
Staff have shared a schedule of Committee meetings for the summer/fall of 2018.  
This is attached to this presentation.  
 
A project website and schedule of outreach opportunities will be made available at 
the end of June.  The types of outreach being organized for this summer / fall are 
listed below.  These are in addition to the presentations/discussions before Joint 
Committee, Planning Board and City Council:  
 
*Neighborhood Meetings (at least 2 meetings in each Ward – the first meeting will 
be a project kick-off, the second will be later in the year to share proposed changes 
and follow up on any items that were addressed in the initial meeting) 
 
 *Community Forums (we anticipate holding three community forums starting in July 
ending in November to share information about the project and answer questions) 
 
*Topic Oriented Focus Groups (for certain subject matters we will be convening topic 
specific focus groups) 
 
*Development Community Roundtable (each month we intend to hold a roundtable 
discussion for members of the development community including land use attorneys, 
contractors, land use consultants, surveyors, etc. to share info / gain input and 
insight) 
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*Open house (we intend to have space on Main St to share information about the 
project and answer questions – there would be a schedule of open house hours for 
the public) 
 
*Presentations to community groups / organizations (we will visit with local 
organizations such as the Homebuilders, Lions Club, Kiwanis, etc. as an opportunity to 
share info about the project and ways to stay involved / informed) 
 
*Rotating Display (we will attend community events with a booth/table to share info 
/ ways to stay involved) 
 
*Local Media (we will work with local radio, newspaper, and tv to routinely share info 
throughout the project) 
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The focus of June 11 Joint Committee Discussion was on a review of 14 of the City’s 
22 Zoning Districts: Conservation, Conservation Residential Development, Agriculture, 
Rural, Low Density, Low Density 1, Medium Density, High Density, High Density 1, 
Industrial, Industrial Park, Industrial Park Limited, Corporate Park, Regional Health 
Care.  
 
At this time, we do not anticipate significant changes being made to this districts. The 
discussion that follows is a review of the changes that staff are proposing to make to 
these districts.  We may find through the proposed Neighborhood Meetings and 
community outreach that there is a need to examine zoning district boundaries or the 
focus of these districts in more detail.  If this occurs, we will bring the subject back to 
the Joint Committee for discussion.  
 
The remaining zoning districts (highlighted in blue) will be addressed at future Joint 
Committee meetings.  These districts, which are primarily commercial/mixed use 
districts, will be the subject of focus as part of the Form Based Zoning in our 
Downtown.  The consultant, Camiros, will lead this effort in partnership with Planning 
Department Staff.  
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Districts zoned for primarily residential uses make up the majority of Keene’s land 
area.  Approximately 6900 parcels are in residential zoning districts.   
 
The majority of these parcels are zoned as either Low Density (3,658), Rural (1,458), 
or High Density (954) 
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Staff are seeking consensus from the Joint Committee that there is support for 
making the proposed improvements to these zoning districts, which are generally 
listed on this slide.  The following slides provide more information and examples of 
what staff intend to do with respect to these categories of improvement.  
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Currently, a property owner seeking information on what is and is not allowed on 
their property and what the dimensional setbacks and height requirements are, need 
to navigate through multiple sections of the Zoning Code.  
 
We propose consolidating information for each zoning district into one place, and 
utilizing graphics and visualizations to better communicate this information.   
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The image on the screen represents one way that we might consolidate this 
information into one or two pages.  We will be working with a consultant that will be 
generating graphics for this project – the final layout may not look like this, but the 
concept of keeping the information in one central location in a manner that is easy to 
read and navigate will be present in the final product.  
 
This information as presented could easily be transformed into a handout that could 
be shared with a property owner or applicant when they visit the Planning 
Department, or online.  
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Each zoning district has an intent statement.  This statement identified the purpose 
and goal for the creation of the district and provides the Zoning Administrator and 
others with a general but clear idea of what type of development and land uses 
should be preserved, promoted or avoided in each district.  
 
