the Patricia 

Russell Park Conceptual Design that will be presented by Andy Bohannon from the Parks 

& Recreation Department. This is the third item on the meeting agenda.  
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S-08-20 – BOUNDARY LINE ADJUSTMENT – 88 MAIN ST & 0 COMMERCIAL ST

Request: Applicant and owner Colonial Theatre Group Inc. proposes a boundary line adjustment between 

their property located at 89 Main Street (TMP# 575-008-000) and 0 Commercial Street (TMP# 575-010-

000), which is owned by the City of Keene, NH. This adjustment would result in a transfer of 0.01-acres 

(370.5 sf) from the 1.6-acre lot located at 0 Commercial Street to the 0.36-acre lot located at 89 Main 

Street. Both properties are located in the Central Business District. The applicant is requesting a waiver 

from Standard III.C.5.b of the Planning Board’s Site Plan and Subdivision Regulations that requires a 

survey plan showing all metes and bounds of the revised parcels be submitted as part of a boundary line 

adjustment application.   

Background: 

The Colonial Theatre has received approval from the Planning Board and Historic District Commission to 

build an addition to the rear (west-facing elevation) of the existing building at 89 Main St. This addition 

will require the construction and installation of underground structural foundation components (e.g. 

footings, pile caps and mat slabs) on land at 0 Commercial St, which is to the north and west of the 

Colonial’s existing property boundaries and is owned by the City of Keene. This land is currently used for 

the Commercial Street Parking Lot, and includes Commercial Street off of Main Street.   

The proposed boundary line adjustment would transfer 370.5-sf (0.01-acres) from the parcel at 0 

Commercial Street to the property at 89 Main Street to ensure that all above- and below-ground components 

of the Colonial Theatre’s addition are located on their property. The proposed adjustment would move the 

western property boundary of 89 Main Street 3-ft to the west, and the northern boundary line 3-ft to the 

north for a ~54-ft segment of this boundary line starting at the northwestern most corner of the property 

(see image below).  

STAFF REPORT
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The table below provides the area of each lot prior to and after the proposed adjustment. There are no 

minimum lot size requirements in the Central Business District. Both lots would satisfy the requirements 

of zoning if the proposed adjustment were to be approved.  

Table 1. Area of Land Affected by Proposed Boundary Line Adjustment 

89 Main St 

(TMP# 575-008-000) 
0 Commercial St 

(TMP# 575-010-000) 

Prior to Adjustment 15,848.5 sf (0.36 acres) 69,696 sf (1.6 acres) 

After Adjustment 16,219 sf (0.37 acres) 69,325.5 sf (1.59 acres) 

Completeness: 

The Applicant is requesting a waiver from Standard III.C.5.b of the Planning Board’s Site Plan and 

Subdivision Regulations that requires a survey plan show all metes and bounds of the revised parcels. 

Specifically, the Applicant is seeking a waiver from providing the full metes and bounds of the property at 

0 Commercial Street. The portion of the parcel at 0 Commercial Street impacted by the proposed adjustment 

is displayed on the plans submitted by the applicant. The full metes and bounds for the property at 89 Main 

Street are displayed on the submitted plan.  

The Applicant has requested exemptions from providing a separate grading plan, landscaping plan, lighting 

plan, and technical reports. 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, and recommend 

that the Board accept the application as “complete.” 

Departmental Comments:  

There were no departmental comments on this application. 

Application Analysis:  

The analysis provided below is focused on the Planning Board’s development standards most relevant to 

this application.  

3. Hillsides: No steep slopes are present. This standard is not applicable.

5. Flooding: Neither parcel is located in the 100-year floodplain. This standard is not applicable.

13. Comprehensive Access Management: There is a City-owned sidewalk that runs along a portion of the

north-side of the Colonial’s property. If this proposed boundary line adjustment were to be approved,

a portion of this sidewalk would become a part of the property at 89 Main Street.  The City of Keene

is working with the owners of the Colonial Theatre to ensure that the City will preserve the rights to

maintain this area as a public sidewalk. If any easements are required to preserve the City’s rights to

access the sidewalk space, as well as the Commercial Street parking area, City staff are recommending

that documentation of such easements be required as a conditional of approval.

