
FINAL 

 

LEBANON PLANNING BOARD 

COUNCIL CHAMBERS, CITY HALL OR 

REMOTE VIA MICROSOFT TEAMS 

LEBANONNH.GOV/LIVE 

TUESDAY, DECEMBER 17, 2024  7:00 PM 

 

 

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

Kennelly, Jeremy Rutter, Eric Stacy (alt), Brian Ceglarski (alt) 

 

MEMBERS ABSENT:         Karen Zook (City Council Rep), Kathie Romano, Kellen Appleton 

STAFF PRESENT: Tim Corwin (Deputy Planning Director), Nate Reichert (Director of 

Planning & Development / Zoning Administrator), Brian Vincent 

(City Engineer) 

 

   

1. CALL TO ORDER 

 

Chair Faunce called the meeting to order at 7:02pm. Mr. Corwin reviewed the City’s meeting in-

person and REMOTE attendance policies and procedures. 

 

2. PUBLIC HEARING ITEMS 

 

A. Brickyard One Nominee Trust, 174 Hanover Street (Tax Map 48, Lot 4), 0 Hanover 

Street (Tax Map 48, Lot 2), 0 Hanover Street (Tax Map 48, Lot 1), and 238 Hanover 

Street (Tax Map 63, Lot 1), zoned R-1, R-O-1, R-3 & RL-3: Request for Site Plan 

Review and a Conditional Use Permit pursuant to Sections 308.2, 310.2, 311A.2, and 

501.2 of the Zoning Ordinance for a proposed 474-unit multi-family Planned Unit 

Residential Development (PURD) totaling +/- 731,600 sq. ft. in size, consisting of 11 

buildings together with parking, utilities, landscaping, access, and other related site 

improvements.  Applicant also requests a Conditional Use Permit pursuant to Section 

308.4 of the Zoning Ordinance to allow an increase in the maximum permitted 

building height from 45 ft. to 55 ft. PB2024-22-CUPSPR - Continued from December 

9, 2024 

 

Mr. Dave Fenstermacher (VHB) and Mr. Gil Aleixo (Brickyard One Nominee Trust), were present 

on behalf of the applicant. Mr. Fenstermacher noted that the most significant change to the site 

plans since the last meeting was the addition of signage and delineation of the site’s Open Spaces. 

He also noted that the team did receive the peer review of the December 05, 2024 plan. 

 

Conditions of Approval 

Mr. Corwin stated that draft conditions of approval had been sent to the Board members two hours 

prior to the meeting. Chair Faunce suggested a recess to give the Board members time to review 

the document. 
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At 7:12pm, Chair Faunce called for a recess. 

At 7:30pm, the meeting resumed. 

 

The Board reviewed each draft Condition of Approval. They discussed each and made edits as 

needed. Chair Faunce noted that, in the absence of Board Members Zook and Romano, Mr. Stacy 

and Mr. Ceglarski would participate as voting members for any decisions at this meeting. 

 

Mr. Corwin said the first two conditions were related to the PURD: 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Mr. Fenstermacher said brick will be used for the buildings, perhaps in the lobbies and accent 

walls in the interior of the buildings. Resident Margie Godfrey (Dartmouth Ave) said she was glad 

to see the use of brick for the project, which honors the former Brickyard. She said the trails and 

wildlife patterns in the area have been adversely impacted in recent years. She said maintenance 

of the trails has been less than conducive to nurturing. She suggested the Board ensure that the 

Conservation Commission and NH Fish & Game are aware of the activity related to this project. 

 

Mr. Corwin noted that Condition #2 (below) was suggested by the Heritage Commission and has 

been discussed with Staff and the applicant prior to this meeting: 

 

2. Prior to issuance of a Certificate of Occupancy: 

a. The applicant shall prepare and record an open space covenant or deed restriction for the 

open space as depicted on the approved plan set. The open space covenant or restriction 

shall satisfy the requirements of Section 501.1.F of the Zoning Ordinance and shall be in a 

form and content acceptable to the Planning and Development Department and the City 

Attorney. The open space boundaries shall be described in metes and bounds. 



