
LEBANON PLANNING BOARD
JUNE 13, 2022 - 6:30 PM

COUNCIL CHAMBERS, CITY HALL OR 
REMOTE VIA VIRTUAL PLATFORM 

LEBANONNH.GOV/LIVE

1. Call to Order
2. Notice of Regional Impact
3. Public Hearing Items

 

A. Recreo, LLC, 2 Mascoma Street (Tax Map 91, Lots 254), zoned 
LD: Request for Site Plan Review to construct two (2) multi-family 
dwellings containing a total of 152 units together with parking, 
landscaping, utilities, and other associated site improvements. Applicant 
also requests Conditional Use Permits pursuant to (i) Section 307.3 of 
the Zoning Ordinance to allow a reduced minimum required rear yard, (ii) 
Section 307.8.A to allow an increase in the maximum permitted building 
height, and (iii) Section 307.9.B to allow parking spaces to be located 
within the front yard. PB2022-17-SPR - Continued from May 9, 2022

 

B. Recreo, LLC, Water Street Mill, LLC, and 21 Agua Street, LLC, 
regarding 2 Mascoma Street (Tax Map 91, Lot 254), 0 Water Street 
(Tax Map 91, Lot 255) and 21 Water Street (Tax Map 91, Lot 257), 
zoned LD: The applicants request a Conditional Use Permit pursuant to 
Section 607.5.A of the Zoning Ordinance to allow off-lot parking at 0 
Water Street for the benefit of Recreo, LLC’s proposed mixed use 
development at 2 Mascoma Street (PB2022-17-SPR), and to allow off-lot 
parking at 2 Mascoma Street and 21 Water Street for the benefit of the 
office building use at 10 Water Street (Tax Map 91, Lot 259). PB2022-
22-CUP. - Continued from May 9, 2022

 

C. Mary Hitchcock Memorial Hospital, 1 Medical Center Dr (Tax Map 
10, Lot 8), zoned MC: Request for Site Plan Review for a phased 
expansion of the Outpatient Surgery Center. Phases to include 
construction of a +/-3,272 sq. ft. addition at the northeast corner of the 
existing building together with associated site improvements, and a +/-
9,960 sq. ft. addition to the west side of the existing building, together 
with associated site improvements including the alteration of the existing 
parking. PB2022-23-SPR

 

D. Chiplin Enterprises, Inc., 18 & 18 1/2 Street (Tax Map 107, Lot 38), 
zoned R-2: Applicant proposes a minor subdivision for 18 & 18 ½ South 
Street, currently on one parcel, the applicant would like to subdivide the 
property. PB2022-24-MIN - Continued to August 8, 2022
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Lebanon Planning Board Agenda
June 13, 2022    

4. Other Business

 

A. St. Johnsbury Automobile Group (applicant) and ORQT, LLC 
(property owner), 425 Miracle Mile (Tax Map 103, Lot 15), zoned GC: 
Review of a minor alteration to an approved site plan (PB2021-19-SPR) 
per Section 9.2 of the Site Plan Review Regulations.

5. Approval of Minutes
 A. May 9, 2022
6. Adjournment

The order of agenda items is subject to change. 

Meetings are open for in-person and remote attendance. Members of the public that wish to attend remotely may do 
so by going to LebanonNH.gov/Live where you will find instructions on how to enter the meeting. Members of the 
public will be able to participate and ask questions through the City’s virtual platform or by phone. Please note: 
Should technical difficulties occur during the meeting that disrupts virtual or phone connection(s), the meeting will 
continue without remote access capabilities.
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2 MASCOMA STREET REDEVELOPMENT 
ADDITIONAL INFORMATION FOR IMPACT STATEMENTS IDENTIFIED IN SECTION 6.9.B 

6.2.2022 
 
2. Capacity of the school system; effect on school bus transportation and 
distance of the proposed subdivision from the nearest elementary school. 
 
These apartments are all studios or one bedroom units. The expectation is the vast majority 
of apartments will be occupied by single adults or couples. The impact on the school 
system, including school transportation, will be minimal. Hanover Street Elementary School 
is less than one mile away from 2 Mascoma Street. As an example, the former Lebanon 
Junior High School (75 Bank Street) was redeveloped by the applicant in 2013-2014, into a 
43 unit multifamily building plus 7,000 square feet of commercial space. In eight years since 
opening, one school-aged child lived at the property, for a total of six months. 
 
 
8. Fiscal impact statement analyzing the impact of the development on 
municipal, school and county revenues and expenditures, including 
estimated potential tax revenue and estimated number of school children. 
 
The positive impact of the proposed redevelopment is significant for public/municipal and 
private business revenues. The National Association of Home Builders (NAHB) estimates 
that the construction of 100 multifamily units will generate nearly $11.7 million of local 
income in a one year period (https://www.nahb.org/-/media/NAHB/news-and-
economics/docs/housing-economics/economic-impact/economic-impact-local-area-2015.pdf) 
The City of Lebanon's 2016 Market Opportunities Report cited a conservative new absorption 
rate of 180 new downtown housing units per year. 
(https://lebanonnh.gov/DocumentCenter/View/699/Market-Opportunities-Report-PDF?bidId=) 
These housing units are critical to meet the demands of the local market, and to provide a 
sustainable boost in local revenues. Coming out of the pandemic, this is vitally important to the 
success of the local economy. 
 
The impact on local/municipal expenditures is minimal. These housing units will be occupied by 
working adults who will not need to utilize the local school system. Water and sewer services 
will be covered by fees generated. Driveways will be private and maintained by the owner.  
 
A review of the calls to 75 Bank Street shows that emergency services handled five calls for 
assistance in 2021. We believe this equates to approximately fifteen calls for service at the 
proposed new buildings. 
 
The increase in annual property tax revenue will be significant. We estimate the new buildings 
will generate an additional $254,961 per year in property tax revenue (based on current 
comparable assessments and rates). Additionally, the boost to Lebanon's TIF District will 

Page 4 of 77

https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-2015.pdf
https://www.nahb.org/-/media/NAHB/news-and-economics/docs/housing-economics/economic-impact/economic-impact-local-area-2015.pdf
https://lebanonnh.gov/DocumentCenter/View/699/Market-Opportunities-Report-PDF?bidId=


provide funding for important infrastructure improvements. We are in discussions with 
neighboring redevelopers and City officials to construct a multi-level parking deck at 0 Water 
Street as a TIF project.  
 
Based on the above cited Market Opportunities Report, the proposed project will meet 84% of 
the City’s absorption rate, and given the current Upper Valley housing market, possibly less. 
These units are critical to the viability and vitality of Lebanon. Unlike the recent and proposed 
multifamily developments in other areas of Lebanon, the proposed redevelopment project 
simply does not impact municipal services at comparable levels. Rather, the City maximizes the 
utility of the existing site, generating hundreds of thousands of dollars in new annual revenue. 
As shown, the estimated local economic impact is $117,000.00 per new housing unit, or 
annually $17,784,000. Part of the ripple effect of new downtown housing units is increased 
patronage of local businesses, and attraction of new businesses. Downtown Lebanon has lost 
over ten local businesses in recent years (just around Colburn Park). The proposed 
redevelopment project provides a sustainable, stable means of attracting a diverse, vibrant new 
population of residents to the area, which in turn boosts the existing community in numerous 
ways. 
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2 Mascoma Street Redevelopment Project  
Supplemental Information 
6.2.2022 
 
Following is based on issues and questions raised at the May 9 hearing: 

1. Define affordable housing threshold: As per the HUD definition - housing for which the occupant 
is paying no more than 30% of his/her gross income for housing costs, including utilities. 10% of 
all units will be set aside for those that meet this threshold. 

2. Could Building 1 tenants use the Building 2 rooftop terrace and common room: Yes, although in 
practice we will see very little crossover. There are abundant other facilities within walking 
distance that the tenants can use including the CCBA, Rail Trail, Colburn Park, etc. 

3. Describe the process for moving cars for plowing; is the process defined in the lease? There will 
be specific language in the lease spelling out a Snow Removal and Parking Policy. When plowing 
is required, designated areas will plowed sequentially so that the entire lot will not need to be 
vacated all at the same time. 

4. What type of EV charger(s)—public or private? There will be four EV charging stations of the 
Type 2 variety. Priority will be given to tenants of 2 Mascoma, but depending on need the 
remainder will be made available to the public. 

5. How many parking spaces are available for existing businesses? The majority of the on-site 
parking spaces, other than the 17 in the garage, will be available for existing businesses. Per the 
shared parking calculations those spaces will typically be free during the day hours, with many 
of the housing tenants parking in the One Water Street lot in the evenings. 

6. Will an Archeologist be used during excavation? There are no plans to have an archaeologist on 
site, however if something of question is identified, one will be contacted. 

7. What are the sustainability and energy conservation features of the project? As outlined in page 
4 of our revised Support Statement issued 4/22, they include: 

Buildings will be insulated to high‐performance standards, will have localized in‐room 
heating and air‐conditioning systems (PTAC or similar) and a building-wide heat‐recovery 
ventilation system. Lighting will be LED exclusively. The roof of Building 1 will be made solar 
ready, with the hope to install solar panels in the near future. Sustainable features of the 
project include:  
o Constructing the project on a previously developed, downtown urban site, with 

pedestrian access to shops and services and convenient public transportation  
o Removal of large volumes of “junk” fill from the site, containing various amounts of 

“wood, brick, asphalt, glass, metal, brick, and concrete” according to the geo-technical 
report provided by S.W. Cole Engineering  

o Relatively small building footprints containing compact apartment units that efficiently 
utilize space and are built of durable, long-lasting materials  

o High performance building envelopes (exterior walls, doors and windows) that will 
exceed the commercial energy code requirements for insulation value and air leakage  
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2 Mascoma Street Supplemental Information—06.02.2022 

2 

o Mechanical/electrical systems, equipment and fixtures that will meet or exceed the 
commercial energy code and water conservation requirements, including all LED lighting 
and a heat-recovery ventilation system  

o 30 short-term and 46 long-term bike parking spaces  
o Building 1 rooftop designed to be solar ready and able to fit up to 180 solar panels  
o Four private, electric vehicle charging stations for use by the 2-Mascoma Street 

residents. Note that this has been changed to allow the possibility for some of the 
charging stations to be available for public use per the above item #4. 