Staff propose making adjustments to some of these statements that would improve 
clarity and ease of reading.  On the slide are two examples of existing intent 
statements.   
 
With respect to the rural zone, the term “scattered” could imply irregular or random 
patterns of development. We may consider replacing this with a term similar to  
“disperse” which conveys the same intent but does not seem to imply lack of 
planning or thoughtfulness.  
 
The intent statement for the Medium Density District is somewhat redundant in that 
it repeats the title of the district in the first statement. The High Density and Low 
Density zones have similar descriptions.  We propose changing the wording of this 
first statement to be more precise and less redundant.  We also suggest making 
changes to terms that are out of date or could cause confusion such as the adjective 
“Normal” before commercial/industrial uses in the second to last sentence.  What are 
“normal” uses?  There is an opportunity to update the language to be less subjective 
without impacting the overall “intent” of these statements. 
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Staff also aim to reduce the length of these statements where possible.   
 
If staff find that a district’s intent statement needs to be changed significantly, we will 
revisit the Joint Committee with our proposed changes for further discussion and 
review.  
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Each zoning district has a table of permitted uses.  These tables are important given 
the nature of our Zoning Ordinance as a “permissive code”. An explanation of 
“permissive code” is provided on the next slide.  
 
In our review of the use tables for the districts we are focusing on this evening, we 
identified a number of areas of opportunity for improvement.  We will walk through 
and provide examples of each area listed on this slide.  
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Most zoning ordinances in New Hampshire are of the so called 'permissive' variety. 
That is, in the absence of a variance or special exception, uses of land are prohibited 
unless they are expressly permitted as primary uses (typically in the use table) or can 
be found to be accessory to a permitted use. 
 
For example, if you want to have a restaurant in the Low Density District, you would 
check the table of uses in the Zoning Ordinance for this District.  If restaurant is not 
specified as a permitted use in this table, it would not be allowed.  This can be a 
challenge as it is difficult to identify and predict all of the potential uses that should 
be allowed in Districts.   
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A minor updates proposed is to ensure that terms are consistent across use tables.  
The example on the slide shows that the use “Home Occupation” appears slightly 
different in different district use tables.   
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This slide is another example of how terms are inconsistent across use tables.  The 
example on the slide shows that the use “Nursery/greenhouse” appears slightly 
different in different district use tables.  
 
This is important because the reader of the Ordinance may want to look up the 
definition for the use.  In the Zoning Ordinance definitions section this use is defined 
as “Nursery/Greenhouse.”  One may look up in the definitions section, “Greenhouse, 
nursery” as the use appears in the Commerce District Use Table, and would not be 
able to find a definition for the term.  
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Many uses are not defined in the Zoning Ordinance.  There are approximately 37 uses 
lacking a definition.  It will be important to have a definition for all uses.  The uses 
listed on the slide are only a sample of terms missing definitions.  
 
Some uses are outdated and reflect uses that were more common 50+ years ago such 
as “tannery, forge, smelter.” 
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As described in an earlier slide, Keene has a permissive code.  If a use is not listed in 
the district use table, it would not be allowed as a primary use. As the use tables have 
been updated sporadically over time, some uses are very general/broad and some 
are very specific.   
 
In the Medium Density District’s use table, which is presented on the slide, there are 
a range of residential uses which are allowed.  This is consistent with the intent of the 
district.   
 
There are a couple of more specific uses listed, such as “Noncommercial raising of 
farm animals.”  This use is not defined in the definitions section. A property owner in 
this district could raise farm animals as a primary use, but they could not have a 
lesser impact use such as a “noncommercial nursery/greenhouse” as a primary use, 
as it is not listed in this table.   
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The primary permitted uses allowed in the Rural District are presented on this slide. 
These uses can get very specific – such as “Orchards & Vineyards” – which is not 
defined in the definitions section and it is unclear as to whether this refers to 
commercial, noncommercial, or both.  Another use where it is unclear as to whether 
this refers to commercial or noncommercial activity and it is not defined is 
“harvesting of forestry products.” 
 