Lebanon Planning Board Meeting Minutes, Tuesday, December 17, 2024                                         Page 3 of 17 
 

 

b. The applicant shall adequately document the structure and current condition of the kilns. 

The applicant (and any subsequent property owner) shall make reasonable efforts to 

maintain the structural integrity of the kilns (labeled “Existing Kilns” in the PURD 

approved plan set) in perpetuity. The applicant and any subsequent property owner shall 

allow and maintain pedestrian access to the kiln area, and such access shall be open to the 

public. In collaboration with the city, the applicant shall produce interpretive materials to 

document the history of the site and to educate the public. 

 

Resident Jenny Lamb asked what the commitment of the applicant is to ensure the safety and 

integrity of the kilns. She asked what happens if they do not uphold their commitment. Chair 

Faunce said interior access to the kilns by the public has been requested but is not a Condition of 

Approval. Mr. Corwin said penalties/fees would be enforced if the applicant violates any 

conditions of approval. Mr. Fenstermacher said it has been a desire of the applicant to preserve the 

kilns and make them accessible to the public. 

 

The group reviewed the proposed General Conditions of Approval.  
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The group discussed what “active and substantial” development and completion mean (Conditions 

5&6). Mr. Stacy asked what happens if the market turns after the first few buildings are built - 

could Buildings 4 & 5 not be built because of adverse market conditions. Mr. Alexio said it is hard 

to say because they do not know what the market will be like in the future. 

 

The group discussed how to determine the appropriate hours to limit construction (Condition 14). 

Resident Margie Godfrey suggested the Board consult the School Board. Resident Bill Lamb 

suggested mandatory penalties be enforced if work is done outside permitted hours. 

 

Mr. Colin Smith, Chair of the Lebanon Pedestrian & Bicycle Committee, said the conditions 

related to sidewalks (Condition 15) are what was suggested by his committee. 

 

Mr. Corwin said lighting is not specifically addressed in Condition 16, but the Board can add 

specifications. He suggested a review of lighting designs for the crosswalks could be conducted. 

 

Resident Margie Godfrey said it would be a wonderful commitment of the applicant to rehabilitate 

the pedestrian bridge (with more than just aesthetic changes) near the project site (Condition 17). 

The group discussed whether the bridge is owned/maintained by the City or the state. Chair Faunce 

said he had no concrete idea about how to craft a condition for a commitment by the applicant to 

maintain more than the aesthetic aspects of the bridge. 

 

The group discussed the traffic study (Condition 18) completed by the applicant. Mr. Stacy said 

he conducted his own study at the intersection of Wolf Road and Old Etna Road from 7am to 8am 

on a Friday. He said he was surprised to see there was little to no traffic at that time at that 

intersection. He said he no longer has concerns about that intersection not being included in the 

traffic study. Resident Kathy Harrington said she lives on Mt. Support Rd. and she said traffic 

backs up from Evans Dr. all the way to Hanover Street, almost to the Hypertherm during the 5pm 

hour. She said it would be a good idea to study the traffic in that area in the evening. Mr. 

Fenstermacher said the traffic study did include those areas at rush hour. 

 

Chair Faunce suggested that the access road leading to the development be named Densmore Dr. 

and that the buildings within the site be named after important persons to the Brickyard operation, 

such as Moffitt and Smith (Condition 23). Mr. Corwin added these suggestions to Condition 27. 

 

Resident Margie Godfrey asked about safety around the pond on the site. Chair Faunce noted the 

pond would be addressed in Condition 35. 

 

Resident Eugene Boisvert said he is the property owner at 237 Hanover Street (where Gilly’s Auto 

is). He said there are already traffic problems in his area in the mornings, afternoons, during school 

functions and during the commuter times from DHMC. (Condition 15). He said he did not think 

the proposed crosswalk (at Old Etna Rd and Hanover St) is going to help, but he did think the 

design with the extension of the sidewalk and crossing just Hanover St is better than the design 

with the island. He said the City should focus on the development’s entrance on the North side, 

which is near his property, because trucks can’t make the corner and have to go through the store’s 

parking lot. He said the problem will only get worse with more traffic.  

