
 
 

PLANNING, LICENSES AND DEVELOPMENT COMMITTEE 
Council Chambers A, Keene City Hall 

June 7, 2023 
6:00 PM 

 

 
 
 
    
A. AGENDA ITEMS 
  1. City of Keene Housing Needs Assessment 
  2. Keene Elm City Rotary Club - Request to Use City Property - DeMar 

Marathon - September 24, 2023 
  3. Let it Shine - Request to Use City Property - 2023 Pumpkin Festival - 

October 21, 2023 
  4. Jim Hennessey - Request to Use City Property Adjacent to Railroad 

Square - Outdoor Dining 
  5. Hundred Nights - Request to Use City Property - Dumpster on Lamson 

Street 
  6. Relating to an Amendment to the Land Development Code - Accessory 

Dwelling Units 
Ordinance O-2023-06 

  7. Relating to an Amendment to the Land Development Code - Application 
Procedures 
Ordinance O-2022-19-B  

    
B. MORE TIME ITEMS 
    
  NON PUBLIC SESSION 
    
  ADJOURNMENT 
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.1. 

 
     
Meeting Date: June 7, 2023 
    
To: Planning, Licenses and Development Committee  
    
From: Mari Brunner, Senior Planner 
    
Through: Jesse Rounds, Community Development Director 

Elizabeth Dragon, City Manager 
     
Subject: City of Keene Housing Needs Assessment 
     
  
Recommendation: 
To accept the report and proposed housing strategies as informational. 
  
Attachments: 
None  
  
Background: 
In October 2022, the City of Keene hired Camoin Associates, an economic development consultant, 
to conduct a Housing Needs Analysis for the City of Keene. The Needs Analysis identifies existing 
housing conditions within the City of Keene, documents forces that affect housing supply and 
demand now and over the next 10 years, and identifies gaps or deficiencies in maintaining access to 
safe, resilient, and reliable housing. In addition, the report includes proposed strategies and actions 
that the city and partners can take to address the housing needs identified within the report. The draft 
report and strategy are available to view online: https://keenenh.gov/community-development/housing. An 
updated report and strategy will be posted on this webpage by the morning of May 10th. 
 
This report is funded by the InvestNH Municipal Planning & Zoning Grant Program, funded by the NH 
Department of Business and Economic Affairs as part of the $100 million InvestNH Initiative with 
ARPA State Fiscal Recovery funds. 
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Keene Elm City Rotary 
PO Box 1786 

Keene, NH 03431 
Clarence DeMar Marathon Corp is a 501c3 organization – Tax ID: 02-0454040 

 
May 1, 2023 
 
 
Mayor George Hansel 
Keene City Council 
3 Washington St 
Keene, NH 03431 
 
 
Re: 45nd Annual Clarence DeMar Marathon and 9th Annual DeMar Half Marathon 
 Request for City Event permit 
 
 
Dear Mr. Mayor and City Councilors, 
 
The Keene Elm City Rotary Club respectfully requests an event permit for our official City of 
Keene Community Event; the annual Clarence DeMar Marathon and DeMar Half Marathon to 
be held on Sunday, September 24th 2023.  A part of our event includes the Kids DeMar Marathon 
and Super Senior DeMar Marathon programs.   
 
I invite all members of city government and staff to join us on the quad at Keene State College to 
experience the energy and personal accomplishment of so many people on race day.    
 
I am available for any questions you might have.   
 
 
Yours in service, 

 
 
Alan Stroshine, Race Director 
Member, Keene Elm City Rotary Club 
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.3. 

 
     
Meeting Date: June 7, 2023 
    
To: Planning, Licenses and Development Committee  
    
From: Mike Giacomo - Chairman of the Board 
    
Through: Patricia Little, City Clerk 
     
Subject: Let it Shine - Request to Use City Property - 2023 Pumpkin Festival - 

October 21, 2023 
     
  
Recommendation:  
  
Attachments: 
1. Communication_Pumpkin Festival 
  
  
Background: 
Mr. Giacomo is requesting the City Council approve the issuance of a license for the 2023 Pumpkin 
Festival, scheduled for October 21, 2023.  The applicant has met with City staff to coordinate a safety 
plan, and has applied for funding under the Community Funded Events budget to assist with the cost 
of City services.  
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CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.4. 