Staff have observed that these use tables need to be reviewed and potentially 
updated to ensure that there is flexibility with the types of permitted uses that would 
be allowed while maintaining/preserving the intent of the Districts.  
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Throughout most of the district use tables, there are conditions that the uses are 
subject to.  Some uses are subject to Special Exceptions.  Some are subject to 
Conditional Permits.  However, some are subject to site impact / performance 
standards that are listed in the use tables.   
 
 With the exception of Special Exception or Conditional Use Permits, it is confusing to 
have extra conditions listed in the use table.   
 
An example of a use that is allowed by Special Exception but also lists very specific 
site and operational conditions is “Bed & Breakfast with Meeting and Dining 
Facilities” in the High Density District. This example is on the slide.  There are 7 
conditions listed that range from parking requirements to minimum lot size to hours 
of operation.  
 
Some conditions that are listed would be very difficult to enforce such as the 
requirement that “attendance by registered guests, invited guests or participants in 
functions/meetings only.”   
 
Some conditions should be placed in other sections of City Code such as the 
requirement that “a semiannual special license will be required for any activity 
involving more than 60 people…” Chapter 46 of City Code addresses City licenses and 
license requirements.  
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On this slide is another example of conditions placed on a use in the use table.  In the 
Rural Zone, Group Home is a permitted primary use; however, it is subject to 
conditions.  These conditions may be better addressed through other areas of the 
regulations such as the Planning Board Development Standards (which would address 
the provision of unities), the section on minimum parking requirements, and the 
dimensional requirements.  It may still be important to have conditions, however, the 
incorporation of them in the use table is inconsistent and can be confusing – 
especially with respect to enforcement of these conditions.  
 
Group Home is allowed in other Districts by Special Exception without these 
conditions.   
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In the Agriculture Zone there are conditions placed the use “Noncommercial 
Outdoor/Recreational Activity.”  With the exception of Traffic, these conditions are 
addressed in other chapters of the City Code including the Noise Ordinance and 
property standards.  
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It was noted earlier in the presentation that primary uses need to be specifically 
listed in the Use Tables in order to be allowed on a property.   
Accessory uses (those subordinate uses that are located on the same lot as the main 
use, related to it, and are usual or necessary adjunct to the main use) can be allowed 
subject to certain conditions and approval by the Zoning Administrator.  They do not 
need to be listed in the Zoning Ordinance.   
 
However, some use tables list accessory uses where it is not necessary.  The slide 
above provides those examples.  
 
In addition to accessory uses, there are incidental uses.  The Zoning Ordinance 
defines these uses as: “a subordinate use which is located on the same lot as the 
main use and occurs in conjunction with the primary use. Incidental uses must be 
specifically permitted in this chapter.”  The difference between accessory and 
incidental is unclear and can cause confusion.  Staff propose either removing 
incidental or clarifying the difference between incidental and accessory.  
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Some Zoning Districts were created with specific areas of land in mind.  Two of these 
include the Corporate Park District and the Regional Health Care District.  The latter 
was established for the land where Cheshire Medical Center is placed.  The former is 
for the land near and encompassing Black Brook Corporate Park off Route 12.  Staff 
propose conducting a thorough review of / potentially updating these Districts to 
ensure that meet the current and future needs of those areas. Staff will engage the 
property owners of these land areas in their review.  If changes are proposed beyond 
organizational/structural or basic edits, staff will review these proposed changes with 
the Joint Committee. 
 
The Conservation Residential Development (CRD) District is a Zoning District that 
does not have land area associated with it.  It acts more likely an overlay district; 
however, it does not come into effect until someone proposes to do a subdivision of 
three lots or more and a road.  The Planning Board Subdivision Regulations address 
the requirements / standards for applicants in proposing a CRD as well as the 
standards by which the Planning Board would review a CRD.  The Zoning District 
addresses the minimum lot size requirements and use requirements of CRDs. It is 
very confusing to have these regulations in two separate places.  Staff propose taking 
CRD out of the Zoning Ordinance (or reducing what is included in the Zoning 
Ordinance related to CRDs where possible).   
 