 

Resident Bill Lamb asked if the lots that the site would occupy will be combined into one zone 

(Condition 29). Mr. Corwin said all zones for the site will remain. 
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The group discussed the timing of when a post-construction traffic study would be completed. 

(Condition 49). They agreed to include language that two studies will be done one year after the 

issuance of a certificate of occupancy of Building 3 and after issuance of a certificate of occupancy 

of the final building. Mr. Fenstermacher said their plan is to build a new building each year. 

 

Mr. Stacy said in the financial data, there was a Nexus challenge to the school’s Impact Fees 

(Condition 50). He asked if the Planning Board needed to address that challenge when calculating 

its Impact Fee. Mr. Corwin explained that the City Council authorized the Planning Board to adopt 

Impact Fees, which are collected from new developments for capital impacts (namely to police, 

fire, school, and recreation facilities) necessitated by the new developments. He said the public-

school portion of the Impact Fees can be waived for age-restricted residential units and 

studios/one-bedroom units with a gross living area of 500 square feet or less. He said the challenge 

that has been presented is claiming that there won’t be any Impact Fees collected for the 

studio/one-bedroom units in the Brickyard development because they are less than 500 square feet. 

It was agreed the Planning Board did not need to address this challenge at this time. 

________________________________ 

 

Board Questions to Applicant RE: Waivers Requested 

Chair Faunce asked about the heights of Buildings 2, 4, and 5. Mr. Fenstermacher said the height 

is measured from the front of the buildings, so all are 45 feet tall. He said the design for the other 

buildings is higher (for which the variance is requested) because they are built into the hill. 

 

Mr. Ceglarski asked if a fence would be erected around the pond. Mr. Fenstermacher said there 

would not be a fence but there would be signage. Chair Faunce noted that signage is considered 

“reasonable” safety measures. It was suggested the owner could make safety rules for the pond a 

part of the contract that tenants sign when they lease the units. 

 

The group discussed the density bonus and confirmed that the density bonus is the size of the 51 

townhomes, and if the bonus is not granted, the townhomes will not be built. Mr. Fenstermacher 

said they would have to redesign the plan to what would be feasible financially. 

 

The group discussed the rents that would be imposed for the units. Mr. Fenstermacher said they 

are planning to ask $2000/month for the studio apartments. He said they will have 12-month lease 

terms. Mr. Stacy suggested a third-party evaluation to assess the units and the rents being proposed, 

based on comparable units that already exist in Lebanon.  

 

Dr. Rutter said the numbers do not seem to be accurate in the Financial Impact Statement and Mr. 

Kennelly agreed the statement appears to be sloppy. Mr. Corwin said, in the past, the City Assessor 

had reviewed other applicants’ Impact Studies. He said a project’s Impact Study provides 

information to the Board that does not provide much that can be used to alter the project. Mr. 

Corwin suggested the role of the Impact Study would be a good topic for a future work session. 

He noted that Mr. Mark Frazier, who is a reputable professional, wrote the Impact Study report for 

this project. 

 

Public Comment 

Chair Faunce opened the public comment portion of the public hearing. 

 

Mr. Bill Lamb (Ward 3) explained the assessment process to the Board. He noted that corporately 

owned residential developments are assessed differently from condominium owners and pay half 
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the taxes. He said this applicant is asking for conditional use concessions, but it is within the power 

of the Planning Board to say no and not grant those exceptions. He asked the Board members to 

reconsider what the revenue of the project to the City will be. He said the real question is whether 

the taxes this owner will pay will really cover the services that they’re going to use.  

 

A MOTION was made by Richard Ford Burley to extend the meeting to 10:30pm. The MOTION 

was seconded by Eric Stacy. 

 

*The MOTION was approved (6-0). 

 

At 9:45pm, Chair Faunce called for a recess. 

At 9:58pm, the meeting resumed. 

 

Chair Faunce closed the public comment portion of the public hearing. 

________________________________ 

 

Waiver Requests Discussion & Approval 

 

 

A MOTION was made by Richard Ford Burley that, for the application of Brickyard One 

Nominee Trust, PB2024-22-SPRCUP, the Lebanon Planning Board approves 

partial waivers from the following sections of the Site Plan Review Regulations:  

• Section 5.1.E.7 – Requirement to provide information relative to buildings within 200 feet 

of the site.  

