
LEBANON PLANNING BOARD
MAY 10, 2021 - 6:30 PM

REMOTE VIA MICROSOFT TEAMS
LEBANONNH.GOV/LIVE

1. Call to Order

 A. Review of meeting procedures and NH RSA 91-A “Right-to-Know” 
requirements.

2. Notice of Regional Impact
3. Public Hearing Items

 

A. Virginia Wong, 43 Mechanic Street (Tax Map 106, Lot 34), zoned LD: 
Request for Site Plan Review to convert an existing three (3) unit multi-
family dwelling to a six (6) unit multi-family dwelling. PB2021-11-SPR - 
Applicant has requested a postponement of the completeness 
determination and public hearing to the June 14, 2021 Planning 
Board Meeting.

 

B. Mason Storage, LLC, 38 Spencer Street (Tax Map 78, Lot 39), zoned 
LD: Request for Site Plan Review to construct a 15,000 sq. ft. addition to 
an existing warehouse building. PB2021-13-SPR - Completeness 
Review only, Public Hearing to commence on June 14, 2021 if 
deemed complete

 

C. Quail I, LP, 69 Lily Lane (Tax Map 82, Lot 2, Plot 200), zoned R-3: 
Applicant requests an extension of time per Section 4.10.B of the Site 
Plan Review Regulations to obtain a building permit pursuant to an 
approved Site Plan for a 32-unit, 50,000 square foot building for senior 
housing, together with associated site improvements, to be operated as 
part of the existing Quail Hollow Senior Living Community (PB2019-13-
SPR), originally approved by the Planning Board on September 9, 2019. 
PB2021-12-EXT

 

D. City of Lebanon, 0 Mascoma Street (Tax Map 89, Lot 1), zoned R-1: 
Request for Site Plan Review to demolish an existing maintenance 
building at Valley Cemetery and construct a new 72’ x 36’ building. 
PB2021-15-SPR

 

E. City of Lebanon, 0 Aldrich Avenue (Tax Map 86, Lot 25, Plot 100), 
zoned R-3: Request for Site Plan Review to demolish an existing 
maintenance building at Civic Park and construct a new 68’ x 40’ building. 
PB2021-14-SPR
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Lebanon Planning Board Agenda
May 10, 2021    

 

F. Molloy Development, LLC, 83, 89 & 0 Main Street (Tax Map 72, Lots 
19, 0 & 21), zoned CB: Request for Site Plan Review to convert the 
second floors of the two existing buildings from office to multi-family 
residential. A total of twelve (12) dwelling units are proposed. PB2021-10-
SPR - Application Withdrawn by the Applicant

4. Other Business
5. Approval of Minutes
 A. April 12, 2021
6. Adjournment

The order of agenda items is subject to change. 

Due to the current situation with the COVID-19 Pandemic, the City of Lebanon is offering its meetings via Microsoft 
Teams. Members of the public are encouraged to attend 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 Microsoft Teams software or by phone. Please visit LebanonNH.gov/Live for full details.

THE AGENDA, IN ITS ENTIRETY IS AVAILABLE ON THE CITY’S WEBSITE AT LEBANONNH.GOV 
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Agenda 
Planning Board 
May 10, 2021 
 
 
Agenda Item #3B 
Public Hearing Items 
  
 
 

 
 

 
 

 

Mason Storage, LLC,  
38 Spencer Street  

(Tax Map 78, Lot 39),  
Zoned LD  

PB2021-13-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 
 
 

PLANNING BOARD  

May 10, 2021 Meeting 

Staff Memorandum – PB2021-13-SPR 

__________________________________________________________________________________________ 

APPLICATION INFORMATION 

 
Agenda Item: 3.B 
 
Application ID#: PB2021-13-SPR 
 
Application Type:  
Site Plan Review for a proposed 
addition to an existing warehouse 
building 
 
Property Location & Tax Map: 
38 Spencer Street (Tax Map 78, Lot 
39) 
 
Applicant/Property Owner:  
Mason Storage, LLC 
 
Zoning District: Lebanon 
Downtown (CB) District 
 
Future Land Use Map:  
Central Business District 
 
Property Size:  
+/-1.2 acres (+/-52,272 sq. ft.)  
 