16 & 17.  Wetlands & Surface Waters: No wetlands or surface waters are proposed to be impacted by this   

application. This standard is not applicable.  
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RECOMMENDATION FOR APPLICATION: 

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

Approve S-08-20, as shown on the plan identified as “Boundary Line Adjustment Plan Prepared 

for City of Keene and Colonial Theatre Group, Inc., City of Keene, County of Cheshire, State of 

New Hampshire” prepared by David Mann Survey at a scale of 1” = 20’ on December 1, 2020 

and last revised on December 8, 2020 with the following conditions prior to signature by the 

Planning Board Chair: 

1. Owners’ signature appears on plan.

2. Documentation of any necessary easements or agreements between the City of Keene and

the Colonial Theatre Group Inc. shall be submitted to the Community Development

Department.
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ADDENDUM TO BOUNDARY LINE ADJUSTMENT APPLICATION 

DESCRIPTIVE NARRATIVE 

WAIVER REQUEST 

A WAIVER IS REQUESTED UNDER Section X.1 of the Planning Board Regulations 

from Section III, C. 5-b. of the Planning Board Site Plan and Subdivision Regulations which 

requires a survey plan showing all metes and bounds of the revised parcels be submitted as part 

of a boundary line adjustment application.  Applicant seeks a waiver from this standard relative 

to providing a full survey of the City of Keene Commercial Street Parking Lot.  

a) Granting the waiver will not be contrary to the spirit and intent of these regulations.

The Commercial Street Parking Lot is listed on City Tax records as 1.6 acres and is made 

up of the large parking lot (behind the Margarita’s restaurant) south of Gilbo Avenue, and related 

access ways.  The portion of this 1.6 acre parcel to be conveyed to applicant is surveyed as part 

of the application and contains only 370.5 square feet, and this area will not affect the use of the 

remaining 1.6 acre parcel after approval.  Given the large cost involved with surveying the 

remaining City parcel for this boundary line adjustment, granting the waiver would not be 

contrary to the spirit and intent of these regulations.  

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

abutters, the community or the environment.

The area of the proposed boundary line adjustment will be restored to its present 

condition after installation of underground foundation components, there would be no additional 

change in conditions and no further development of the area.  Thus, granting the waiver will not 

increase the potential for creating adverse impacts.  

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

properties.

The area of the proposed boundary line adjustment will be restored to its present 

condition after installation of underground foundation components, there would be no additional 

change in conditions and no further development of the area.  Thus, granting the waiver will not 

diminish property values of abutting properties. 

d) Strict conformity with the regulations would pose an unnecessary hardship to the

applicant.

Given the large cost involved with surveying the remaining City parcel for this boundary 

line adjustment and that such a survey is not necessary to the Board’s reasonable evaluation of 

the application, strict conformity with the regulations would pose an unnecessary hardship to 

applicant.  
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SPR-878, Modification #1 –SITE PLAN REVIEW – Addition to Noyes Volkswagen, 18 
Production Avenue 

Request: 

Applicant and owner 18 Production Ave. LLC proposes a 3,690-sf single-story addition to the 
existing, 11,270-sf Noyes Volkswagen building located at 18 Production Ave (TMP# 110-004-
000). The site is 2.14 acres in size and is located in the Industrial District. 

Background: 

This property is located in the 
Industrial District approximately 0.15 
miles south of NH Route 9. The site is 
currently used as a car dealership 
and is bordered by a Hyundai 
dealership to the north, an 
Eversource facility to the west, 
Lehmen Industrial Services to the 
south, and a field to the east. Ash 
Swamp Brook is located about 0.1 
miles to the west. 

This site is legally non-conforming 
with respect to pavement setbacks 
(see ZBA Notice of Decision ZBA-13-
05, attached). In addition, the site is 
legally non-conforming with respect 
to its use as a motor vehicle 
dealership (see ZBA Notice of 
Decision ZBA-98-18, attached). The 
Applicant received approval from the ZBA for an Enlargement of a Nonconforming Use at their 
meeting on December 7, 2020 (see ZBA Notice of Decision ZBA-20-27, attached). 