• Section 5.1.E.16 – Requirement to count existing trees if used to meet landscape 

requirements. 

• Section 6.6.C.1.2.K  – Requiring test pit data for stormwater management design.  

• Section 6.5.D.5 – Requiring construction of a sidewalk along length of property’s frontage. 

 

The MOTION was seconded by Eric Stacy.  

 

*The MOTION was approved (6-0). 

The group discussed the waiver request to increase the maximum permitted building height from 

45 feet to 55 feet for Buildings 4 and 5. The group agreed that the additional 10 feet would not 

make a noticeable difference. They discussed the impact of the structures to the line of view. Chair 

Faunce noted that the most prominent building (Building 2) is the one closest to the pond and is 

not one of the buildings that would be 55 feet tall if the waiver is approved. The group noted that 

they have never received renderings from ground level. The group discussed the surrounding area 

and whether abutters would be impacted by the taller height of Buildings 4 and 5 (if the waiver is 

approved).  

 

The group also discussed the residential characteristics of the project and site, and the meaning of 

the density bonus at length. Mr. Corwin explained Section 501.2.D: 

 

“The PUD provisions of this ordinance provide applicants with a development approach intended 

to promote flexibility and innovation in land planning. Within this context, the density regulations 

that are established are intended to be maximum allowable densities each tract of land possesses 

different unique development characteristics and limitations. What is allowed on any particular 

track will be a function of innovative land planning and building design, interacting with the 
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special characteristics and limitations of the property. The density regulation set forth below or 

intended support development on areas most suitable for development while conserving the site 

resources.” 

 

The group discussed the median income for single people in a household ($95,000 per year) and 

the median income for a married couple in a household ($133,000 per year) in Lebanon, and how 

the proposed rents are in keeping with the City’s current residential environment. The group 

discussed the changes that the developers made to include townhouses in the project, and that, if 

the density bonus is not granted, the townhouses might be eliminated from the project.  

________________________________ 

 

A MOTION was made by Richard Ford Burley to extend the meeting to 10:45pm. The MOTION 

was seconded by Eric Stacy. 

 

*The MOTION was approved (6-0). 

________________________________ 

 

A MOTION was made by Richard Ford Burley that, for the application of Brickyard One 

Nominee Trust, PB2024-22-SPRCUP, the Lebanon Planning Board approves a density bonus 

of 51 dwelling units per section. 501.2.D of the Zoning Ordinance and in support thereof finds 

that: 

1. Pursuant to Section 501.2.D of the Zoning Ordinance, the maximum permitted density of 

the proposed PURD is 423 dwelling units. 

2. Section 507 of the Zoning Ordinance allows the Board to grant up to a 12% density bonus 

for PURDs. 

3. The applicant requests a density bonus of 51 units, which is the maximum number of 

additional units that the board may allow, pursuant to Section 507. 

4. A density bonus of 51 units is appropriate as the number and type of proposed additional 

units is in the best interest of the residents of the City of Lebanon. 

 

The MOTION was seconded by Patrick Kennelly. 

*The MOTION was approved (6-0). 

A MOTION was made by Richard Ford Burley that: 

 

At duly-noticed meetings of the Lebanon Planning Board held on July 8, 2024, August 12, 2024, 

September 9, 2024, October 14, 2024, November 12, 2024, December 9, 2024, and December 17, 

2024, there appeared representatives on behalf of Brickyard One Nominee Trust regarding 174 

Hanover Street (Tax Map 48, Lot 4), 0 Hanover Street (Tax Map 48, Lot 2), 0 Hanover Street 

(Tax Map 48, Lot 1), and 238 Hanover Street (Tax Map 63, Lot 1), zoned R-1, R-O-1, R-3 & 

RL-3, requesting a Conditional Use Permit pursuant to Section 308.4 of the Zoning Ordinance 

to allow an increase in the maximum permitted building height from 45 ft. to 55 ft. for Buildings 

4 and 5 as identified in the PURD plan set. PB2024-22-SPRCUP. 