Existing Use & Improvements:  
+/-13,000 sq. ft. warehouse 
constructed in 1984, per the City 
Assessor’s records (a non-
conforming use in the CBD per 
§306.2) 
 
Proposed Use:  
Construct a +/-15,000 sq. ft. building 
expansion; non-conforming 
warehouse use to continue 
 
Overlay Districts: Floodplain 
District  

LEGAL NOTICE 

 
Mason Storage, LLC, 38 Spencer Street (Tax Map 78, Lot 39), zoned 
LD: Request for Site Plan Review to construct a 15,000 sq. ft. addition to 
an existing warehouse building. PB2021-13-SPR 

 

PLANS AND APPLICATION MATERIALS 

 
► Application form 

► Letter dated April 12, 2021, from Daniel Nash, PE, of Advanced 
Geomatics & Design (project description; 2 pages) 

► Letter dated April 12, 2021, from Daniel Nash, PE, of Advanced 
Geomatics & Design (additional project information; 1 page) 

► Letter dated April 12, 2021, from Daniel Nash, PE, of Advanced 
Geomatics & Design (waiver requests; 1 page) 

► Site Plan Review Regulations Technical Checklist (10 pages) 

► Excerpt from plan set titled “Mason Storage, LLC” prepared by Daniel 
A. Nash, PE, dated April 11, 2021, PN: 19-003 (Cover Sheet and Site 
Plan) 

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

► Plan set titled “Mason Storage, LLC” prepared by Daniel A. Nash, PE, 
dated April 11, 2021, PN: 19-003 (9 Sheets) 

► Two (2) photos of exterior of existing building  
 

COMPLETENESS REVIEW & STAFF COMMENTS 

 
In order to accept jurisdiction and commence review of the applicant’s 
proposal, the Planning Board must first determine that the application is 
complete. NH RSA 676:4, I(c)(1). Section 4.7.C.2 (“Initial Completeness 
Determination”) of the Site Plan Review Regulations provides as 
follows:  

 
a.  The Planning & Development Department shall review the 

application for completeness pursuant to the requirements of 
Section 4.7.A and Section 5.1. If the Planning & Development 
finds that the application is complete, or lacks only those items 
or documents for which waiver requests have been submitted, 
then the Planning & Development Department shall make a  
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STAFF MEMORANDUM 

PB2021-13-SPR 
38 Spencer St (78- 39) 

Agenda Item 3.B 
May 10, 2021 PB Mtg 
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51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

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

preliminary determination of whether the waiver requests meet the standards of 
Section 7.2 of these Regulations, and if so, then the Planning & Development 
Department shall recommend to the Board acceptance of the application for review.  
 

b. If the Planning & Development Department finds that the application is not complete 
or that one or more of the waiver requests do not meet the standards of Section 7.2, 
the Planning & Development Department shall so advise the Applicant, who can elect 
to complete the missing submission requirements. […] 

 
The Planning and Development Department has reviewed the application in accordance with the 
Lebanon Site Plan Review Regulations and, per Section 4.7.C.2.b, has requested additional information 
from the applicant in order to make a recommendation to the Board with respect to completeness. It is 
expected that the applicant will submit revised plans and application materials addressing staff’s 
comments and questions before May 10, 2021. Staff will review any such revised materials prior to the 
May 10th meeting and provide the Board with a recommendation at that time as to whether the application 
is complete enough to accept jurisdiction and to commence review.     
 
If the Board deems the application complete, the public hearing should be opened and continued to the 
next regular meeting of the Planning Board scheduled for June 14, 2020.  
 
Prior to making any completeness determination, 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 denies any such waiver request, a finding that the application is incomplete 
would then be appropriate. As described in the attached letter from Daniel Nash, dated April 12, 2021, 
the applicant has requested waivers from the following site plan submission requirements:  
 

• Section 5.1.E.13 – lighting plan requirements. Note that staff has recommended to the applicant 
that a lighting plan is provided as required by Section 5.1.E.13.  
 

• Section 5.1.E.17 & 18 – requiring a stormwater management plan (identified as Mr. Nash’s letter 
as what used to be Section 5.1.G.1). Note that staff has made a preliminary determination (as 
required by Section 4.7.C.2.a) that the requested waivers do not meet the waiver standards of 
Section 7.1, and has requested additional information from the application in order for staff to 
recommend that the application is complete.   