In addition (though we do not intend to obtain LEED certification) we have taken the project 
through the LEED performance checklist and found it would most likely qualify for high LEED 
Silver. LEED is especially supportive of those projects built on tight, downtown urban sites like 
this one. 

 
Additional or Revised Drawings: 
Exhibit Drawing A-22: Shows the roof plan and solar array on Building 1. Optimally, the panels will be 

pointed south and tilted at about 36 degrees. 
Exhibit Drawing A-23: Shows a detail of the top of the tower and roof access to Building 1. Note that the 

tower is “hollow”, formed only by parapet walls. 
Exhibit Drawings A-24a & b: Photo/rendering showing the existing and proposed site as seen from 

Hanover Street looking southwest. 
Exhibit Drawing A-25: Shows an alternate parking plan if the aisles were oriented perpendicular to the 

buildings per the Site Development Regulations. Note that there would be a loss of 20 spaces and no 
discernable improvement in pedestrian safety. 

Plan Set Drawing L4.00: Shows two minor revisions—the first cuts back several feet of landscaping at 
the main entry to Building 1 to satisfy Fire Department requirements that there be clear, landscape-
free access to the standpipe and fire department connection; the second replaces some plantings at 
the westernmost access to the site to improve vehicle visibility. 
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Mechanical Unit

Elevator Overrun roof

Bilco Insulated roof access 
hatch, with permanant 
ladder access mounted to 
wall below

Potential 179 
unit solar array

1/8" = 1'-0"
May 4, 2022
SD-22

Building 1 Roof Plan
Village Market Redevelopment Recreo LLC
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Roof Plan
55' - 0"

Fifth Floor Plan
43' - 6"

Bilco Insulated 
roof access hatch

Permanent ladder 
mounted to wall

1/4" = 1'-0"
May 4, 2022
SD-23

Roof Access
Village Market Redevelopment Recreo LLC

1/4" = 1'-0"1 EAST WEST BUILDING SECTION LOOKING NORTH - ROOF ACCESS2 3D - SD ROOF ACCESS AXON CUT
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SD24a
From Hanover Street SE

June 2, 2022

Village Market Redevelopment
Phased Development

Existing
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SD24b
From Hanover Street SE

June 2, 2022

Village Market Redevelopment
Phased Development

Proposed
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Issue Date:
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Issued For:

COPYRIGHT 2022: STUDIO NEXUS ARCHITECTS + PLANNERS, LLC

JIM WASSER'S ELECTRONIC OR DIGITAL SEAL OR SIGNATURE IS EFFECTIVE ONLY AS
TO THAT VERSION OF THIS DOCUMENT AS ORIGINALLY PUBLISHED BY STUDIO
NEXUS ARCHITECTS & PLANNERS, LLC. JIM WASSER IS NOT RESPONSIBLE FOR ANY
SUBSEQUENT MODIFICATION, CORRUPTION OR UNAUTHORIZED USE OF SUCH
DOCUMENT.  TO VERIFY THE VALIDITY OR APPLICABILITY OF THE SEAL OR
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____________________________________________________________________________________________________________ 

51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

TEL: 603-448-1457         FAX: 603-442-6141  WWW.LEBANONNH.GOV 

  

CITY OF LEBANON ~ PLANNING & DEVELOPMENT 
 
 

PLANNING BOARD  

June 13, 2022 Meeting 

Staff Memorandum – PB2022-23-SPR 

__________________________________________________________________________________________ 

APPLICATION INFORMATION 

 
Agenda Item: 3.C 
 
Application ID#: PB2022-23-SPR 
 
Application Type:  
Site Plan Review for a proposed 
phased expansion of the DHMC 
Outpatient Surgery Center 
 
Property Location & Tax Map: 
1 Medical Center Drive (Tax Map 10, 
Lot 8) 
 
Property Owner/Applicant: 
Mary Hitchcock Memorial Hospital 
 
Property Size:  
+/-289 acres 
 
Future Land Use Map:  
Medical Office 
 
Zoning District:  
Medical Center 
 
Overlay Districts:  
Wetlands Conservation District 
 

LEGAL NOTICE 

 
Mary Hitchcock Memorial Hospital, 1 Medical Center Dr (Tax Map 10, 
Lot 8), zoned MC: Request for Site Plan Review for a phased expansion 
of the Outpatient Surgery Center. Phases to include construction of a +/-
3,272 sq. ft. addition at the northeast corner of the existing building 
together with associated site improvements, and a +/-9,960 sq. ft. addition 
to the west side of the existing building, together with associated site 
improvements including the alteration of the existing parking. PB2022-23-
SPR  

 

PLANS AND APPLICATION MATERIALS 

 
► Application form 

► Letter dated May 9, 2022 from Nicholas Fiore, P.E., of Engineering 
Ventures, PC (project description; 4 pages) 

► Application for Waivers (2 pages) 

► Site Plan Review Regulations Technical Checklist (5 pages) 

► Plan set titled “Dartmouth-Hitchcock Medical Center Outpatient 
Surgery Center Renovation” prepared by Engineering Ventures, PC, 
dated May 23, 2023, EV Project #21147 (13 Sheets) 

On file at the Planning & Development Department and available for 
review upon request:   

► Drainage Calculations report prepared by Engineering Ventures, PC, 
dated May 9, 2022, EV Project #21147 (55 Sheets plus 1 sheet 
exhibit) 

 

COMPLETENESS REVIEW 

 
In order to accept jurisdiction and commence review of the applicant’s 
proposal, the Planning Board must first determine that the application is 
complete as required by NH RSA 676:4, I(c)(1). The Planning & 
Development Department has reviewed the application for compliance 
with the Site Plan Review Regulations and recommends that the Board 
find that the application is complete enough to accept jurisdiction and to 
commence review.  
 
The applicant has requested waivers from certain submission 
requirements set forth in Article V, and from certain design requirements 
set forth in Article VI, as described in the attached Application for 
Waivers. Pursuant to Section 4.7.D, staff has made a preliminary 
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____________________________________________________________________________________________________________ 

51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

        TEL: 603-448-1457         FAX: 603-442-6141      WWW.LEBANONNH.GOV 

determination that the requested waivers meet the standards of Section 7.1 (“Waiver of Regulations”). 
Prior to making a completeness determination, however, staff recommends that the Board first consider 
the applicant’s waiver requests from the submission requirements of Article V of the Site Plan Review 
Regulations. If the Board is inclined to deny any such waiver request, a finding that the application is 
incomplete would then be appropriate. The Article V requirements that the applicant has requested 
waivers from include 5.1.E.5 (current survey), 13 (lighting plan), and 16 (landscaping plan).  
 
Figure 1. Aerial View of DHMC.  

 
 
Figure 2. Bird’s Eye View of DHMC Outpatient Surgery Center (looking north).  

 
©2021 Eagleview   (image taken 4/4/2021) 
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____________________________________________________________________________________________________________ 

51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

        TEL: 603-448-1457         FAX: 603-442-6141      WWW.LEBANONNH.GOV 

APPLICATION OVERVIEW 

 
The subject property is a +/-289-acre parcel owned by the applicant. The property is currently developed 
as the Dartmouth Hitchcock Medical Center (DHMC), consisting of multiple buildings, which provide in-
patient and out-patient clinical services and medical research along with associated improvements. 
 
At this time, the applicant proposes to renovate and expand the 40,000 sq. ft. Outpatient Surgery Center, 
the site plan for which was approved by the Planning Board on September 8, 2008 (PB2008-17). The 
location of the Outpatient Surgery Center within the DHMC campus is circled in red in Figure 1 below.  
 
The proposed expansion will be conducted over two phases:  
 

• the first includes a +/-3,272 sq. ft. addition at the northeast corner of the existing building (a +/-
3,272 sq. ft. basement story will also be constructed as part of Phase 1 but will only be accessible 
from the exterior of the building), together with associated site improvements including 
improvements to the existing stormwater catch basin to the northwest of the building; and 
 

• the second includes a +/-9,960 sq. ft. addition to the west side of the existing building together 
with associated site improvements necessary to accommodate the addition including revised 
walkways, parking, landscaping, and lighting. 

 

STAFF COMMENTS 

 
PLANNING 
 

I. SITE PLAN REVIEW REGULATIONS: 
 

Jurisdiction 
 
The proposed development constitutes a “major change” to the property (as that term is defined in Article 
II of the Site Plan Review Regulations) and, therefore, requires Site Plan Review by the Planning Board 
and demonstration of compliance with the Article V submission requirements and Article VI design 
requirements.  
 

Phasing Request 
 
As depicted on the attached Construction Phasing Plan (Sheet 6 of the plan set), the applicant is 
proposing to phase the development per Section 4.9 of the Site Plan Review Regulations. The phasing 
plan – which proposes to complete construction of Phase 1 prior to April 30, 2023 and to complete Phase 
2 prior to December 31, 2023 - includes a written description and graphic depiction of each phase, as 
well as notes with specific dates and milestones.    
 