Finally, Institutional is not currently a zoning district. Institutional uses are addressed  

22 



through both the use tables as well as a listing of streets in Keene that allow for 
institutional uses.  Staff propose updating the way that the Zoning Ordinance 
addresses Institutional Uses to make it clearer as to what an institutional use is, 
where they should be located, and any criteria/conditions for these uses.   
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The slide displays only a small portion of the Zoning Ordinance’s Basic Zone 
Dimensional Requirements table.  This is the primary place to understand the building 
lot size, setbacks, lot coverage requirements for all districts.  It is a large table.  Staff 
propose updating this table to ensure that the dimensions included are consistent 
with other sections of the Zoning Ordinance and also to simplify this table where 
possible.  
 
An earlier slide proposed including the dimensional requirements for each zoning 
district with the other content (i.e. intent statement, use table) for these districts.  
We may choose to do both – keep the dimensional requirements with each district as 
well as keep a master table for all districts that could be used as a quick reference 
guide.  
 
At this time, we do not foresee making changes to the dimensional requirements for 
the districts that are the focus of this presentation.  However, we may learn more 
from the neighborhood meetings and community about interest in changing these 
dimensional requirements.  If we do, we will bring this topic back to the Joint 
Committee.  
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Prior to this meeting, the Planning Board had two discussions on this topic, one in 
January and a follow-up in March.   
  
For tonight’s discussion, staff propose a review of the recommended changes / 
updates to the Planning Board Development Standard on Lighting.  Lighting standards 
appear in the City’s Code of Ordinance in Section 70-128 with respect to street 
lighting.  
 
For the purposes of this project, we will focus on the Planning Board Development 
Standard for lighting, which we have heard over the years that there is a need to 
update in some sections.  The Planning Board Development Standards are used by 
the Planning Board and Staff in their review of Site Plans.  These are the standards 
that need to be met as part of the site plan process.   
 
The site plan review process applies to privately owned land, and to uses/structures 
that are commercial (including multifamily development of 3+ units). Single and two-
family residences are exempt from Site Plan Review.  
 
The next slides revisit identified issues with the existing lighting standards, including 
feedback staff has received from applicants and lighting contractors. In addition, staff 
will review changes that we propose to make on these standards. 
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The purposes/intents for the Planning Board Lighting Standard are listed on this slide.  
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Staff examined the lighting standards used by the following communities.  
Dover 
Keene 
Concord 
Portsmouth  
Plymouth 
Manchester 
Cambridge, MA 
 
In our review, we observed that Keene’s standards are generally very thorough. 
However, terms are not defined. As part of this project, there will be one definitions 
section that can include lighting specific terms.  It was also observed that some 
communities include standards for uplighting, which Keene does not.  Cambridge MA 
has designed lighting standards specific to zoning districts.   
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Staff spoke with local applicants as well as lighting contractors regarding the Planning 
Board lighting standards. A summary of the feedback received is listed on this slide.  
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This slide presents the proposed areas of improvement to the standard.  
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This slide shows the current Purpose Statement for the lighting standard.  This 
statement is very lengthy and could be streamlined to be more precise while 
maintaining its intent. Staff propose potentially reducing this statement to the words 
in red.  
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Following the Purpose Statement, there is a list of 10 Intent Statements. Staff 
question whether these additional intent statements are necessary.  They do not 
outline standards that applicants are required to follow and they repeat portions of 
the purpose statement.   
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Staff have identified some areas where updates could be made to the Lighting 
Standards.  These areas of updates are listed on this slide and further explained on 
the following slide.  
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At the end of the lighting standards there is a section on Exceptions, which is listed on 
the slide.  Staff propose removing this section and ensuring that the standards speak 
to all forms of technology.  LED has become common practice and is no longer the 
exception.  
 
