
FINAL 

 

LEBANON PLANNING BOARD 

MEETING ROOM ONE, CITY HALL 

OR REMOTE VIA MICROSOFT TEAMS 

LEBANNONNH.GOV/LIVE 

MONDAY, JUNE 24, 2024  6:30 PM 

 

 

 

MEMBERS PRESENT:  Andrew Faunce (Chair), Richard Ford Burley (Vice Chair), Jeremy 

Rutter, Patrick Kennelly, Karen Zook (City Council Rep), Brandon 

Hill, Kathie Romano  

 

MEMBERS ABSENT:         None 

  

STAFF PRESENT: Tim Corwin (Deputy Planning Director) 

 

 

   

1. CALL TO ORDER 

 

Chair Faunce called the meeting to order at 6:30pm. 

Mr. Corwin reviewed the City’s meeting in-person and REMOTE attendance policies and 

procedures.  

 

Chair Faunce noted that a new Planning Board Representative should be named to the West 

Lebanon Advisory Committee (WLAC), since Laura Stavis has vacated her seat on the Planning 

Board and will no longer be the Planning Board Representative on the WLAC.  

 

A MOTION was made by Richard Ford Burley to appoint Andrew Faunce as the Planning 

Board Representative on the West Lebanon Advisory Committee. The Motion was seconded by 

Kathie Romano. 

*The MOTION was approved (7-0). 

 

2. STUDY ITEMS 

 

A. Draft Amendments to Planning Board Rules of Procedure 

The group continued its review (which began in April) of the Rules of Procedure information 

provided in the agenda packet for the meeting. Mr. Corwin said the review of the procedures will 

probably continue over the next few meetings and then move forward toward a final updated 

draft to be presented to the City Council for approval.  
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The following items were discussed:  

 

The group discussed the difference between non-public meetings and non-meetings. 

 

Items 2.1 Regular Members – 

The group discussed how an 

“ex-officio” member is 

considered a regular member 

when determining a quorum. 

Mr. Ford Burley said the City’s 

legal counsel is being consulted 

about revising the language to 

remove the inclusion that the 

City Manager nominates 

Planning Board members. Mr. 

Corwin said there could be a statutory change that would alter the language of this item to 

reflect how the City currently operates when nominating members. 

 

 

Item 2.4 Attendance – Mr. 

Rutter noted that members 

attending remotely are required 

to state for the record if anyone 

else is in the room with them. 

Mr. Corwin said that should be 

added to this item. 

 

 

Item 2.5 Training & Item 2.6 

Removal of Members – The 

edits were accepted as presented. 
 

 

 

 

 

Item 3.1 Election of Officers -  

The group discussed the final 

sentence and agreed to accept it as 

presented. 
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Item 3.2 Duties of the 

Chair 

The group accepted the edits 

as presented. 

 

 

 

 

 

 

 

 

 

Item 3.4 Duties of Staff 

– The group decided to 

delete the word 

“addresses” in the second 

paragraph and amend the 

line to read to “names 

and relevant affiliations.”  

The group discussed how 

staff does not necessarily 

act as recording secretary 

for many City meetings. 

Ms. Romano said the 

Board has not often 

stated “a summary of 

facts upon which a decision is based” prior to voting during meetings, and noted that legal 

counsel had advised the Board to do that. Mr. Corwin said he is reviewing that part of Item 

3.3 because he said the motions made during a meeting should include sufficient facts to 

show why the decisions were determined. He said he would bring this item back to the Board 

for discussion after his review. 

 

 

Item 3.4 Clerk – Mr. 

Corwin explained that 

the new text presented 

replaces the current text 

for this item. Mr. Rutter 

asked if there would be 

any written record of 

requests for information 

that are made. Mr. 

Corwin said all emails to 
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City employees are considered public and can be obtained by someone seeking information 

via RSA 91-A.  

 

Items 3.5 through Item 4.4 - The group discussed slight changes to what was presented and 

agreed to accept the edits for these items.  

 

 

Items 4.5 through Item 

4.6 - Mr. Corwin noted 

that the Site Walks 

paragraph is new, and the 

Open Meetings Item 

should be Item 4.7. Mr. 

Corwin said he disagrees 

with the inclusion that, if 

fewer members than what 

constitutes a quorum go 

on a Site Walk, a public report must be submitted of the walk at the next meeting. The group 

discussed what the responsibility is to report back to the Board after a Site Walk. Mr. Ford 

Burley said he would look into this item more thoroughly. 

 

 

 

Items 5.1 through 5.3 

The group discussed the 

idea being considered in the 

Town of Norwich where the 

number of attendees that 

constitutes a quorum can 

include remote attendees. 

The group agreed to amend 

the language of Item 5.2 to 

read “A quorum shall 

consist of a minimum of 

five (5) members” 
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Items 5.4 Presentations 

During Public Hearings 

- The group discussed 

when the public hearing 

should be opened and 

closed, and the difference 

between “public hearing” 

and “public comment.” 