Section 8.1 of the Site Plan Review Regulations provides that, “The Applicant shall construct and 
complete all design and construction requirements in accordance with Article VI and any other applicable 
section of these Regulations, as required in the Notice of Action, prior to the issuance of the Certificate 
of Occupancy.” So, the purpose of the proposed phasing is to allow the Phase 1 addition to be occupied 
prior to completion of the Phase 2 addition and site improvements. Phasing can also extend the timelines 
required for obtaining a building permit for each phase (Section 4.10) and for the project to vest against 
any future changes to the Zoning Ordinance and Site Plan Review Regulations (Section 8.4 and NH RSA 
6784:39).  
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Pursuant to Section 4.9.C, a proposed phasing schedule shall include the following information for each 
phase:  

“1.  A specification of all improvements, on-site or off-site, to be installed as part of that phase; 
2. A deadline for the posting of any required security for that phase; 
3. A deadline for the completion of such improvements subsequent to the posting of such 

security; and 
4. A date by which a Building Permit must be obtained to prevent the approval for that phase 

from being considered void pursuant to Section 4.10 of these Regulations.” 
 
Section 4.9.C further provides that, “The phasing schedule may also specify threshold levels of work and 
time lines which must be completed, in order for the project, as a whole, or particular phase(s) of the 
project, to be considered “vested” pursuant to RSA 674:39, and the New Hampshire common law of 
vested rights.”  
 
Per Section 4.9.D, “[i]n determining whether to grant an applicant's request for phased development, or 
to approve a proposed phasing schedule, the Board may consider the totality of the circumstances, 
including but not limited to the following factors: 
 

1. The extent to which review of the development in its totality is logical and reasonable due to 
the degree to which the proposed phases are well-integrated, both as to their use and 
development scheme, and as to common infrastructure and other improvements, by 
contrast with a series of superficially-related projects which could just as effectively be 
reviewed individually; 

 
2.  The degree to which the integration of the phases, as described above, would make private 

investment in such improvements unlikely without the predictability of a phased approval. 
 
3. The extent to which phasing will benefit the City by mitigating and making more predictable 

the impacts of the complete development upon community facilities, services, utilities and 
other City goals as set forth in the Master Plan. 

 
4. The extent to which the proposed phasing schedule represents a realistic timeline for active 

and substantial development progressing at a steady pace, in light of the type and 
complexity of the project as a whole, rather than an attempt to maintain "vesting" during 
significant periods of non-development. 

 
5. The total length of time proposed, and the degree of unpredictability or Board uncertainty 

involved, with respect to whether a later phase or phases will continue to meet current 
regulations at the time of construction, and in light of potential changed conditions which 
might occur in the meantime within the neighborhood or the City as a whole.” 

 
 

Waiver Requests 
 

Pursuant to Section 7.1 (“Waiver of Regulations”), the applicant has requested waivers from certain 
provisions of Article V (“Submission Requirements”) and Article VI (“Design and Construction 
Requirements”) of the Site Plan Review Regulations as set forth in the attached Application for Waivers 
and as listed below (in the order they appear on the Application for Waivers):  
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• Section 5.1.E.5 – requiring a current survey certified by a land surveyor licensed in New 
Hampshire  

 
• Section 5.1.E.13 – requiring a lighting plan  

 

• Section 5.1.E.16 – requiring a landscaping plan  
 

• Partial Waiver of Article V submission requirements and Article VI design requirements – 
The applicant is only proposing to redevelop a portion of the property. However, the Site Plan 
Review Regulations apply to the entire lot and not just the portion of the property that the applicant 
proposes to redevelop. Therefore, the applicant is requesting a general waiver from having to 
comply with any of the Article V submission requirements and Article VI design requirements 
outside of the specific area of the lot proposed to be redeveloped.  

 
Pursuant to Section 7.1 of the Site Plan Review Regulations, the Board may grant a waiver of any part 
of the Regulations if it finds, by majority vote, that either: 
 

A. Strict conformity would pose an unnecessary hardship to the Applicant and waiver would 
not be contrary to the spirit and intent of the regulations; or 

 
B.  Specific circumstances relative to the site plan, or conditions of the land in such site plan, 

indicate that the waiver will properly carry out the spirit and intent of the regulations. 
 
The applicant’s basis for each waiver request is described in the attached Application for Waivers. Note 
that the granting of a waiver from a design requirement does not relieve an applicant from making the 
improvements that are depicted on the approved site plan, even if the depicted improvement would have 
been covered by the waiver had it not been included on the approved site plan. 
 
Staff has identified additional requirement of the Site Plan Review Regulations from which a waiver is 
required, and has asked the applicant to provide a written request accordingly:  
 

• Section 6.2.D – requiring a 10 ft.-wide landscaping area around buildings to be planted with trees 
and shrubs.   

 
SECTION 5 –SUBMISSION REQUIREMENTS 
 
5.1 (Drawings and Other Submittals): The applicant has provided the attached materials in accordance 
with the submission requirements of Section 5.1 of the Site Plan Review Regulations. Please see the 
attached letter from Engineering Ventures, PC dated May 9, 2022 for a discussion of the project, and the 
Application for Waivers for an explanation of the requested waivers.  
 
SECTION 6 – DESIGN AND CONSTRUCTION REQUIREMENTS 
 
6.2 (Landscaping Standards): The applicant has requested a waiver from the requirement to submit a 
landscaping plan. It is staff’s view that a waiver is also required from Section 6.2.D which requires a 
landscaped area to be planted with trees and shrubs around the Phase 1 addition, where none is 
proposed.  
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6.3 (Utilities & Fire Protection): Access to utilities will be obtained by connecting to the existing utility 
infrastructure located within the DHMC campus. Capacity at the Hanover wastewater plant for the any 
additional sewer flow will need to be confirmed by the Town of Hanover. 
 
6.4 (Fees and Assessments in Effect at time of Connection): New construction will be subject to the City’s 
Impact Fee Ordinance and fee schedule adopted by the Board on October 13, 2021. 
 

6.5 (Coordination of Roads, Parking, Loading, Recreation, and Safety): The project will result in a net 
loss of 9 parking spaces; however, the hospital’s parking will still exceed the minimum required per 
Section 607 of the Zoning Ordinance.  

 

6.6 (Stormwater Management): The proposed addition will remove a small area of existing pervious 
resulting in a minimal 0.05% increase of overall impervious coverage. The applicant has submitted 
drainage calculations and proposes to enlarge and regrade the existing catch basin to the northwest of 
the building in order to accommodate the additional anticipated runoff.  
 
6.7 (Lighting): The applicant is proposing to remount several of the existing light poles and to install 
bollards along the stairwell to be reconstructed along the western side of the building as part of Phase 2. 
As noted above, the applicant has requested a waiver from having to submit a lighting plan as required 
by Section 5.1.E.13.  

 
6.8 (Off-Site Improvements): The applicant does not propose any off-site improvements.  

 
6.9 (Premature and Scattered Development): This section provides that the Planning Board “may 
disapprove a site plan application that proposes development that is scattered or premature, so as to 
involve danger or injury to health, safety, or prosperity of the community. For purposes of this section, a 
development shall be considered scattered or premature if it will cause, or poses an undue risk of causing, 
a substantial or appreciable adverse impact upon any of the factors or parameters set forth in the General 
or Specific Purposes of Site Plan Review, as outlined in Sections 1.4 and 1.5 of these Regulations.” Staff 
does not recommend a finding that the development is scattered and premature as such a finding would 
appear to be without basis.  
 
6.10 (Additional Regulations for the Lebanon Downtown District): Not applicable.   
 

II. ZONING ORDINANCE:  
 
The proposed use of the site complies with the zoning regulations of the Medical Center (MC) District. 
 
CITY ASSESSOR 

No comment at this time. 

 

BUILDING INSPECTOR 
No comment at this time. 

 

ENGINEERING/PUBLIC WORKS 
No comment at this time.  
 
FIRE DEPARTMENT   

Planning staff has provided the plans to the Fire Department and is awaiting written comment. 
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POLICE DEPARTMENT 

No comment at this time.   

 

STAFF RECOMMENDATIONS 

 
If the Planning Board moves to approve this request, then based on the information reviewed by City 
staff, the Planning and Development Department recommends that the Planning Board approve the 
application with the conditions noted below.  
 
Conditions to be Satisfied Prior to Application for a Building Permit  
 

1. The applicant shall make the following revisions to the plan set to the satisfaction of the Planning 
and Development Department:  

a) Revise the phasing plan so that the times to obtain building permits are consistent with 
projected completion dates;  

b) On the cover sheet zoning chart:  
i. Clarify existing required parking; and 
ii. Clarify discrepancy between gross building area identified on prior DHMC site 

plan (PB2020-34-SPR) and update parking calculations, if needed; and  
c) Amend the cover sheet to provide original date of submission and description of plan 

revisions (5.1.E.4.d). 
 

The applicant shall provide the Planning and Development Department with one (1) full size copy 
of the revised plan set, and a digital copy of the revised plan set saved in a PDF-A format for 
archival purposes. 

 
2. The applicant shall schedule and hold a pre-building permit application meeting with the Planning 

and Development Department, City Building Inspectors, City Engineer/Department of Public 
Works, and Fire Department, in order to help streamline the building permit review process and 
to review applicable code requirements. 
 

3. The applicant shall obtain approval from the City Council or the City Manager’s office for any 
additional water and/or sewer flows in accordance with the applicable Chapter 136 and 182 of the 
City Code. 

 
4. All engineering review fees shall be paid in full as required by Section 4.7.E.1 of the Site Plan 

Review Regulations.  
 
Conditions to be Satisfied Prior to the Issuance of a Building Permit 

 
5. The development shall be subject to City of Lebanon Impact Fees, pursuant to Section 213 of the 

Zoning Ordinance. The Impact Fee shall be calculated at the time of Building Permit issuance 
based on the Impact Fee Schedule adopted on October 12, 2021. In accordance with RSA 
674:39, the approved site plan shall be exempt from any future changes in impact fees and 
methodology for five years from the date of approval; however, any building permits which are 
issued after the end of that five-year period shall be fully subject to whatever impact fees and 
methodology are in effect at the time of building permit issuance. 
 