The last statement of this section on Exceptions makes it unclear as to how these 
newer technologies will be considered and evaluated by the Board and staff.     
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The term “full cut-off” is seen as outdated.  Staff propose including the requirement 
that all lights be “Dark Skies Compliant”.  This is a label that manufacturers use on 
their specification sheets.  This requirement would not be more onerous than what 
we currently require.  It may provide more flexibility with how an applicant meets the 
current standards.  
 
With respect to Illumination – the current standard addresses the color of light and 
color rending index (CRI) threshold. CRI is a measure of a light source's ability to show 
object colors "realistically" or "naturally" compared to a familiar reference source, 
either incandescent light or daylight.  It is viewed as a difficult metric for incandescent 
replacement light bulbs to match (while maintaining high efficiency) and is often 
ignored.  CRI value does not readily appear on LED product specs sheets. However, 
LED light bulbs with a high CRI can be a good replacement for incandescent.  Most 
LED lights do not have a CRI over 90.  This standard needs to be reviewed to see if it 
adequately addresses LED technology which emits a blue light (not white) light, and 
has a different color rendering index from incandescent bulbs.    
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The lighting standards address Hours of operation – when lights can be on or at full 
display.  
 
The section in red notes that “normal illumination shall be allowed during the activity 
and for not more than one hour AFTER the activity CEASES.  Recently, an applicant for 
a fast food restaurant sought to have normal illumination for one hour before the 
activity began, as it is dark during the early morning shift for restaurant workers.   
 
Staff recommend changing this section to state “not more than one hour after or 
before the activity.” 
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This slide shows the lighting standard related to existing lighting arrays.  It is unclear 
from the use of the term “Lights” whether this standard applies when 50% or ore of 
the existing light bulbs, fixtures, and/or poles are modified, extended, expanded, or 
added to…  Staff propose clarifying whether this applies to light fixtures and/or light 
poles.   
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This slide shows the existing language in the lighting standard with respect to flood 
lighting, which is prohibited unless certain standards are met.  
 
In order to allow for flood lighting the applicant needs to meet the standards as well 
as receive approval from the Planning Board.  
 
Staff propose that approval of flood lighting may be granted by the Planning Director 
via administrative review if the applicant meets the standards that are listed.  
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There are specific lighting standards for certain uses such as parking lots, gas station / 
gas station canopy, and walkways.  Based on feedback received from applicants, staff 
propose reviewing / potentially updating these specific standards.  
 
With respect to parking lot lighting, we have heard that the U:Ratio is too strict and 
difficult to meet, especially with LED technology.  
Staff proposes investigating this specific standard further as well as revisiting the 
table for recommended footcandles for certain levels of activity. We may find that the 
U:Ratio should be maintained at 4:1, however it is important to explore options for 
improving this standard, if possible.    
 
As it is unlikely there would be a parking lot that is for vehicles only and not 
pedestrians as well, we propose removing the section of the table specific to vehicle 
only.  However, we recommend that we examine the table to ensure it is consistent 
with IESNA recommendations for light levels.   
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With respect to Gas Station Island and Canopy Lighting, we have received numerous 
waiver requests from meeting the standard, which requires that the footcandles for 
this lighting be between 1 and 5.  In the field readings of existing canopy lighting 
ranges from 9 footcandles to 53.   
 
Staff propose exploring whether there is a way to increase this standard without 
jeopardizing the intent of the standards/regulations/master plan.  
 
With respect to Walkway lighting, it has been noted that these light levels are fairly 
low.  Staff propose reviewing options for increasing these light levels while still 
maintaining the intent of the regulations.  
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If you have any questions regarding this presentation, please do not hesitate to reach 
out to me (Tara Kessler) directly (tkessler@ci.keene.nh.us) and I would be happy to 
set up a time to meet.   
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