Mr. Ford Burley said the 

public comment time is a 

portion of the public 

hearing. Mr. Corwin said 

this item now more 

closely reflects the Board’s 

current procedures.  

 

The suggestion was made 

to change “shall” to “may” 

in Item A. The group 

discussed the different 

meanings of “shall” and 

“may” and Mr. Corwin said 

he would continue to review 

what is most appropriate. 

 

A suggestion was made to 

add the word “unless” after 

“normally be in effect” to 

potentially include conditions 

that may affect whether the 

three-minute time limit is 

enforced for commenters in 

Item C. 

 

Mr. Rutter noted that the reference in Item D to Section 7.8 is confusing. Mr. Hill said it 

should be changed to Section 7.9. Mr. Corwin noted that language should be added that the 

deliberation period may be continued at another meeting before a decision is made. 

 

For Item E, Ms. Romano stated that a roll call vote is needed only if any members are 

attending remotely. Mr. Ford Burley suggested adding that “an explanation of the reasons for 

a decision should be included in the decision.” The group also discussed how and when straw 

poll votes are typically taken. Mr. Corwin said the Board has historically used straw polls 

sparingly to gauge the mindset of Board members on a decision prior to a final vote. The 

group discussed how the Board currently arrives at a decision and if changes should be made 

to the current procedure. 
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Item 5.5 Permission to 

Address the Board – 

The group discussed 

whether the time limit 

should be enforced. They 

also discussed what 

constitutes a debate.  

 

Item 5.6 Minutes – Mr. 

Rutter suggested adding 

language about whether a quorum is needed to approve minutes. The group also discussed 

when members should abstain from voting on decisions versus voting whether to approve 

meeting minutes. Mr. Corwin said if a member misses a meeting and is not familiar with the 

content of that meeting, it would be appropriate for them to abstain from the vote to approve 

the minutes.  

 

 

 

Items 5.7 through 5.9 

– The group discussed 

instances where a 

meeting may begin in 

one room or area and, 

after a temporary halt, 

may move to another 

room or area. 
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Items 6.1-6.4  

Mr. Corwin said this section 

is new. Mr. Ford Burley 

said this language is now up 

to date with the current 

RSA language. He said 

once the Board accepts 

jurisdiction over an 

application, it has 65 days 

to approve or disapprove 

the application. He said the 

timeframe extends to 95 

days to approve or 

disapprove if the 

application is determined to 

have regional impact. He 

said if the Board cannot 

reach a decision by the time 

deadline, the City Council 

must approve it.  

 

The group discussed the 

impact this procedure may have on applications that require extra time for the Board to 

review. Ms. Romano said the Board will depend on Staff to notify it as the timeframe 

expirations approach. She noted that some applicants bring incomplete applications to the 

Board which get continued to future meetings, and it takes extra time for the Board to make 

decisions on those applications. Chair Faunce said, in these instances, the Board can not 

accept jurisdiction for lack of completeness. The group agreed that the Board is taking a 

stricter stand on completeness because delays can be a waste of time. 

 

Mr. Corwin said Item 6.4 Amendments should be moved to the Procedures section.  

Mr. Rutter suggested that a reference to Section 9.1 and 9.2 could be added to this item.  

 

Item 7.1 & 7.2 - 

The group agreed to clarify the 

language that accurate 

transcriptions of motions are 

needed for Board members to 

make decisions during meetings 

as well as for the record. 

 

Mr. Ford Burley said “ex-

officio” can be removed from 

Item 7.2.  
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The group discussed whether it needs to be noted that alternate members are standing in for 

particular members. 

 

Item 7.4 Waiver Requests – The group discussed the role that waiver requests play in the 

Board’s decisions to approve or disapprove applications. 

 

Item 7.7 Conflict of Interest or Prejudgement – Mr. Corwin said he and Mr. Ford Burley 

had not reviewed this section yet and suggested the Board discuss it at another meeting. The 

group talked about what constitutes a conflict of interest and instances when Board members 

have recused themselves from discussions in the past. 

 

Item 7.8 Vote of 

Absent Members 

The group agreed 

to accept the 

revisions as presented. Mr. Kennelly suggested language should be added that the Chair 

should ask Board members to publicly state that they have “examined the record and have 

become familiar with the evidence presented.”  

 

Item 7.9 Continuation of 

Deliberation 

The group discussed whether 

deliberation should be 

allowed after the close of the 

public hearing. Mr. Corwin 

said he feels it is important 

that the Board has all its 

questions answered before the public hearing is closed. The group discussed what happens 

when a new idea or consideration occurs after the public hearing is closed, and what is 

involved in reopening a public hearing in these instances. Mr. Corwin said he would review 

this process more fully. Mr. Corwin said he would also check if the applicant must consent to 

a continuance in writing, or if a verbal consent is acceptable. 
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Items 9.1 through 

9.5 - 

The group discussed 

RSA 91-A and its 

impact on the flow 

of communication. 