The proposal is to construct a 3,690-sf, single story addition on the southeast side of the existing 
11,270-sf building in order to provide three new service bays and additional storage area.  

Completeness: 

The Applicant requests exemptions from providing building elevations that have been prepared 
and stamped by an architect registered in the State of NH, a lighting plan, a drainage report, and 
a traffic report. Staff recommend that the board grant these exemptions and accept the application 
as “complete.” 

Departmental Comments: 

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

STAFF REPORT
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Application Analysis:  The following is a review of the Planning Board development standards 
relevant to this application.  

1. Drainage:  The proposed addition would be located in a paved area that is currently used for
parking and a travel aisle. The Applicant notes in the project narrative that there will be no
increase in impervious surfaces as a result of this proposal, and that there will be no increase
in runoff. This standard appears to be met.

2. Sedimentation and Erosion Control: The Applicant proposes to install silt fencing to the south
and east of the area to be disturbed. A detail for silt fencing is included on the proposed site
plan. This standard appears to be met.

3. Hillsides: There are no steep slopes present on the site. This standard does not apply.

4. Snow Storage: Snow storage areas are shown around the perimeter of the site in the
unpaved stips of land to the north, east, and south of the paved areas. The Applicant notes
in the project narrative that excess snow will be removed from the site. This standard appears
to be met.

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

6. Landscaping: The Applicant proposes to modify the landscaping plan that was originally
approved in 2000 as part of SPR-878 to reduce the total number of shrubs and trees on the
site. In the project narrative, the Applicant notes that the landscaping has matured over the
past 20 years, and although there are fewer plants around the building, these plants fill up
the landscaping areas around the building. In addition, the Applicant proposes to replace five
Norway maples along Production Avenue which have died with five Red maples. The table
below compares the number of plants and trees that were approved in 2000, and the number
of plants and trees that are currently proposed. Staff recommend that submittal of a security
for landscaping be included as a condition of approval to ensure that the five new trees
survive one year.

This standard requires one tree for every ten (10) parking spaces in parking lots of 10 spaces
or more. The Applicant proposes to replace five trees that have died, for a total of 12 trees
on the site. There are 75 parking spaces for employee and customer parking, and an
additional 60 parking spaces for display only (a total 135 parking spaces). Staff recommend
that the display parking spaces should not count towards the total number of parking spaces
for the purposes of this standard due to their intended use as display parking.

Approved Landscape Plan (2000) Proposed Landscape Plan 

Trees 18 (Norway Maple) 12 (7 Norway pine, 5 Red Maple) 

Arbor Vitae 18 0 

Other shrubs 45 28 
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8. Screening: The Applicant proposes to relocate the existing dumpster and screen it with a 6’
high solid wood fence. A detail for the dumpster screening is included on the proposed site
plan. This standard appears to be met.

10. Lighting: The Applicant proposes to install three LED, full cut-off wall pack lights, one above
each of the egress doors on the east and south sides of the addition and one above the
overhead door on the north side of the addition. No other changes to lighting are proposed.
This standard appears to be met.

11. Sewer and Water: The Applicant notes that the sewer and water service for the existing
building is adequate for the proposed addition, and further states that the existing sprinkler
system will be expanded into the addition to provide fire protection. Engineering staff did not
express any concerns regarding the impact of this proposal on the capacity of the City sewer
or water lines. This standard appears to be met.

12. Traffic: In the project narrative, the Applicant states that this proposal will result in an
estimated increase of 30 vehicle trips per day. This estimate was based on the number of
new employees (three) and an estimated increase of 15 vehicles that could be serviced per
day due to increased capacity from the three new service bays. This increase in traffic
generation does not meet the threshold for requiring a traffic study (100 vehicle trips per day);
therefore, the Applicant has requested an exemption from providing a traffic report.

With respect to parking, there will be 135 parking spaces provided on the site where 75 are 
required by zoning. Of these, 60 spaces will be used for display and 75 will be used for 
customer and employee parking. In addition, two parking spaces in front of the existing 
building will be designated for electric vehicle charging. This standard appears to be met. 