6. All water and sewer fees shall be paid as set forth in City Code Chapter 68. 
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7. Prior to the start of any construction activities on the property, the applicant shall obtain or update 
(if appropriate) any required State approvals. 
 

Conditions to be Satisfied Prior to the Issuance of a Certificate of Occupancy 
 

8. The impact fee calculated pursuant to Condition of Approval #5 shall be paid.  

 
9. All improvements depicted on the plan shall be completed, and shall be constructed as depicted 

on the approved plan, including any modifications to the plan as may be approved by the Planning 
Board in accordance with the Site Plan Review Regulations.  

 
General Conditions 

 
10. The applicant’s engineer shall review construction of the site changes (layout, grading, and 

temporary erosion control), water systems, and drainage reconfigurations. 
 

11. The Site Plan for the Outpatient Surgery Center approved by the Planning Board on September 
8, 2008 (PB2008-17) and all conditions thereto shall remain in force and in effect, except as such 
plan and conditions may be modified by this approval.   
 

12. Pursuant to Section 4.9 of the Site Plan Review Regulation, the project may be constructed in 
phases per the phasing plan, attached hereto as Exhibit A. 

 
13. Edge-of-disturbance fencing shall be installed and maintained before and during any site work, to be 

verified by the City Engineer or City’s third-party inspector on site.  
 

14. The property owner is responsible for the maintenance and operation of the stormwater management 
system in accordance with the O&M plan, and such responsibility shall run with the land. (Section 
6.6.H.2.b of the Site Plan Review Regulations).  

 
Attachments 
 
cc: Mary Hitchcock Memorial Hospital c/o David Stiger (via e-mail) 
 Engineering Ventures, PC c/o Nicholas Fiore (via e-mail)  
 File  
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208 Flynn Avenue, Suite 2A, Burlington, VT 05401    Tel:  802-863-6225   

85 Mechanic Street, Suite E2-3, Lebanon, NH 03766    Tel:  603-442-9333   

414 Union Street, Schenectady, NY 12305    Tel:  518-630-9614 

May 23, 2022 

Chair Garland and the Lebanon Planning Board  

via City of Lebanon Planning and Development Department 

51 N. Park Street 

Lebanon, NH 03766 

RE: Site Plan Review Application 

 Dartmouth-Hitchcock Medical Center OSC Renovation 

 33 Medical Center Drive, Tax Map 10 Lot 8  

Dear Chair Garland and the Lebanon Planning Board, 

On behalf of Dartmouth-Hitchcock Medical Center (DHMC), Engineering Ventures is pleased to 

submit the enclosed Site Plan Review application and associated documents and plans for the 

renovation and expansion of DHMC’s Outpatient Surgery Center (OSC).  The project is located 

within the DHMC campus at 33 Medical Center Drive, Tax Map 10 Lot 8. 

Project Summary 

The project will be executed in three phases:  

Phase 1A –  Renovations and retrofits of existing interior spaces with no exterior work. 

Phase 1B –  A 2-story addition off the northeast corner of the existing building with a 

footprint of approximately 69’ by 47.5”.  The first floor will be finished as an 

expansion of the OSC.  The current program has the basement unfinished, or 

possibly used as storage.  Site work for Phase 1B will include to stormwater 

modifications and relocating some wired utilities.  

Phase 2 –  An addition off the west side of the existing building with an approximate 

footprint of 138.3’ by 40.6’.  The first floor will include the entire footprint and 

the finished basement will be approximately three-quarters of the footprint.  Site 

work for Phase 2 will include reconfigurations of site walks and stairs, relocation 

of parking spaces, alteration to parking lot islands, modifications to the building 

water service, and modifications to stormwater conveyance and treatment 

features.  

It is important to note that these renovations and expansions will not increase the capacity of 

the OSC.  The work will not add any new operation rooms, recovery beds, or result in new 

employees.  Currently the OSC is operating at a capacity below that which it was originally 
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designed and permitted.  Spaces that were intended to be surgical rooms are being used as 

storage instead.  As demand for services grow and technology advances, the OSC is in need of 

more space just to operate at its originally intended capacity. 

Site Improvements 

Site renovations associated with the project will be limited to those required to accommodate 

the additions.  Phase 1B will include minor grading changes, relocating some utility lines, and 

adding an emergency egress path.  Phase 1B will also include reconfiguring onsite stormwater 

treatment features as described below to accommodate both Phase 1B and Phase 2.  Site work 

for Phase 2 is generally limited to walkway and parking lot reconfigurations, with associated 

relocations of miscellaneous site features.  The work will result in a reduction of 9 parking 

spaces, with no reduction in the number of ADA spaces.  DHMC will still maintain a surplus of 

required parking based on the City’s requirement that the medical center provide a minimum 

of 1 parking space per 425 square feet. 

Stormwater Management 

Existing drainage improvements on the site were constructed around 2008 with the new OSC 

building. At that time a NHDES Alteration of Terrain (AoT) permit was obtained and designs 

included three bioretention filters, a constructed wetland micropool, and a grass treatment 

swale. The original AoT permit was reviewed for this project to determine if any remaining 

treatment capacity was built into the system.   

Roof runoff from the additions will be routed to the stormwater wetland micropool for 

treatment in the modified drainage design. Based on our analysis of the current system, the 

micropool has a designed volume of 7,600 cubic feet.  The proposed additions and other 

existing improvements require a water quality volume of 4,274 cubic feet to be treated within 

the micropool, therefore the micropool has adequate capacity to treat the additional 

impervious area. It was also determined that parking lot improvements result in a net reduction 

in overall area and in percentage of impervious surfaces treated in bioretention filters #3. This 

is depicted on the enclosed figure D1.  Therefore, no additional treatment or flow control is 

warranted in these areas. 

Flow control should be considered for the existing constructed wetland to attenuate flows from 

larger storm events (up to the 100-year event as required in the City of Lebanon site plan 

regulations, section 6.6).  We have determined that this can be accomplished by plugging the 

existing 4” orifice in outlet structure 5A and installing a new 3” diameter orifice at elevation 

765.5.  The existing pond should also be expanded so that the top of the pond is at or just 

above 768.0, as shown on D1.  The overflow weir elevation should be set at 767.5.  Stormwater 

detention will than occur between contour 765.5 and 767.5 which should be approximately 

25,200 cubic feet. 
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Stormwater analysis for the was conducted using HydroCAD Version 10.0 to compare the pre- 

and post-construction conditions for the 2-year, 10-year, 50-year and 100-year 24-hour storms.  

This program uses the TR-20 stormwater calculation method.  The results of the stormwater 

analysis are shown in Table 1 on the nest page.  The point-of-interest (POI-1) for this analysis is 

the discharge point of the micropool. 

Table 1 - Stormwater Analysis Results: 

Northwest Wetlands 
2-yr Storm 10-yr Storm 50-yr Storm 100-yr Storm 

cfs cf cfs cf cfs cf cfs cf 

Pre-Development (POI-1) 0.24 6,115 0.50 18,828 4.63 32,909 6.60 41,222 

Post-Development (POI-1) 0.17 10,842 0.38 18,817 0.95 33,276 1.16 41,962 

Delta -0.07 4,727 -0.12 -11 -3.68 367 -5.44 740 

 

Soil Erosion and Sedimentation Control 

Standard erosion and sedimentation control measures will be implemented during construction 

of the project.  Inlet protections will be installed at basin inlets.  Straw waddles will be installed 

along downhill edges of the site work and where otherwise indicated on the plans. Stone 

construction entrances will be implemented to prevent vehicles from transporting dirt and soil 

off the site.  Once final grades are established, landscaping will be installed for the project area.  

This project will require an Alteration of Terrain permit from NHDES and will be required to 

adhere to NHDES’s standards and regulations during construction activities.   

Utilities and Fire Protection 

The additions will cause for the relocation of on-site utilities including electric, communications, 

stormwater, and water service.   Fire protection and domestic water will be provided to the 

additions by expansions of existing internal lines.  Likewise, sewer lines for the additions will be 

routed internally.  No new services will be added to the building. 

Landscaping  

Landscaping will be limited to replanting in-kind shrubs along the western side of Phase 2 and 

reestablishing grasses in the areas disturbed by the site work. 

Snow Removal 

Post expansion snow removal will occur in the same manner in which is currently occurs. 
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Construction Schedule 

The intent is to complete Phase 1A during Summer 2022, begin construction on Phase 1B in Fall 

2022, and begin construction of Phase 2 in Spring 2023 or soon after Phase 1B is complete.  The 

Phasing Plan in the plan set provides additions details on the project phasing and schedule. 

This application does include several waiver requests which you will find on the enclosed 

Application for Waivers.   

On behalf of DHMC and the rest of the project team, thank you for your time and consideration 

with regards to this project and we look forward to reviewing this project with the Planning 

Board on June 13.. 

Sincerely, 

ENGINEERING VENTURES, PC 

 

 
Nicholas A. Fiore, PE 

Principal/Project Manager 

 

ENC:  Application for Site Plan Review 

 Certified Notification List 

 Site Plan Review Technical Checklist 

 Application for Waivers 

 Fee Schedule 

 Sheet D1 – Drainage Exhibit 

 OSC Revision Plan Set 

CC: David Stiger, DHMC 

 Ahmed Mahious, E4H 
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City of Lebanon, New Hampshire 

APPLICATION FOR WAIVERS 

 

 

PROJECT INFORMATION 

Name of Applicant: _____________________________________________________________  

Project Name:__________________________________________________________________ 

Project Address:________________________________________________________________ 

 

WAIVER REGULATIONS  

In order to grant a Waiver from a requirement of the City of Lebanon Site Plan Review or 
Subdivision Regulations, the Planning Board must find that the Waiver is justified under one 
of the following criteria (See Article VII of the Site Plan Review Regulations and Section 7.15 of the 

Subdivision Regulations):  
 

Criteria A.  Strict conformity would pose an unnecessary hardship to the Applicant and 
waiver would not be contrary to the spirit and intent of the regulations;  

OR  

Criteria B. Specific circumstances relative to the site plan, or conditions of the land in  
such site plan, indicate that the waiver will properly carry out the spirit and 
intent of the regulations. 