 
Depending on the applicant’s response to staff’s request for the additional information needed to make a 
determination with respect to completeness, additional waiver requests from the submission 
requirements may be requested or may need to be requested by the applicant. 
 
 
Attachments 
 
cc: Shawn Mason, Mason Storage, LLC (via e-mail) 
 Daniel Nash, PE, of Advanced Geomatics & Design (via e-mail)  
 File  
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Agenda 
Planning Board 
May 10, 2021 
 
 
Agenda Item #3C 
Public Hearing Items 
  
 
 

 
 

 
 

 

Quail I, LP, 69 Lily Lane  
(Tax Map 82, Lot 2, Plot 200), 

zoned R-3  
PB2021-12-EXT 
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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  

May 10, 2021 Meeting 

Staff Memorandum – PB2021-12-EXT 

__________________________________________________________________________________________ 

APPLICATION INFORMATION 

 
Agenda Item: 3.C 
 
Application ID#: 
PB2021-12-EXT 
 
Application Type: 
Extension of Site Plan approval for 
a proposed 32-unit senior housing 
complex 
 
Property Location & Tax Map: 
69 Lily Lane (Tax Map 8, Lot 2, 
Plot 200) 
 
Property Owner/Applicant: 
Quail I, L.P. 
 
Property Size: +/-11.93 acres  
 
Zoning District:  
Residential Three (R-3) 
 
Overlay District:  
none 
 
Future Land Use Map: 
Residential – Medium 
 
Existing Improvements and Use:  
+/-115,944 sq. ft. (gross) multi-
story building constructed in 1999 
containing 114 senior housing 
dwelling units; a conforming use 
per §310.2 
 
Proposed Improvements and Use:  

• 3-story, 40-unit senior housing 
complex with congregate care  

• no changes to building or use 
 
 

HEARING NOTICE 

Quail I, LP, 69 Lily Lane (Tax Map 82, Lot 2, Plot 200), zoned R-3: 
Applicant requests an extension of time per Section 4.10.B of the Site Plan 
Review Regulations to obtain a building permit pursuant to an approved 
Site Plan for a 32-unit, 50,000 square foot building for senior housing, 
together with associated site improvements, to be operated as part of the 
existing Quail Hollow Senior Living Community (PB2019-13-SPR), 
originally approved by the Planning Board on September 9, 2019. PB2021-
12-EXT  

APPLICATION AND OTHER MATERIALS 

 
► Application form 

► Memo from John Giebink, Quail I, LP, dated April 9, 2021 (1 page)  

► E-mail from Tim Corwin, Senior Planner, dated March 23, 2021 (1 
page)  

► Notice of Action dated September 9, 2019 for PB2019-13-SPR (3 
pages) 

COMPLETENESS REVIEW 

 
This application has been reviewed in accordance with the Lebanon Site 
Plan Review Regulations. The Planning and Development Department 
recommends that the Board find that the application is complete enough to 
accept jurisdiction and to commence review. 

APPLICATION OVERVIEW 

 

 
The subject property is currently improved with a 115,944 sq. ft., “t”-shaped 
building containing 114 congregate care living units. The existing building 
is shown Figure 1 below. On September 9, 2019, the Planning Board 
approved a Site Plan application to construct a second building on the 
subject property (PB2019-13-SPR). The proposed building will be 50,000 
sq. ft. in size and three (3) stories in height, and will contain 32 senior 
housing dwelling units with congregate care living facilities. Of the 32 
proposed units, 16 will be two-bedroom and 16 will be one-bedroom. It will 
act as an extension to the existing Quail Hollow Community, which provides 
independent living with a variety of optional support services. Construction 
of the new building will be accompanied by associated site improvements 
including new utilities, stormwater management facilities, landscaping, 
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51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

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

lighting, and parking. To date, the applicant has not yet begun construction, nor have they obtained a 
building permit. 
 
For the reasons set forth in the attached memo from John Giebink, dated April 9, 2021, the applicant is 
now requesting a two-year extension of the September 9, 2019, Planning Board site plan approval 
(PB2019-13-SPR).  
 
Figure 1. Bird’s eye view of subject property (looking west).  