 

The group also 

discussed how 

communication 

between Board 

members differs 

from 

communication with 

members of the 

community. Mr. 

Corwin said Board 

members can 

discuss applications 

with members of the 

public once a 

decision has been 

made, but not 

before. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

B. Site Plan Review Procedure / Potential Amendments to Article IV of SPR Regulations 

Chair Faunce said discussion for this agenda item would be postponed to a future meeting. 

 

C. Site Plan Review Procedure / Potential Amendments to Article V of SPR Regulations 

      Chair Faunce said discussion for this agenda item would be postponed to a future meeting. 

3. COMMITTEE REPORTS 
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Heritage Commission - Mr. Rutter discussed a video, called “Brick of Hand,” about the 

Densmore Brickyard that has been shared with the Heritage Commission. He said the video 

is very informative and interesting. He requested that Staff circulate the link to the video as a 

distribution, and strongly urged every member of the Board to watch the video, especially 

since an application for a multi-unit residential complex is being planned for the brickyard 

site and will be presented at the July 8 Planning Board meeting.  

 

LEAC – Mr. Kennelly said the Committee has a lot of activity, but none that directly affects 

the Planning Board. Mr. Corwin said LEAC is working on the Energy Chapter of the Master 

Plan. 

 

The group discussed the difference between single, two-, and multi-family dwellings. Mr. 

Corwin said any building containing three or more dwelling units is considered multi-family, 

according to Lebanon’s zoning ordinance. 

 

DEI – Mr. Ford Burley said the joint statement is being worked on and it will be discussed at 

a meeting tomorrow. 

 

West Lebanon Advisory Committee – Chair Faunce said the group has been working with 

the Economic Development Committee about whether establishing a TIF district in West 

Lebanon is advisable. He said they have come to the realization that it is probably not the 

right tool at this time. He said there has been discussion about making a vacant lot on Church 

Street West (which is owned by the City) into a pop-up social place. The group discussed 

attempts to make West Lebanon walkable for residents. 

 

4. OTHER BUSINESS 

 

A. Planning Board Process Improvement / Implementation of Rules of Procedure 

      Chair Faunce said discussion for this agenda item would be postponed to a future meeting. 

A MOTION was made by Richard Ford Burley to extend the meeting to 9:40pm. The Motion 

was seconded by Karen Zook. 

*The MOTION was approved (7-0). 

5. APPROVAL OF MINUTES- June 10, 2024 

Amendments:  

Page 3, Lines 5-6: Change “that are outside the proposed project area.” to “that concern portions 

of the site outside the proposed project areas” 

Page 3, Line 29: Change “rain gardens” to “rain garden” 

Page 3, Line 43: Change “curving” to “curbing” 

Page 4, Line 1: Change “rows” to “row” 

Page 4, Line 3: Change “South” to “south”  

Page 4, Line 38: Change “one lane” to “one-way lane” 

Page 4, Line 42: Change “the plan” to “the revised plan” 

Page 6, Line 9: Add “feet” between “hundred” and “along” 

Page 7, Line 37: Add “to” after “limited” 
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Page 8, Lines 18-20: Edit to read: “The new fire station will accommodate the largest trucks in 

use by the fire department. Mr. Rutter asked, if the demolition includes below-ground level 

penetration, whether a soil expert would be on hand to oversee that activity.” 

Page 8, Line 35: Edit to read “It facilitates emergency staff vehicles coming out of the parking 

lot behind the new building.” 

Page 8, Lines 40-41: Change “Mr. Fleurock said the building will be situated about two feet 

further into Church Street.” to “Mr. Fleurock said the east side of the new building 

will extend about two feet further into Church Street than its predecessor.” 

Page 9, Line 9: Add “from the south” after parking lot 

Page 9, Lines 24-25: Edit to read: “He said the Church sponsors an active community assistance 

program” 

Page 11, Line 7: Change “Lyne” to “Lyme” 

Page 12, Line 22: Hyphenate “traffic-calming” 

Page 12, Line 24: Omit “there” 

Page 12, Line 33: Change “unit” to “cottage development”. 
 

A MOTION was made by Kathie Romano to approve the June 10, 2024 Meeting Minutes as 

amended. The motion was seconded by Brandon Hill. 

 

*The MOTION was approved (7-0). 

 

6. ADJOURNMENT 

 

A MOTION was made by Brandon Hill to adjourn the meeting at 9:35pm. The motion was 

seconded by Jeremy Rutter. 

 

*The MOTION was approved (7-0). 

 

The meeting was adjourned at 9:35pm. 

 

Respectfully submitted, 

Paula Roux 

Recording Secretary 