 

FINDINGS OF FACT 

Based on testimony given, application materials presented, and supporting documents 

submitted, the Planning Board makes the following findings of fact: 
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1. 45 ft. is the maximum building height in the R-1 District. Per Section 308.4 of the Zoning 

Ordinance, the Planning Board may allow building height of up to 55 ft. by Conditional 

Use Permit.  

 

2. Section 308.4 provides as follows: “By conditional use permit per Section 302.4, the 

maximum building height for a proposed building may be increased up to 10 additional 

feet if the increase in building height is for the purpose of accommodating a parking 

structure underneath or within the proposed building, and provided that the building is 

set back from the setback line a minimum distance equal to two (2) feet for every one (1) 

foot of additional building height over 45 feet.” 

 

3. Pursuant to Section 308.4, the applicant requests a Conditional Use Permit to allow the 

two multi-family buildings that are located wholly within the R-1 District (i.e. Buildings 

4 and 5 as labeled in the plan set) to have a height of 55 ft.  

 

4. In order to grant the requested Conditional Use Permit, the Board must find the 

applicant’s proposal satisfies the Enhanced Performance Standards set forth in Section 

302.4.D as well as the specific requirements of Section 308.4. The applicant has 

addressed the Section 302.4.D and Section 308.4 criteria in an Application for 

Conditional Use Permit Support Statement (found on pages 48-50 of the agenda packet 

for the August 12, 2024 Planning Board meeting). 

 

CONCLUSIONS OF LAW 

As a result of the above findings of fact and based on testimony given, application materials 

presented, and supporting documents submitted, the Planning Board concludes the following 

with respect to the Enhanced Performance Standards set forth in section 302.4.D and the 

criteria set forth in Section 308.4 of the Zoning Ordinance: 

 

1.  The site is suitable for the proposal Section 302.4.D.1. 

2. The external impacts of the proposed use on abutting properties and the neighborhood are 

commensurate with the impacts of adjacent existing uses or other uses permitted in the 

zoning district. Section 302.4.D.2 

 

3. The proposal does satisfy the criteria of Section 302.4.D.3. 

 

4. Does satisfy the criteria section 302.4.D.4 

 

5. The proposal does satisfy the criteria of section 302.4.D.5 

 

6. The additional height for Buildings four and five is for the purpose of accommodating a 

parking structure underneath or within the proposed buildings. (Section 308.4) 

 

7. Buildings 4 and 5 are set back from the setback line a minimum distance equal to two feet 

for every one foot of additional building height over 45 feet. (Section 308.4) 

 

Decision  

Now therefore it be it resolved that the Planning Board, on this September 17th day of December 

2024, hereby grants the request of Brickyard One Nominee Trust for a Conditional Use Permit 
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per Section 308.4 for a height of 55 feet for Buildings 4 and 5 as identified in the PURD plan 

set as set forth above and per testimony, plans, and materials submitted. 

  

The MOTION was seconded by Jeremy Rutter. 

 

*The MOTION was approved (6-0). 

________________________________ 

 

A MOTION was made by Richard Ford Burley that: 

 

At a noticed meetings of the Lebanon Planning Board held on July 8, 2024, August 12, 2024, 

September 9, 2024, October 14, 2024, November 12, 2024, December 9, 2024 and December 17, 

2024 there appeared representatives on behalf of Brickyard One Nominee Trust regarding 174 

Hanover St. (Tax Map 48 Lot 4), 0 Hanover Street (Tax Map 48, Lot 2), 0 Hanover Street (Tax 

Map 48, Lot 1) and 238 Hanover Street (Tax Map 63 Lot 1) zoned R-1, R-O-1, R-3 & RL-3. 