 
Image ©2015 Pictometry  (image taken 5/3/2015) 

 

STAFF COMMENTS 

 
Section 4.10.A of the Site Plan Review Regulations requires that an applicant obtain a building permit 
within two (2) years of the site plan approval. If a building permit is not obtained within two years, the site 
plan approval is void. In this case, should the applicant not obtain a building permit by September 9, 
2021, the applicant’s Site Plan approval (PB2019-13-SPR) will be void.  
 
Section 4.10.B of the Site Plan Review Regulations allows the Planning Board to grant an extension of 
up to two (2) additional years beyond the original expiration date. Accordingly, in this case, the Board 
may extend the deadline to obtain a building permit to any date up to and including September 9, 2023.  
 
In determining whether to grant an extension (and the duration of any such extension), Section 4.10.C 
provides that “the Board shall consider the totality of the circumstances, including the extent and 
complexity of the conditions precedent, and whether the need for more time is attributable to unusual 
circumstances beyond the control of the Applicant, rather than to the Applicant's neglect or failure to 
proceed with reasonable promptness.” 
 
For quick reference, the relevant sections of 4.10 of the Site Plan Review Regulations are included below: 
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51 NORTH PARK STREET, LEBANON, NEW HAMPSHIRE 03766 

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

Section 4.10 – Expiration of Site Plan Approval 
 

A. Any approved site plan for which a Building Permit has not been obtained within two (2) 
years of the date of the original approval shall be considered void; however, the Board 
may, for good cause, specify in the original Notice of Action some alternative time limit for 
obtaining a Building Permit. The voiding of an approval under this paragraph shall 
terminate the vesting of the application against changes in regulations, as set forth in RSA 
676:12,VI and RSA 674:39.  

 
B. Notwithstanding paragraph A above, the Board may grant an extension of up to two (2) 

additional years beyond the original expiration date. A request for such an extension must 
be submitted by the Applicant to the Planning Office prior to such expiration date, and 
requests for extension of the site plan approval received after the expiration date will not 
be considered by the Board. An extension may be granted only after a public hearing with 
notice as provided in Section 4.8 of these Regulations. 

 

C. In determining whether to grant such an extension, the Board shall consider the totality of 
the circumstances, including the extent and complexity of the conditions precedent, the 
extent of the progress made by the Applicant toward satisfying the conditions-precedent 
and/or starting construction, and whether the need for more time is attributable to 
unusual circumstances beyond the control of the Applicant, rather than to the Applicant’s 
neglect or failure to proceed with reasonable promptness. The Board shall indicate in its 
minutes the reason(s) for its decision on an extension request under this Section. The 
Board shall grant no more than one extension for any site plan, unless it determines, based 
on legal advice, that such extension is required in order to prevent a violation of 
constitutional rights. 

 

STAFF RECOMMENDATIONS 

 
If the Planning Board moves to approve the extension 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 following conditions: 
 

1. The applicant shall be required to obtain a Building Permit from the Planning and Development 
Department by ______________ (TBD by the Board, but can be no later than September 9, 
2023). 
 

2. The applicant shall satisfy and comply with the Planning Board Notice of Action for PB 2019-13-
SPR, dated September 9, 2019, and all conditions of approval thereof.  

 
 
 
 
Attachments 
 
cc: John Giebink, Quail I, LP (via e-mail) 
 File  
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City of Lebanon,  
0 Mascoma Street  

(Tax Map 89, Lot 1),  
zoned R-1  
PB2021-15-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 
 
 

PLANNING BOARD  

May 10, 2021 Meeting 

Staff Memorandum – PB2021-15-SPR 

__________________________________________________________________________________________ 

APPLICATION INFORMATION 

 
Agenda Item: 3.D 
 
Application ID#: 
PB2021-15-SPR 
 
Application Type: 
Site Plan Review (advisory)  
 
Property Location: 
0 Mascoma Street (Tax Map 89, 
Lot 1) 
 
Property Owner/Applicant: 
City of Lebanon  

 
Property Size: 
+/-6.43 acres  
 
Existing Use:  

Municipal cemetery  
 
Proposed Improvements:  
Construction of new maintenance 
building  
 
Overlay Districts:  

none 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

HEARING NOTICE 

City of Lebanon, 0 Mascoma Street (Tax Map 89, Lot 1), zoned R-1: 
Request for Site Plan Review to demolish an existing maintenance building 
at Valley Cemetery and construct a new 72’ x 36’ building. PB2021-15-SPR 

NOTE: This application will be reviewed as a Governmental Land Use 
pursuant to NH RSA 674:54). 