 
     
Meeting Date: June 7, 2023 
    
To: Planning, Licenses and Development Committee  
    
From: Jim Hennessey - Owner 
    
Through: Patricia Little, City Clerk 
     
Subject: Jim Hennessey - Request to Use City Property Adjacent to Railroad 

Square - Outdoor Dining 
     
  
Recommendation:  
  
Attachments: 
1. Communication_Hennessey's 
  
  
Background: 
Mr. Hennessey is requesting permission to extend outdoor seating onto the City right-of-way adjacent 
to his establishment in the grass area abutting Railroad Square. He is requesting the Council 
authorize the service of alcohol in this location.  
 
Although this is not technically a "Sidewalk Cafe", Mr. Hennessey has completed an application for a 
Cafe license to provide the applicable details to satisfy the Cafe Guidelines. The staff has identified 
various conditions for this location that would be included in an administrative license for the Use of 
City Property, including time limitations for the use of the space, and site-specific conditions related 
to drainage, etc. 
 

Page 6 of 21



Page 7 of 21



Page 8 of 21



Page 9 of 21



Page 10 of 21



 

CITY OF KEENE 
NEW HAMPSHIRE 

 
ITEM #A.5. 

 
     
Meeting Date: June 7, 2023 
    
To: Planning, Licenses and Development Committee  
    
From: Mindy Cambiar - Executive Director 
    
Through: Patricia Little, City Clerk 
     
Subject: Hundred Nights - Request to Use City Property - Dumpster on Lamson 

Street 
     
  
Recommendation:  
  
Attachments: 
1. Communication_Hundred Nights 
2. Previous License_Lamson St Dumpster 
  
  
Background: 
Ms. Cambiar is requesting permission to temporarily place a dumpster on Lamson Street as they 
continue to remove materials and debris from the former Hundred Nights Shelter location.  In 2013, 
the previous property owner of 25-27 Main Street received City Council authorization in the form of a 
long-term license for the Use of City Property to place a dumpster in this location.  The dumpster is 
still there; however, the license is non-transferrable. In the absence of a license under the correct 
property owner, the dumpster will need to be removed.   
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ORDINANCE O-2023-06

CITY  OF  KEENE

In the Year of Our Lord Two Thousand and             Twenty Three

AN ORDINANCE    Relating to Amendments to the Land Development Code, Accessory Dwelling Units

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

That Chapter 100 of the Code of Ordinances of the City of Keene, New Hampshire, as amended, is hereby 
further amended by deleting the stricken text and adding the bolded and underlined text, as follows. 

1. That Section 1.3.3 “Setbacks & Build-To Dimensions” of Article 1, subsection 4.e “The following 
structures may encroach up to 10-ft from the rear lot line of lots in residential zoning districts.” be 
amended as follows:

a. iv. Accessory Dwelling Units, either detached or attached

2. That Section 8.4.2.A “Accessory Dwelling Unit (ADU)” of Article 8, subsection 1 “Defined” be 
amended as follows:

a. Defined. An independent living unit ancillary to a single-family dwelling unit and under 
the same ownership as the principal dwelling unit. The unit may be an attached Accessory 
Dwelling Unit (ADU), located within or attached to the principal dwelling unit, or a 
detached ADU, located in or as a detached accessory building on the property.

3. That Section 8.4.2.2 “Use Standards” of Article 8, subsection c be amended as follows:

c. Attached ADUs ADUs shall be permitted in any district and on any lot that contains 
a single-family dwelling. This shall include any legal non-conforming single-family 
dwelling.

i. Attached ADUs shall only be permitted in the Agriculture, Rural, Low Density, Low 
Density-1, Medium Density, High Density, High Density-1, Neighborhood Business, 
Office, Residential Preservation, and Downtown-Transition Districts.

ii. Attached ADUs shall have a minimum gross floor area of 400-sf. In no case shall the 
gross floor area exceed 800-sf.
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4. That Section 8.4.2.2 “Use Standards” of Article 8, subsection d be amended as follows:

d. Detached ADUs ADUs shall not exceed a maximum gross floor area of 1000-sf.

i. Detached ADUs shall only be permitted in the Agriculture and Rural Districts.

ii. Detached ADUs shall have a minimum gross floor area of 400-sf, and, in no case, shall
the floor area be greater than 50% of the gross floor area of the principal dwelling unit or
greater than 1,000-sf, whichever is less.

5. That Section 8.4.2.2 “Use Standards” of Article 8, subsection f be amended as follows:

f. No more than 2 parking spaces shall be permitted for an ADU. Only 1 parking space
shall be required for an ADU.