13. Comprehensive Access Management: No changes are proposed to the existing driveway or
to pedestrian, bicycle, or public transit facilities. This property is located in an Industrial area
where sidewalks, bicycle facilities, and public transit are not currently provided. This standard
appears to be met.

15. Filling and Excavation: The Applicant states that this project will result in the removal of ~200
cubic yards of material, which will be replaced with a similar volume of structural gravels.
This fill would not impact steep slopes, wetlands, or surface waters. The haul route to and
from the site will be via NH Route 9 to Production Avenue. This standard appears to be met.

16. Wetlands: There are no wetlands located on the site or within 30 feet of the proposed
development. This standard does not apply.

17. Surface Water: There are no surface waters present on the site. Ash Swamp Brook is located
approximately 0.1 miles (about 580 feet) to the west of the site. This standard does not apply.

19. Architecture and Visual Appearance: The proposed new addition would match the
appearance of the existing building in terms of height  and the color and material of the siding,
which is metal siding in a “Cool Cotton White” color with metal trim. There will be one egress
door on the south elevation, one egress door on the east elevation, and an overhead door
on the north elevation. No door or window openings are proposed on the west elevation
(facing Production Avenue).
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The Applicant submitted building elevation drawings, which are attached to this staff report, 
as well as photos to show what the existing building looks like. These photos are included 
below, and are also shown on the proposed site plan.  

Recommended Motion:  

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

Approve SPR-878, Modification #1 for the construction of a 3,690-sf single-story addition to the 
existing, 11,270-sf Noyes Volkswagen building located at 18 Production Ave (TMP# 110-004-
000), as depicted on the site plan identified as “Addition to Noyes Volkswagen, Inc.” prepared by 
Brickstone Land Use Consultants at a scale of 1 inch = 40 feet, dated November 9, 2020 and last 
revised on December 1, 2020 with the following conditions prior to signature by Planning Board 
chair: 

1. Submittal of a security for landscaping in an amount acceptable to the City Engineer and
Community Development Director.
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CASE NUMBER: 
Property Address: 
Zone: 
Owner: 
Petitioner: 
Date of Decision: 

Notification of Decision: 

NOTICE OF DECISION 

ZONING BOARD OF ADJUSTMENT 

ZBA20-27 
18 Production Ave. 
Industrial District 
Noyes Volkswagen 
Jim Phippard, Brickstone Land Use, LLC 
December 7, 2020 

Petitioner, Noyes Volkswagen, of Keene, NH, requested an Enlargement of a 
Nonconforming Use for property located at 18 Production Ave., Keene, Tax Map #110-004-
000, which is in the Industrial District. The Petitioner, which requested an Enlargement of a 
Nonconforming Use to enlarge the existing motor vehicle dealership by constructing a 3,690 
sf building gaddition. The existing Volkswagen building is 10,490 sf plus a 740 mezzanine. 
This proposal will enlarge the existing building by expanding on the south side with a 30' x 
123' addition. The addition will be used for storage and additional service bays, was 
approved 5-0. 

Condition: 

{!J)tlm u AM~ 
Corinne Marcou, t ierk 

Any person directly affected has a right to appeal this Decision. The necessary first step, before 
any appeal may be taken to the courts, is to apply to the Board of Adjustment for a rehearing. 
The Motion for Rehearing must be filed not later than 30 days after the first date following the 
referenced Date of Decision. The Motion must fully set forth every ground upon which it is 
claimed that the decision is unlawful or unreasonable. See New Hampshire RSA Chapter 677, 
et seq. 

cc: Planning Dept. 
Assessing Dept. 
City Attorney 
File Copy 

Ci~ of Keene • 3 Washington Street • Keene, NH • 03431 • www.ci.keene.nh.us 

Worklne Toward a Sustainable Communitv 
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Planning Board 

2021 Meeting Schedule 

All meetings are on the 4th Monday of each month at 6:30PM, unless 
otherwise noted with an * 

January 25, 2021 

February 22, 2021 

March 22, 2021 

April 26, 2021 

May 24, 2021 

June 28, 2021 

July 26, 2021 

August 23, 2021 

September 27, 2021 

October 25, 2021 

November 22, 2021 

December 20, 2021* 

January 24, 2022 
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