 

WAIVER REQUEST(S) 

I (we) hereby request a Waiver from:  
[You can respond in the space provided, or attach a separate statement.  Please be prepared to address each 
request during your public hearing.  You must show that you have justified granting the Waiver(s).] 
 
1. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 

Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

2. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

 

Office Use Only          Date Received: __________________       File No.: __________________ 

                                                                                                            A topographic survey of the project
site was conducted for this project, but the site is such a small portion of the entire property that it
would have been impractical to survey the whole property.   A current boundary survey is on file with
the City.  The project will have no effect of any rights-of-way or easements on the property.

Dartmouth-Hitchcock Medical Center
DHMC OSC Renovation
33 Medical Center Drive, Lebanon, NH 03756

5.1.E(5)

5.1.E(13)

                                                                                                            This project is not proposing any
new parking lot lights, just the relocation of existing.  Additionally, 3 bollard lights will be replaced with
DHMC's current standard.  These alterations will not have a perceivable effect on the lighting levels.
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3. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 

Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

4. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

5. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

6. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

7. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

8. Section ___ of the (circle one) Site Plan Review / Subdivision Regulations.  A Waiver of this 
Section meets (circle one) Criteria A / Criteria B because ___________________________ 

 ___________________________________________________________________________ 

___________________________________________________________________________ 

 ___________________________________________________________________________ 

SIGNATURE 

I (we) hereby submit this application to the Planning Board and attest that to the best of my 
(our) knowledge all of the information on this application form and in the accompanying 
application materials and documentation is true and accurate.  As the applicant or as the 
agent of the applicant, I attest that I am duly authorized to act in this capacity.  
  
Signature of Applicant: __________________________________ Date: ___________________  
 
S:\PLN\FORMS - APPLICATION\Planning Board Applications\WAIVER\Waiver Application.docx 

5.1.E(16)

                                                                                                            No new landscaping is proposed
for this project other than replacing some shrubs in kind.  The project site is bounded on all sides by
buildings, parking, driveways, and walkways so there is nowhere to put landscaping.

05/23/2022

All

This project is limited to a relatively small portion of a large property.  The Applicant request a general
waiver from having to satisfy the Site Plan Review Regulations outside the portion of the property that
is proposed to be redeveloped.

6.2.D
                                                                                                            A landscape strip of 9.3' wide is
proposed for the west side of the Phase 2 addition.  Providing the required 10' landscape strip would
shift the parking just enough to the west to impact the parking and cause additional parking loss.
At least 10' of grass will remain around Phase 1B, except for the egress walkway.  Planting treesor shrubs 
in this area will set them directly over utility lines, which is generally considered bad practice.
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Ordering

Models
LED SL 33W, 50W, 66W, 80W
Weight: 13.3 lbs (6,0 kg)
EPA: 0.8 sq. ft.

LED SL 100W, 125W, 160W
Weight: 18.5 lbs (8,4 kg)
EPA: 1.25 sq. ft.

LED SL 170W, 200W, 250W
Weight: 23.7 lbs (10,8 kg)
EPA: 1.6 sq. ft.

18,2 in.
 (462 mm)

27,1 in. 
(688 mm)

36,6in. 
( 930 mm)

17,01 in. 
(432 mm)

7,1 in. 
(180 mm)

Light Distribution LED SL-100W -Mounting Height 25’ (7,62m) - Footcandles 

The Elumen SL Streetlights are adjustable. Six beam widths are used
to precisely adjust light distribution. 

243852

Elumen reserves the right to change specifications evolution • efficiency • energy • economy • environment

Mechanical
Tenon

Lens
Casing
Seal
Operating Temperature
Audible noise
CRI, CCT
Vibrations
  

  

Voltage

Power Factor
Transients
EMI/ESD/Immunity

Regulatory Agency
Canada US  

RoHS
 

Electrical

1.5” to 2 3/8”  dia. (38mm to 59mm)
  5 degrees adjustment
Acr ylic
Aluminium powder coated
IP 66 
-45 °C to 85 °C
0 db
70, 5000°K 
ANSI C136.31-2001 for bridges

 85 to 300 Vac, 50 to 60 Hz 

0.96 to 0.99

EN 61000-4-5.  

EN 61000-4-2.

CSA C22.2 No. 250.0-08, UL1598 for wet areas

Yes

347 Vac, 480Vac 50 to 60 Hz 

17,01 in. 
(432 mm)

Widest Beam - Wings at 22.5 deg. Middle Beam - Wings at 13.5 deg. Narrow Beam - Wings at 0 deg.
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* Consumption reduces 2% for every 10˚C of temperature decrease.
  Power will gradually increase up to 10% to compensate for LED aging.

 33W     50W     66W     80W     100W     125W    160W    170W    200W    250W  

Delivered Lumens
(0 degrees adjustment) 

 

3 800     5 700     6 800     7 586     10 200     11 900     15 100     16 830    18 925     22 416

Initial Consumption at 
25°C *

 35W    55W     68W     80W     105W    130W    165W    170W    205W    250W 

Life – Zero
Lumen Depreciation

21 years

33W=33
50W=50
66W=66
80W=80
100W=100
125W=125
160W=160
200W=200
250W=250
 

C -  White
       5,000 K
       CRI>70

3 - Type
II or III

N = None
R = Yes 

6= 22.5 ° -  7.5X MH
5= 18.0° -  7 X MH
4= 13.5° -  6 X MH
3= 9.0° -  5 X MH
2= 4.5° -  4.5 X MH
1= 0.0° -  4 X MH

 

Luminaire      Serie        Color         Power       Color LED   Distribution     Mounting          Wing Angle      Led Driver       Option            

LED-SL       SE              G             100                 C                  3                   TM              N                1                    A                    M      
TM - Horizontal T enon 
         DM - Dir ect Mount  
         Square pole
DR - Dir ect Mount 
        Round Pole

WM - WallMount
KM - Knuc kle Mount

G= Gr ey
B= Bronze
K= Black

        

SE=Elumen
Streetlight

Technical Data

      

LB - Low  Bay
PM - Pendant Mount
CM - Cable Mount

WE=Elumen
         WalLED

A= 100W 85-300 Vac
       200W 176-300 Vac
B= 200 Vac - 380 Vac

M= With Midnight Dimming
          50% from 11h30pm 
          to 5h30am
S= With Motion Sensor
         Input (50% Dimming when 
         no motion)
L= With Linear Dimming Input
        (30% to 100% intensity)
N= No option

5

Photocell 
Receptacle
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Project:

Location:

Product Type:

Contact/Phone:

Model #:

Energy Controls

ELC4536

ELC4536
Standard Grade
Electronic Photo Control  
Locking-Type Mounting 

Typical Applications
• Dusk-to-dawn roadway, area and parking lot lighting 
• Floodlights and security lighting
• Ideal for LED fixtures totaling 550 W @ 277 VAC
• Non-drifting silicon light sensor IR filtered for human eye response  
• �Power up ON test delay of 45 – 60 seconds, helps  

troubleshoot installation
• Exceeds 3650 ON/OFF operations @ full load 
• All components meet 10-year life requirements

Regulatory Listings
• ANSI C136.10-2010 Compliant
• UL certified to both U.S. (UL773) & Canadian (TIL A15) safety standards
• RoHS compliant

Operating Specifications
• Voltage: 105-305 VAC, 50/60Hz
• Dielectric strength: 2500 VAC
• Operating ambient temperature range: -40°F to 158°F (-40°C to 70°C) 
• Instant turn ON light level: 1.5 fc +/- 0.2 fc
• OFF light level: 2.25
• Turn OFF to ON ratio 1.5:1 with 2-5 second delay
• Fail mode: ON
• Power consumption <.5 W @ 277 VAC
• 510 Joule MOV surge protection component

Warranty
• Limited 6-year manufacturer’s warranty

Compatible with

ELC4536

Electronic Photo Controls

3.18"

2.204"

Model Number Max VAC
Tungsten 
(Watts)

Ballast (VA)
Electronic Ballast 
(LED)

Turn ON Foot 
Candles (fc)

Turn OFF to ON 
Ratio

Fail  Mode

ELC4536 105-305 1000 1800 2 Amps 1.5 +/- 0.2 fc
1.5:1 with 
2-5 second delay
(2.25 fc OFF)

ON

HI DInduction

6
Limited Warranty

Year
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www.intermatic.comEnergy Controls

ELC4536
Specification
The locking-type photo control shall be an electronic control based on a solid-state photo sensor and relay switch  
circuit. Switch operation shall have a rating of 1000 Watts tungsten and 1800 Watts ballast at 105-305 VAC.  For high  
in-rush LED type fixtures, the photo control switch operation shall have a 2 Amp Electronic Ballast rating at 105-305 
VAC. The photo control should fail in ON state. The photo control operating voltage shall be clearly identified on the  
control housing by color code and unit label. The photo control shall be equipped with a 2-5 second delay action  
eliminating activation by light flashes. The photo control shall be equipped with standard 3-prong twist and locking-type 
plug connection. The plug connection terminals shall be solid brass. The photo control shall consist of industrial grade 
electronic components, 510 Joule MOV, solid state light sensor, and silver alloy relay contacts. The photo control shall 
be 100% factory tested and function within specified light levels. The photo control shall be agency certified and tested 
accordingly. The photo control shall meet agency standards for locking-type devices and all other requirements of  
ANSI C136.10-2010. The photo control shall operate over a temperature range of -40°F to 158°F (-40°C to 70°C). The 
photo control should have a manufactures limited warranty of 6 years minimum. The photo control shall be the electronic  
dusk-to-dawn type, Intermatic model ELC4536.