6. That Section 8.4.2.2 “Use Standards” of Article 8, subsection k be added as follows:

k. An ADU is subject to the same overlying zoning district’s dimensions & siting,
buildout, and height requirements, as permitted by RSA 674:72, that would be 
required for a single-family dwelling without an ADU. In the case of zoning districts 
that do not allow a single-family dwelling, the zoning district’s dimensions & siting, 
buildout, and height requirements shall apply.

i. An ADU may encroach up to 10-ft from the rear lot line of any lot where
an ADU is permitted.

_________________________________
George S. Hansel, Mayor
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In City Council March 16, 2023. 
Referred to the Joint Planning 
Board and Planning, Licenses and 
Development Committee.

City Clerk
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ORDINANCE O-2022-19-B

CITY  OF  KEENE 

In the Year of Our Lord Two Thousand and              Twenty Two 

AN ORDINANCE    Relating to Amendments to the Land Development Code 

Be it ordained by the City Council of the City of Keene, as follows: 
That the Code of Ordinances of the City of Keene, New Hampshire, as amended, is hereby further amended 
as follows. 

1. That the City of Keene Land Development Code, Chapter 100, as amended, is further amended by
deleting the stricken text and adding the bolded and underlined text, as follows.

A. Delete the stricken text in Section 9.2.7.C.2 “Major Reduction Request” of Article 9 – Parking
and Driveways, as follows.

2. In determining whether to grant a special exception, the Zoning Board of Adjustment
shall make the following findings in addition to those required for a special exception.
a. The specific use or site has such characteristics that the number of required parking

spaces is too restrictive.
b. The requested reduction will not cause long term parking problems for adjacent

properties or anticipated future uses.

B. Amend Section 9.3.2.2 of Article 9 - Parking & Driveways to clarify that the three foot setback
from the side property line is not required for common driveways that serve more than one lot, as
follows.

The driveway and associated parking space(s) shall be a minimum of 3-ft from the side 
property line. Common driveways approved by the Planning Board or its designee shall 
be exempt from the side property line setback required by this Article. 

C. Delete the stricken text in Section 11.6.1.3 of Article 11 - Surface Water Protection, as follows.
This proposed change is to eliminate redundancy with Section 11.5.I.1 of Article 11.

Construction of new roads, driveways (excluding single- and two-family driveways), and 
parking lots. 

D. Delete the stricken text and add the bolded underlined text to Section 13.1.3.C, “Exemptions” of
Article 13 – Telecommunications Overlay District, as follows. The intent of this proposed change
is to clarify that collocation and modification applications, as defined in NH RSA 12-K, are
exempt from the requirement to obtain a conditional use permit and major site plan review.

Telecommunications facilities placed on existing mounts, building or structures, or 
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Collocations or modifications to existing telecommunications facilities, provided that the 
proposed facility or facilities do not meet the definition of substantial modification per NH 
RSA 12-K. 

E. Add the bolded underlined text to Section 13.2.5 “Camouflaged Telecommunications Facilities” 
of Article 13 – Telecommunications Overlay District as follows, and update Table 13-1 to reflect 
this change. The intent of this proposed change is to clarify that the installation of a brand new 
telecommunications facility on a building or structure would require the issuance of a conditional 
use permit and major site plan review. 

The installation of new ground-mounted or structure mounted towers and antennas, if 
camouflaged, or a substantial modification to an existing tower or mount that would maintain 
its camouflage, may occur within Zone 2 or Zone 3 of the View Preservation Overlay (Figure 
13-1). All camouflaged facilities shall require the issuance of a building permit, conditional 
use permit, and major site plan review.  

Table 13-1: Permitted Telecommunications Facility Types 

Facility Type  Zone 1*  Zone 2*  Zone 3*  Historic 
District 

Structure Mounted  
(Mounted on an existing 
building or structure 
other than a tower)  

Collocation/Modification P P P P 

Fully Concealed P P P P 

Substantial Modification CUP + SPR CUP + SPR CUP + SPR CUP + SPR 

Camouflaged/Non-
Camouflaged (New) CUP + SPR CUP + SPR CUP + SPR CUP + SPR 

Ground Mounted  
(Mounted to the ground 
or a tower constructed 
primarily for the purpose 
of supporting 
telecommunications 
facilities) 

Collocation/Modification P P P P 

Camouflaged (New) - CUP + SPR CUP + SPR - 
Non-Camouflaged 
(New) 

- - CUP + SPR - 

"P" = Permitted, subject to building permit   " - " = Facility Not Permitted  
"CUP" = Requires Conditional Use Permit   "SPR" = Requires Site Plan Review  
*Zone 1, Zone 2, and Zone 3 of the View Preservation Overlay (see Figure 13-1) 

 

 
F. Amend the following sections of Section 25.4 “Land Development Code Amendments,” Sub-

section 25.4.3 “Procedure,” and add a new section “D” for amendments to Articles 22-28.  