Requesting a Conditional Use Permit per Sections 308.2, 310.2, 311A.2, and 501.2 of Zoning 

Ordinance for a proposed 474-unit multi-family Planned Unit Residential Development 

(PURD). PB2024-22-SPRCUP  

 

FINDINGS OF FACT 

Based on testimony given, application materials presented, and supporting documents 

submitted, the Planning Board makes the following findings of fact: 

1. The applicant owns the following 4 properties which they intend to merge into a single 

property following Planning Board approval of the subject application (collectively, 

referred to as the “Property”):  

• 174 Hanover St (Tax Map 48, Lot 4) 

• 0 Hanover St (Tax Map 48, Lot 2) 

• 0 Hanover St (Tax Map 48, Lot 1) 

• 238 Hanover St (Tax Map 63, Lot 1) 

 

2. Per the applicant’s application materials, the property is a total of +/-135.98 acres and 

is split-zoned R-O-1, R-3, R-1, and RL-3. A portion of the Property is the site of the 

former Densmore Brickyard. Other than vacant structures formerly occupied by the 

Densmore Brickyard, a vacant cottage at the north end of Densmore Pond, and a single 

family residence at what is currently 238 Hanover Street, the Property is vacant and 

undeveloped.  

 

3. The applicant proposes to develop the +/-38.18 portion of the Property zoned R-O-1, R-

3, R-1 as a 474-unit multi-building, multi-family Planned Unit Residential Development 

(PURD). All existing structures on the Property will be demolished except for some of 

the Densmore Brickyard kilns that are still standing. The remainder of the Property – 

zoned RL-3 and containing 97.8 acres – is not included as part of the PURD and is 

proposed to remain vacant at this time.  
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4. When the subject application was originally submitted, the applicant had proposed to 

construct ten (10) multi-family dwellings with a total of 473 dwelling units (and a 

maintenance building with an additional dwelling unit). Following feedback from the 

Planning Board and the public at the August and September Planning Board meetings, 

the applicant substantially revised their plans and is now proposing 5 multi-family 

buildings with a total of 422 units at the southern end of the development site and 8 

clusters of townhouses with 51 units at the northern end of the development site (and a 

maintenance building with an additional unit at the proposed northern entrance to 

development).   

 

5. Pursuant to Sections 308.2, 310.2, 311A.2, and 501.2 of the Zoning Ordinance to Section 

307.6.B.2, the applicant requests a Conditional Use Permit for the proposed PURD.  

 

6. In order to grant the requested Conditional Use Permit, the Board must the Board must 

determine that the applicant has satisfied the criteria set forth in Section 501.1.J.1 

(“Approval of CUP Application”) of the Zoning Ordinance. 

 

CONCLUSIONS OF LAW 

As a result of the above findings of fact, and based on testimony given, application materials 

presented, and supporting documents submitted, the Planning Board concludes the following 

with respect to the criteria set forth in Section 501.1.J.1 of the Zoning Ordinance. 

 

a. The site plan prepared pursuant to Section 501.1.E.1 above meets the purpose 

statement set forth in section 501.1.A (PUD Purpose) and the following standards:  

i. In consideration of the Site Resources, the portions of the property most suitable 

for Open Space preservation and those portions most appropriate for development 

have been designated on the plans for those purposes. 

ii. The layout of the designated Open Space area provides the greatest feasible 

public benefit, which is compatible with the applicant's permissible development 

goals, and there is no feasible alternative layout which would yield a significantly 

improved Open Space public benefit, while still fulfilling the applicant’s 

otherwise permissible development objectives.  

iii. To the maximum extent practicable, the plan adheres to the design guidelines 

set forth in section 501.1.G. 

b. All applicable requirements of Section 501.1.E (“Application Requirements”), 

Section 501.1.F (“Open Space”), Section 501.1.H, (“Dimensional Requirements”), 

and Section 501.2 (“Planned Residential Developments”) have been met.  

c. The types of housing units and/or other buildings proposed within the PUD do not 

adversely impact the character of the area.  

d. The PUD does not have any substantial negative or undue impact on the environment 

or on transportation systems, community facilities, utilities and services. 

e. The PUD complies with all requirements of the Site Plan Review Regulations.  

 

DECISION  

Now therefore be resolved that the Planning Board, on this 17th day of December, 2024, hereby 

grants the request of Brickyard One Nominee Trust for a Conditional Use Permit for Sections 

308.2, 310.2, 311A. 2, and 501.2 of the Zoning Ordinance for a 474-unit PURD as set forth 

above, and per testimony, plans, and materials submitted and per the conditions that have been 

read at great length earlier in this meeting. 
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The MOTION was seconded by Brian Ceglarski. 