300KP10044

Limited Product Warranty

(1) What is Covered By This Limited Warranty
Intermatic Incorporated (“Intermatic”) warrants Intermatic’s ELC4536 Twistlock Photocontrol (“Product”) to be free from defects in material or workman-
ship for a period of six (6) years from date of purchase . This warranty is extended to the owner of the light fixture on which the photocontrol is installed 
only and it is not transferable (“purchaser”). If the purchaser discovers a defect in material or workmanship, the purchaser must promptly submit a 
warranty claim. Upon a determination by Intermatic that the Product is defective, Intermatic, shall correct any defect in material or workmanship by 
replacing the Defective Product. Any repair to Product, including both parts and labor, shall be at Intermatic’s expense. The foregoing remedy is the 
purchaser’s exclusive remedy for a breach of warranty. The product must be installed in the appropriate application in complete accordance with the 
installation instructions. The Product must not be opened, modified, exposed to extreme heat or cold, submerged or subjected to abnormal use or ser-
vice. Product failures due to damage by accident, dropping, or abuse in handling, acts of God, or any negligent use, are not covered by this warranty. 
Intermatic shall determine, in its sole discretion, whether any Product returned by a purchaser has been used in accordance with its instructions, is an 
appropriate model for the purchaser’s use thereof, and whether the Product is defective.
 
(2) Disclaimer of Warranty
THE FOREGOING WARRANTIES ARE IN LIEU OF ALL OTHER EXPRESSED WARRANTIES. TO THE EXTENT ALLOWED BY LAW, ANY IMPLIED WAR-
RANTIES OF MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE ARE LIMITED IN DURATION OF THIS LIMITED WARRANTY.

(3) Limitation of Remedies
IN NO CASE SHALL INTERMATIC BE LIABLE FOR ANY SPECIAL, INCIDENTAL, OR CONSEQUENTIAL DAMAGES BASED UPON BREACH OF WAR-
RANTY, BREACH OF CONTRACT, NEGLIGENCE, STRICT TORT, OR ANY OTHER LEGAL THEORY. SUCH EXCLUDED DAMAGES INCLUDE, BUT ARE 
NOT LIMITED TO, DAMAGE TO SOFTWARE, LOSS OF DATA, LOSS OF PROFITS, LOSS OF SAVINGS OR REVENUE, LOSS OF USE OF THE PROD-
UCT OR ANY ASSOCIATED EQUIPMENT, COST OF CAPITAL, COST OF ANY SUBSTITUTE EQUIPMENT, FACILITIES OR SERVICES, DOWNTIME, 
THE CLAIMS OF THIRD PARTIES INCLUDING CUSTOMERS, DAMAGE TO PROPERTY AND PERSONAL INJURY. SOME STATES DO NOT ALLOW 
LIMITS ON WARRANTIES OR ON REMEDIES FOR BREACH IN CERTAIN TRANSACTIONS, IN SUCH STATES, THE LIMITS IN THIS PARAGRAPH AND 
IN PARAGRAPH (2) MAY NOT APPLY.

(4) Time Limit for Bringing Suit
No action arising out of any claimed breach of warranty may be brought more than one year after the cause of action has occurred.

(5) No Other Warranties
Unless modified in writing signed by both parties, this agreement is understood to be the complete and exclusive agreement between the parties, 
superseding all prior agreements, oral or written, and all other communications between the parties relating to the subject matter of this agreement. No 
employee of Intermatic or any other party is authorized to make any warranty in addition to those made in this agreement. This warranty is made by: 
Intermatic Incorporated/After Sales Service, 7777 Winn Rd., Spring Grove, IL. 60081-9698/815-675-7000   http://www.intermatic.com

(6) Claim Procedure
The warranty service is available by either (a) returning the product to the dealer from whom the unit was purchased, or (b) mailing the product, along 
with proof of purchase, postage prepaid,to the authorized service center listed below. 
.
Address all communications and products returns to:
Intermatic Warranty Coordinator
7777 Winn Road
Spring Grove, Illinois 60081-9698
Fax: 815-675-7055
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660 West Avenue O, Palmdale, CA 93551
Phone (661) 233-2000  Fax (661) 233-2001
www.usaltg.com

U.S. Architectural L ight ing

B R A 8

S O L I D  S T A T E  B O L L A R D S
PROJECT NAME:

FIXTURE TYPE:

BRA8 SER IES - LED

2013246

S P E C I F I C A T I O N S

BOLLARD
Durable corrosion resistant extruded and cast aluminum 
construction. ¼" wall thickness. 

LED POWER ARRAYTM

Three-dimensional array consisting of 6 individual LED tubes 
fastened to a retaining plate equally spaced to provide 360° 
of even illumination output. Each LED tube consists of a 
circuit board populated with a multiple of LED’s which is 
fastened to a radial aluminum heat sink. A white 
polycarbonate lens and end caps protect each LED tube’s 
internal components and provides diffusion to prevent 
shadowing and striations.

INTERNAL LOUVER (IL) - A specular louver stack conceals the 
inner LED Power Array Module and provides uplight and glare 
control through the external clear polycarbonate lens.

CAST LOUVER (CL) -  External cast aluminum louver stack 
protects the internal LED Power Array Module and provides 
uplight and glare control.  An internal clear polycarbonate 
lens is integrated with the LED Power Array Module.

OPAL LENS (WP) -  Exterior white polycarbonate lens protects 
the internal LED Power Array Module and provides a uniform 
white glow.

RADIAL LED MODULE
LED’S are mounted to a circular heatsink in a radial array.  
The radial LED module is concealed in the cap of the bollard.  
LED’s are not directly visible from angles above 90°.  
  
PARABOLIC REFLECTOR (TR) - A specular Parabolic Reflector 
reflects a portion of the distribution from the radial LED 
module and provides a uniform wide angle throw through 
the outer clear polycarbonate lens.

LED EMITTERS
High Output LED’s are driven at 350mA for nominal 1 Watt 
output each. 70CRI Minimum. LED’s are available in standard 
Neutral White (4000K), or optional Cool White (5000K) or 
Warm White (3000K).  Consult Factory for other LED options.   

LED DRIVER
UL and CUL recognized Constant Current LED drivers operate 
on input voltages from 120-277VAC, 50/60hz. Consult Factory 
for (347-480VAC).  Driver is mechanically fastened to a 
retaining bracket. Driver has a minimum 4KV of internal surge 
protection, 10KV & 20KV Surge Protector optional. Dimmable 
and High-Low Driver options available.

FINISH
Polyester powder coat incorporates four step iron 
phosphate process to pretreat  metal surface for 
maximum adhesion. Top coat is baked at 400°F for 
maximum hardness and exterior durability.

PATENT PENDINGSHOWN WITH -TR OPTICS 

8"
203mm

6" DIA.
152mm
(BOLT CIRCLE) 

8"
203mm

42"
1067mm
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# of LEDs COLOR

36LED
(42 Watts)

24LED
(28 Watts)

18LED
(21 Watts)

NW (4000K)
 Standard

CW (5000K)

WW (3000K)

S P E C I F I C A T I O N S

BRA8 SER IES - LED

30"

36"

BRA8-LED

INTERNAL HOUSE SIDE SHIELD. . . . HS
                 

660 West Avenue O, Palmdale, CA 93551
Phone (661) 233-2000  Fax (661) 233-2001
www.usaltg.com

U.S. Architectural L ight ing

FINISHBOLLARD OPTIONS

O R D E R I N G  I N F O R M A T I O N
BOLLARD FINISH OPTIONS

DARK BRONZE
RAL-8019-T

GREEN
RAL-6005-T

WHITE
RAL-9003-T

GREY
RAL-7004-T

BLACK
RAL-9005-T

STANDARD
TEXTURED FINISH

FOR SMOOTH FINISH 
REMOVE SUFFIX “T”
(EXAMPLE: RAL-9500)

SEE USALTG.COM FOR 
ADDITIONAL COLORS

OPTICS

OPTICS LED MOUNTING

# of LED’s       COLOR          VOLTAGE MOUNTING

GROUND
INSTALLATION . . . .
(STANDARD)

WALL MOUNT
WM . . . . . . . . . . . . . 

DUPLEX RECEPTACLE . . . . . . . . . . DUP

GROUND FAULT
RECEPTACLE . . . . . . . . . . . . . . . . . GFI

OPTIONAL HEIGHTS:

HIGH-LOW DIMMING FOR
HARDWIRED SWITCHING OR
NONINTEGRATED MOTION
SENSOR . . . . . . . . . . . . . . . . . . . HLSW 

  

DIMMABLE DRIVER
(0-10V PROVIDED) . . . . . . . . . . . . DIM

  

RADIAL LED MODULE

VERTICAL POWER ARRAY

*-WP OPTICS USE OPAL
 POLYCARBONATE LENS

INTERNAL LOUVER
. . . . . . . . . . . . . . IL  

PARABOLIC 
REFLECTOR . . . . . TR  

CAST LOUVER
. . . . . . . . . . . . . .CL  

OPAL
POLYCARBONATE
. . . . . . . . . . . . . .WP*  

OTHER LED COLORS
AVAILABLE

CONSULT FACTORY

VOLTAGE

120
208
240
277
347
480

10KV SURGE 
PROTECTOR. . . . . . . . . . . . . . . . . 10SP

20KV SURGE PROTECTOR
(277V & 480V Only) . . . . . . . . . . . . . 20SP

Watts are Max
Input Watts

Watts are Max
Input Watts

RADIAL LED Module
Available in:
18 LED Module

IL

CL

WA

INTERNAL 
LOUVER 

SUPPLIED WITH 
CLEAR 

POLYCARBONATE 
LENS

CAST LOUVER

OPAL 
POLYCARBONATE

TRPARABOLIC
REFLECTOR

OPTICSINSTALLATION

VPA - Vertical Array
Available in:
36 LED Max.