25.4.3 Procedure  

In addition to the common application and review procedures of this Article, the following 
procedures shall apply with respect to proposed amendments to this LDC.  

A.  Articles 1 through 18, and Articles 22 through 28. For amendments proposed to 
Articles 1 through 18 and Articles 22 through 28 of this LDC, the same application and 
review procedures shall be followed as those described in Section 25.3 of this LDC, with 
respect to amendments to the Zoning Regulations and Zoning Map.  

B.  Articles 19, and 20, and Sections 25.10-25.14 of Article 25 - "Subdivision 
Regulations," and "Site Development Standards," and Planning Board Application 
Procedures. For amendments proposed to Articles 19, and 20, and Sections 25.10 
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through 25.14 of Article 25 of this LDC, the following procedures shall apply. 

1.  Planning Board Public Hearing. In accordance with NH RSA 675:6, the Planning 
Board shall hold a public hearing on the proposed amendments, and shall decide on 
whether they should be approved, approved with amendments, or denied. If the 
Planning Board denies the proposed amendments, the process shall come to an end.  

a.  Notice for this public hearing shall be provided pursuant to NH RSA 675:7. 

2.  Introduction to and Review by Council. Following either approval or approval with 
amendments by the Planning Board, the proposed amendments shall be submitted to 
City Council as a draft ordinance. Such ordinance shall be referred to the Planning, 
Licenses, and Development Committee for a recommendation to City Council. Upon 
receipt of such recommendation, the City Council shall vote to approve or disapprove 
the ordinance.  

3.  Filing. Following approval by City Council, the amended regulations shall be 
certified by a majority of the Planning Board, and shall be placed on file with the 
City Clerk in accordance with NH RSA 675:8. A copy of the amended regulations 
shall be sent to the NH Office of Planning and Development (OPD)Strategic 
Initiatives (OSI) for filing pursuant to NH RSA 675:9; provided, however, that 
failure to file the amended regulations with OSI OPD shall not affect their validity. 

C.  Article 21 and Section 25.15 of Article 25 – “Historic District Regulations” and 
“Historic District Certificate of Appropriateness.” For amendments proposed to 
Article 21 and Section 25.15 of Article 25 of this LDC, the following procedures shall 
apply. 

1.  Historic District Commission Public Hearing. In accordance with NH RSA 675:6, the 
Historic District Commission shall hold a public hearing on the proposed 
amendments, and shall decide on whether they should be approved, approved with 
amendments, or denied. If the Historic District Commission denies the proposed 
amendments, the process shall come to an end. 

a.  Notice for this public hearing shall be provided pursuant to NH RSA 675:7. 

2.  Introduction to and Review by Council. Following either approval or approval with 
amendments by the Historic District Commission, the proposed amendments shall be 
submitted to City Council as a draft ordinance. Such ordinance shall be referred to 
the Planning, Licenses, and Development Committee for a recommendation to City 
Council. Upon receipt of such recommendation, the City Council shall vote to 
approve or disapprove the ordinance. 

3.  Filing. . Following approval by City Council, the amended regulations shall be 
certified by a majority of the Historic District Commission, and shall be placed on 
file with the City Clerk in accordance with NH RSA 675:8. A copy of the amended 
regulations shall be sent to the NH Office of Planning and Development (OPD) 
Strategic Initiatives (OSI) for filing pursuant to NH RSA 675:9; provided, however, 
that failure to file the amended regulations with OSI OPD shall not affect their 
validity. 

D.  Articles 22-28. Unless otherwise specified in this Article, or required by state law or 
regulation, the following procedures shall apply for amendments proposed to 
Articles 22-28 of this LDC. 
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1. Introduction to and Review by City Council. The proposed amendments shall be
submitted to City Council as a draft ordinance. Such ordinance shall be referred 
to the Planning, Licenses, and Development Committee for a recommendation 
to City Council. Upon receipt of such recommendation, the City Council shall 
vote to approve or disapprove the ordinance. 

2. Filing. Following approval by City Council, the amended regulations shall be
placed on file with the City Clerk. 

George S. Hansel, Mayor 
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