 

*The MOTION was approved (6-0). 

________________________________ 

A MOTION was made by Richard Ford Burley to extend the meeting to 11:00pm. The MOTION 

was seconded by Eric Stacy. 

 

*The MOTION was approved (6-0). 

________________________________ 

 

A MOTION was made by Richard Ford Burley that the Lebanon Planning Board approves the 

application of Brickyard One Nominee Trust regarding 174 Hanover Street (Tax Map 48 Lot 

4), 0 Hanover Street (Tax Map 48, Lot 2), 0 Hanover Street (Tax Map 48, Lot 1) and 238 

Hanover Street (Tax Map 63, Lot 1), zoned R-1, R-O-1, R-3 & RL-3, PB2024-22-SBRCUP, for 

Site Plan approval to construct a proposed 474 unit multi-family Planned Unit Residential 

Development including  five multi-family buildings containing 422 units and eight townhouse 

clusters containing 51 units, and a maintenance building containing one unit, together with 

parking, utilities, landscaping, access and other related site improvements as shown on plan set 

titled, “The Brickyard Residential Development,” dated May 10, 2024, latest issue December 4, 

2024, prepared by VHB EV Project: 52933.00 (53 sheets plus cover sheet), including any and 

all submissions and testimony provided for and during the public hearing.  

 

In support of this decision, the board finds the applicant has submitted plans, testimony, 

technical data, information, reports and studies that, together satisfactorily demonstrate 

compliance with the applicable requirements of the Site Plan Review Regulations, except as may 

be reasonably addressed through the imposition of certain conditions of approval, set forth 

below, and except as may have been waived pursuant to Section 7.1. 

 

The approval is subject to the conditions gone over at quite at great length earlier in this meeting. 

 

The MOTION was seconded by Eric Stacy. 

 

*The MOTION was approved (6-0). 

_______________________________ 

 

3. STUDY ITEMS 

A. Review of Proposed Amendments to the Zoning Ordinance and Zoning Map 

Discussion continued from December 09, 2024 Planning Board Meeting 

 

Mr. Reichert said the draft amendments in the agenda packet are the current state of the zoning 

approvals based on applicant feedback, board feedback, and public input. 

 

He said Staff recommends the changes to the use codes to the proposed GC1 area for the Route 

120 area that are included in the agenda packet for this meeting. He said the City Council has asked 

that vehicular sales no longer be a non-conforming use in the GC1 zone. He said the City Council 

suggested two options: 

• Add vehicular sales to the GC1 use code and allow that to happen within the entirety of the 

rezoned area. 
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• Refrain from rezoning all the IND-L area south of Heater Rd. 

 

After discussion, the group agreed that the second option was preferable and agreed to keep all 

IND-L areas south of Heater Road as IND-L. 

 

Mr. Reichert said another question was whether to add the R3 zoning district to the Recovery 

House, which is managed by Headrest. He said they are in the process of buying a property within 

the R3 zoning district, and a Recovery House would not be a permissible use in that zone. He said 

it will allow the Recovery House to be built within close proximity to bus stops, which is an 

important resource for residents of the House. Mr. Reichert noted the agenda packet includes 

updated maps for the pattern zones that have been discussed in previous meetings. The group 

discussed clarifying the definition of one-family and two-family dwellings. 

 

A MOTION was made by Richard Ford Burley that the Planning Board endorses the 2024-25 

proposed Zoning Amendments as presented on December 17, 2024 to the Planning Board. The 

MOTION was seconded by Jeremy Rutter.  

 

*The MOTION was approved (6-0). 

 

4. APPROVAL OF MINUTES 

Chair Faunce said they would postpone the review of the November 12, 2024 and November 

25, 2024 meeting minutes to a future meeting. 

 

5. ADJOURNMENT 

 

A MOTION was made by Richard Ford Burley to adjourn the meeting at 10:55pm. The 

MOTION was seconded by Eric Stacy. 

 

*The MOTION was approved (6-0). 

 

The meeting was adjourned at 10:55pm. 

Respectfully submitted, 

Paula Roux 

Recording Secretary 

 