8"
(203mm)

42"
(1067mm)

 

WIRING AND 
FOOTING BY 

OTHERS

2"(51mm)

MINIMUM
ANCHOR BOLT 
PROJECTION

*When mounting in soil, anchor bolt fasteners and 
other hardware must be protected from soil by grouting.

6" DIA.BOLT CIRCLE

8"
BASE PLATE DIA.

ANCHOR BOLT(4) 3/8" X 10"

(SEE NOTE)*
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Agenda 
Planning Board 
June 13, 2022 
 
 
Agenda Item #4A 
Other Business 
  
 
 

 
 

 
 

 

Johnsbury Automobile Group 
(applicant) and  

ORQT, LLC 
(property owner),  
425 Miracle Mile  

(Tax Map 103, Lot 15),  
zoned GC 

PB2021-19-SPR 
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51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

TEL: 603-448-1457 FAX: 603-442-6141  WWW.LEBANONNH.GOV 

 

 

 CITY OF LEBANON ~ PLANNING & DEVELOPMENT 

 

 

MEMORANDUM 

 
 
TO:  Planning Board   
 
FROM: Planning and Development Department Staff  
 
RE:  Building Addition at 425 Miracle Mile (Tax Map 103, Lot 15) 
  Minor Alteration to Approved Site Plan (PB2021-19-SPR)  
 
DATE:  June 7, 2022 
 
 
This memorandum serves to inform the Planning Board of minor changes to the site plan for the building 
additions at 425 Miracle Mile (Tax Map 103, Lot 15), originally approved by the Board on August 9, 2021 
(PB2021-19-SPR).  The changes are shown on the attached 2-sheet plan set and include the following, as 
described by Adam Morse, P.E. of Engineering Ventures in an e-mail to staff sent May 19, 2022:   

• “Propane tank had to be moved out into the parking lot by about 10 ft. due to the proximity to the 
Liberty Utilities Power Easement resulting in removal of three service spaces. 

• The electrical transformer moved south and an additional power pole was needed. 

• Waste oil tank now inside the building. 

• Removed two ADA spaces in front of the building.  

• Vestibule at front of building now shown, grades adjusted accordingly. 

• Dumpster enclosure was widened by 10 ft. so another service parking space was lost with that 
adjustment.” 

 
In accordance with Section 9.2 of the Site Plan Review Regulations, the Planning and Development 
Department is of the opinion that these changes can be considered a Minor Alteration and do not require 
further Planning Board review. In accordance with Section 9.2.C, any Board member, or any person 
aggrieved may make a written request for an approval under this section to be reviewed by the full Board.  
 
By way of further background, Section 9.2.A of the Site Plan Review Regulations allows the Planning 
Director to approve a “minor alteration” subsequent to final site plan approval, but prior to the issuance of 
a Certificate of Occupancy, provided that: 

(a)  The alteration is not deemed to be a “material change”. The term “material change” is 
defined in Article II as, “Any proposed alteration to a previously approved Site Plan and/or 
previously developed property, which necessitates or results in significant changes to 
access, parking, circulation, drainage, lighting, or required landscaping on the site.” and 

(b)  The alteration either (i) is “necessitated by unforeseen or unanticipated circumstances”, or 
(ii) “constitutes a deviation from the plan which was constructed or installed as a result of 
a good-faith error, rather than negligence.”  

  
Section 9.2.B further provides that a change shall be deemed to be a minor alteration only if all of the 
following apply: 

1. It is relatively minor, in light of the overall scope of the approval; 
2. It does not result in a violation of any express condition of the approval, or of any zoning or 

other local, state, or federal regulatory provision; and, 
3. The Planning Director concludes that no reasonable Board (or, as applicable, Minor Site 

Plan Committee) member could consider the change as grounds for reconsidering or 
altering any aspect of the Notice of Action. 

 
cc: Adam Morse, P.E., Engineering Ventures, PC (via e-mail)  

ORQT, LLC (property owner)   
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DRAFT 
LEBANON PLANNING BOARD 

Regular Session 
Monday, May 9, 2022, 6:30 PM 

City Council Chambers, City Hall 
or Remote Via Microsoft Teams 

LebanonNH.gov/Live 
 
MEMBERS PRESENT:  Bruce Garland (Chair), Karen Zook (City Council Rep), Gregorio Amaro 

- remote, Kim Chewning, Tom Martz, Kathie Romano, Jeremy Rutter, 
Laurel Stavis, Thomas Jasinski (Alternate), Cori Hirai (Alternate) 

 
MEMBERS ABSENT:            Matthew Hall (Vice-Chair) 
 
STAFF PRESENT:  David Brooks (Planning Director), Tim Corwin (Senior Planner), Brian 

Vincent (City Engineer) 
 
 1 

1. Call to Order 2 
 3 
Chair Garland called the meeting to order at 6:37 PM. 4 
 5 
Tom Jasinski and Cori Hirai were appointed for the absent and remote board members. 6 
  7 
2. Notice of Regional Impact 8 
 9 
The following application was received by the Planning and Development Department on or before May 9, 10 
2022:  11 

Mary Hitchcock Memorial Hospital, 1 Medical Center Dr (Tax Map 10, Lot 8), zoned MC: 12 
Request for Site Plan Review for a phased expansion of the Outpatient Surgery Center. Phases to 13 
include construction of a +/-3,272 sq. ft. addition at the northwest corner of the existing building 14 
together with associated site improvements, and a +/-9,960 sq. ft. addition to the west side of the 15 
existing building, together with associated site improvements including the alteration of the 16 
existing parking. PB2022-23-SPR 17 

Mr. Brooks recommended that the above application has no potential for regional impact. 18 
 19 
A MOTION by Laurel Stavis that the application above has no potential for regional impact. 20 
The motion was seconded by Tom Martz. 21 
*The MOTION was approved (9-0). 22 
 23 
 24 
3. Public Hearing Items 25 
 26 

A. Recreo, LLC, 2 Mascoma Street (Tax Map 91, Lots 254), zoned LD: Request for Site 27 
Plan Review to construct two (2) multi-family dwellings containing a total of 152 units 28 
together with parking, landscaping, utilities, and other associated site improvements. 29 
Applicant also requests Conditional Use Permits pursuant to (i) Section 307.3 of the Zoning 30 
Ordinance to allow a reduced minimum required rear yard, (ii) Section 307.8.A to allow an 31 
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increase in the maximum permitted building height, and (iii) Section 307.9.B to allow 1 
parking spaces to be located within the front yard. PB2022-17-SPR 2 

 3 
Mr. Corwin stated that Staff recommends the application is complete enough for the Planning Board to 4 
accept jurisdiction and commence review. 5 
 6 
A MOTION by Jeremy Rutter that the application of Recreo, LLC, 2 Mascoma Street (Tax Map 91, 7 
Lots 254), zoned LD is complete enough for the Planning Board to accept jurisdiction and commence 8 
review. 9 
The motion was seconded by Laurel Stavis. 10 
 11 
Mr. Jasinski noted that there was no posting of the meeting on a sign staked in the ground at the project 12 
site. Mr. Sidore, the applicant, stated that it was posted in a window of the building as directed by staff. 13 
Mr. Corwin stated that the sign could be posted on a stake closer to the street in the future if that is 14 
preferred by the Board.  15 
 16 
*The MOTION was approved (9-0). 17 
 18 
 19 
Mike Davidson, Tim Sidore of Recreo LLC, Adam Portz of the Masse Group, and Jim Wasser and Doug 20 
Sonsalla of Nexus Studio appeared in support of the application. 21 
 22 
Mr. Wasser introduced all the related consultants and described the proposed project. The site was 23 
previously occupied by the Village Market, which closed. Redevelopment, increased density, pedestrian 24 
orientation, landscaping, and sustainability are the goals of the project. It would be comprised primarily of 25 
studio apartments oriented toward Colburn Park. Retail spaces would be included. Stormwater 26 
management and parking capacity were also described.  27 
 28 
Corey Mack, transportation engineer, introduced the traffic analysis for the site, which compared the trips 29 
of both the current improvements and the proposed development. The resulting data showed a small 30 
increase during morning peak hours and a lower number of trips in the evening peak hour for the 31 
proposed development. Crash data revealed only one occurrence related to the current site. The site lines 32 
would meet the design minimum. 33 
 34 
Mr. Davidson described his history of projects in the Upper Valley and his preference for redeveloping 35 
existing, underutilized sites especially in downtown areas as opposed to developing on green field sites 36 
outside of developed areas. He mentioned that his goal is to improve downtown Lebanon by bringing 37 
more people downtown as recommended in the Master Plan and the Downtown Visioning Study. 38 
 39 
Mr. Corwin noted that there are a number of items to be discussed by the Board and the applicant: 40 
- Phased development 41 
- Waiver requests that need clarification 42 
- Section 6.10 should be reviewed 43 
- Density determination to be made by the Planning Board 44 
- Parking required  45 
- Off-site parking Conditional Use Permit (CUP) 46 
- Reduced rear setback CUP 47 
- Building heights CUP 48 
 49 
Other issues in the Staff Memo regarding Fire Department and Police Department comments also need to 50 
be addressed. 51 
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 1 
Mr. Wasser commented on the Fire Department issue regarding westbound access to the site.  2 
 3 
Mr. Vincent noted that there is as third-party engineer, Steve Keach, reviewing the project for the Board 4 
and the balance of items to be addressed would be worked out later. The traffic study is consistent with 5 
the requirements.  6 
 7 
Ms. Romano cited several positives related to the project. She expressed concern over the overall size of 8 
the gateway building and suggested eliminating one or two levels. She suggested that all fire department 9 
access should be met and commented on the short-term parking issue.  10 
 11 
Mr. Wasser noted that multiple materials were proposed to soften the façade and size of the building. 12 
 13 
Mr. Jasinski received clarification of building height.  14 
 15 
Ms. Hirai asked for more description of the landscaping plan. Mr. Wasser noted that the placement shown 16 
is correct, but the species may change. Mr. Portz, the landscaping architect, stated that the landscape 17 
renderings give the landscaping concept but not specific species. There would be a mix of sizes and 18 
seasonality among the choices for landscaping. Ms. Hirai inquired if that would soften the size of the 19 
buildings. Mr. Portz noted that the sizes of the plantings would grow larger over time. The shade trees 20 
would be a good size when planted but would grow and make a significant impact. Ms. Hirai asked if this 21 
would impact traffic sightlines. Mr. Portz stated that they would confirm that all proposed landscaping 22 
would provide adequate sight distance. 23 
 24 
Mr. Martz expressed concern over parking and the availability of that parking if the property was sold. 25 
Mr. Corwin stated that the requirement would run with the land. Mr. Martz also expressed concern over 26 
the Fire Department giving a variance for the distance required for trucks and the presence of sufficient 27 
exits. Mr. Wasser stated that the trucks would usually have access to one side, but this site has access on 28 
multiple sides. 29 
 30 
Chair Garland invited public comment. 31 
 32 
Maryann Mastro of Ward 2 presented a chronology of the proposal and the changes to LD requirements 33 
related to reduced setbacks and parking. She questioned the use of CUPs to overcome a number of the 34 
new requirements as well as the sale of city property to the applicant. She stated that the site may not be 35 
adequate for the project if so many waivers and CUPs are required. 36 
 37 
Karen Liot Hill, City Councilor, commented as a resident with knowledge of city policy and changes. She 38 
stated that zoning issues are being addressed incrementally, bringing those policies into compliance with 39 
the vision of Lebanon residents and the guiding principles of reducing sprawl, conserving resources, wise 40 
use of infrastructure, creating a walkable downtown, and preserving the character of the city. There have 41 
been recent changes in favor of density with new setbacks and building heights. The city boards have 42 
been implementing the will of the people in those changes, and the project is consistent with the Master 43 
Plan, Visioning Study, and makes the best use of the typography. The project makes every effort to create 44 
an attractive entrance for Lebanon.  45 
 46 
Robin Carpenter of 41 Bank Street stated that he would like to see a grocery store in the space. He noted 47 
that a “sweetheart land deal” made it possible, and the project is noncompliant based on the number of 48 
requested waivers. He added that CUP’s are waivers and throw out site plan regulations. The parking plan 49 
is a “hot mess” with a mixture of on-site and off-site parking and trucking away snow would be 50 
necessary. In his opinion, the project is not ready for site plan approval, 51 
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 1 
Bruce Pacht of Mascoma Street expressed his endorsement of the project, noting that refinements would 2 
be coming. He added his hope that it comes to fruition. 3 
 4 
Clifton Below, City Counselor, commented as a resident who lives within walking distance of the city 5 
center and manages One Court Street. The project provides needed housing, fits within the regulations, 6 
uses appropriate materials, and makes good use of parking off site. The proposal is responding to zoning 7 
changes that have been scrutinized, and he agrees with Ms. Liot Hill and Mr. Pacht. 8 
 9 
Joan Monroe of Ward 3 expressed concern about the proposal, which is the largest of this nature. She 10 
cautioned the Board members to be very careful and resist pressure because there are new members and 11 
former members returning to the Board. Things have changed including International Fire Codes and 12 
limited ladder heights. There is a challenging traffic pattern near building 2. The Board members need to 13 
use common sense and their knowledge when evaluating a project. There are questions about landscaping 14 
and other areas, and specifics of traffic and landscaping are needed. It is important to use caution and be 15 
methodical, taking time to get all additional, needed information. 16 
 17 
Victoria Smith of Elm Street inquired about the waivers for plantings in parking lots. Mr. Wasser noted 18 
that the drawing is accurate and added that they are hoping to attract a new food market. 19 
 20 
Darla Bruno of Spencer St. questioned the parking situation for those using off-site parking, adding that a 21 
traffic signal may be needed. There is already too much traffic at Colburn Park and the project could be 22 
increasing it. The water supply may also be a problem, and she expressed mixed feelings about the 23 
project. 24 
 25 
Mr. Rutter inquired about changing the landforms by modifying the slope and wondered if there was 26 
enough oversight on what relics or antiquities might be destroyed in the process. 27 
 28 
Ms. Stavis questioned the affordable housing aspect of the project. Mr. Davidson stated that it would be 29 
predominantly market rate, but with 10% at workforce housing rates. Ms. Stavis also noted that it would 30 
be an ambitious project and suggested revitalization of West Lebanon and reexamining Route 120. 31 
 32 
Ms. Hirai questioned whether bike parking would be sufficient. She also noted that there is no weekend 33 
transit available and inquired about EV charging and energy efficiency with solar potential. The roof 34 
angles and towers may cause snow sliding. Other concerns focused on the lack of a common area for 35 
Bldg. 1, parking for shoppers, snow storage, a name for the complex and signs.  36 
 37 
Mr. Jasinski inquired if Board members could write and submit questions. Mr. Corwin stated that they 38 
could always submit questions to Staff, adding that he would include those questions in the Staff Memo 39 
for the next meeting. 40 
 41 
Ms. Romano expressed concerns regarding access, traffic, parking, and the difficulty of snow removal if 42 
there is parking overnight. 43 
 44 
Chair Garland suggested expanding the fiscal impact study and using examples such as the Mt. Support 45 
projects. He noted the incremental cost for fire and police. 46 
 47 
Chair Garland noted that he would like to continue the application to subsequent meeting to allow the 48 
applicant to address the questions and comments raised tonight. 49 
 50 
Mr. Brooks suggested the June 13, 2022, meeting to go through waivers and Staff and Board comments. 51 
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 1 
A MOTION by Kathie Romano to continue the hearing of Recreo, LLC, 2 Mascoma Street (Tax Map 2 
91, Lots 254), zoned LD to June 13, 2022, at 6:30 PM. 3 
The motion was seconded by Laurel Stavis. 4 
*The MOTION was approved (9-0). 5 
 6 
 7 

  B. Recreo, LLC, Water Street Mill, LLC, and 21 Agua Street, LLC, regarding 2 8 
Mascoma Street (Tax Map 91, Lot 254), 0 Water Street (Tax Map 91, Lot 255) and 21 9 
Water Street (Tax Map 91, Lot 257), zoned LD: The applicants request a Conditional 10 
Use Permit pursuant to Section 607.5.A of the Zoning Ordinance to allow off-lot parking at 11 
0 Water Street for the benefit of Recreo, LLC’s proposed mixed use development at 2 12 
Mascoma Street (PB2022-17-SPR), and to allow off-lot parking at 2 Mascoma Street and 13 
21 Water Street for the benefit of the office building use at 10 Water Street (Tax Map 91, 14 
Lot 259). PB2022-22-CUP. 15 
 16 

This project was discussed simultaneously with the prior agenda item. 17 
 18 
4. Other Business 19 
 20 

A. Planning Board endorsement of the final Open Space Plan, as adopted by the 21 
Conservation Commission on 11/18/2021 22 

 23 
Ms. Hirai inquired if changes were made since the last meeting. Mr. Brooks did not recall having received 24 
any proposed changes from Board members. Mr. Goodwin suggested Board members send along 25 
comments and edits to his attention. 26 
 27 
Mr. Goodwin stated that the creation of the Open Space Plan was not the typical process due to COVID. 28 
It caused the presentation of a finished document without enough context. More feedback was needed. 29 
He reviewed four primary messages from the plan: 30 

• Smarter planning process 31 
• Benchmarks and methods for open space to remain functional 32 
• Plan alignment with the Master Plan and future land use plan 33 
• Vibrant open space does not negatively impact development opportunities 34 

 35 
Mr. Goodwin explained the essence of the Open Space Plan and the metrics and methods of evaluation. 36 
 37 
 38 
A MOTION by Kathie Romano for the Planning Board to endorse the Open Space Plan. 39 
The motion was seconded by Laurel Stavis. 40 
*The MOTION was approved (9-0). 41 
 42 
Chair Garland appointed Laurel Stavis as the Board’s representative for the West Lebanon Revitalization 43 
Advisory Committee. 44 
 45 
Mr. Brooks noted there would be some upcoming transitions within the Planning & Development 46 
Department as he would be moving into the City Manager’s Office later this year and a new Planning 47 
Director was being sought. 48 
 49 
 50 
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5. Approval of Minutes 1 
 2 

A. April 11, 2022 3 
 4 
A MOTION by Cori Hirai to approve the Planning Board Minutes of April 11, 2022, as presented. 5 
The motion was seconded by Laurel Stavis. 6 
*The MOTION was approved (9-0).  7 
 8 
6. Adjournment 9 
 10 

A MOTION by Tom Martz to adjourn the meeting. 11 
The motion was seconded by Kathie Romano. 12 
*The MOTION was approved (9-0). 13 
 14 
The meeting was adjourned at 9:28 PM. 15 
 16 
Respectfully Submitted, 17 
 18 
Holly Howes 19 
Recording Secretary 20 
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