PLANS AND OTHER SUBMISSIONS 

 
► Application form 

► Site plan  

► Architectural renderings and building specifications  

► Project description and photographs  

COMPLETENESS REVIEW 

 
This application is being reviewed in accordance with New Hampshire RSA 
674:54, Governmental Land Uses. As such, there is no completeness 
review for this project. In addition, any comments on the proposal by the 
Planning Board and City staff are considered non-binding on the applicant. 
 
Figure 1. Location Map. 
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APPLICATION OVERVIEW 

 

The subject property is owned by the City of Lebanon and is used as a municipal cemetery known as 
Valley Cemetery. As described in the attached materials, the applicant proposes remove and replace the 
existing maintenance building. The size of the proposed building is more than 1,000 sq. ft. greater than 
the existing building. As such, the project would ordinarily require Site Plan Review pursuant to Section 
3.1.C.2 of the Site Plan Review Regulations. However, because the property is owned by the City of 
Lebanon and is improved with a public recreation facility, the project qualifies as a Governmental Land 
Use pursuant RSA 674:54 and, therefore, is not subject to the Site Plan Review Regulations. 
 
Nevertheless, the Planning Board is permitted to conduct a public hearing on the project, as set forth in 
NH RSA 674:54, II:  

The […] city […] shall give written notification to the […] planning board […] of a 
municipality of any proposed governmental use of property within its jurisdiction, which 
constitutes a substantial change in use or a substantial new use. Written notification shall 
contain plans, specifications, explanations of proposed changes available at the time, a 
statement of the governmental nature of the use as set forth in paragraph I, and a 
proposed construction schedule. Such notification shall be provided at least 60 days prior 
to the beginning of construction. Either the governing body or planning board of the 
municipality may conduct a public hearing relative to the proposed governmental use. A 
representative of the governmental entity which provided notice shall be available to 
present the plans, specifications, and construction schedule, and to provide explanations. 
The governing body or planning board may issue nonbinding written comments relative to 
conformity or nonconformity of the proposal with normally applicable land use regulations 
to the sponsor of the governmental use within 30 days after the hearing. 

 
Figure 1. Aerial View of Existing Building (looking south).  
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 CITY OF LEBANON 
 APPLICATION FOR 

SPECIAL EXCEPTION          ☐ ☐ SITE PLAN REVIEW 

VARIANCE          ☐ ☐ SUBDIVISION 

MOTION FOR REHEARING          ☐ ☐ LOT LINE ADJUSTMENT 

APPEAL OF AN ADMIN. DECISION          ☐ ☐ CONDITIONAL USE PERMIT 

☐ O TH ER _________________________  

PROPERTY OWNER (APPLICANT): 

NAME:        TEL.#: 

MAILING ADDRESS: 

E-MAIL ADDRESS: 

CO-APPLICANT, AGENT, OR LESSEE: 

NAME:        TEL.#: 

MAILING ADDRESS: 

E-MAIL ADDRESS: 

PROJECT LOCATION: 

TAX MAP #:   LOT#:   PLOT #:   ZONE: 

STREET ADDRESS OF PROJECT: 

IS THIS PROPERTY LOCATED IN THE: WETLANDS ☐ YES   ☐ N O  HISTORIC DISTRICT ☐ YES   ☐ N O  

     FLOOD PLAIN ☐ YES   ☐ N O  

SCOPE OF PROJECT: 

 

 

TYPE OF OCCUPANCY: 

EXISTING ☐ VACAN T  ☐ O N E FAM ILY   ☐ TW O  FAM ILY   ☐ M ULTI-FAMILY   ☐ CO M M ERCIAL   ☐ IN D U STRIAL 
PROPOSED ☐ VACAN T  ☐ O N E FAM ILY   ☐ TW O  FAM ILY   ☐ M ULTI-FAMILY   ☐ CO M M ERCIAL   ☐ IN D U STRIAL 
IF USE IS COMMERCIAL OR INDUSTRIAL, PLEASE NOTE SPECIFIC 
USE:____________________________________________ 

SIGNATURE BLOCK: 

FOR PLANNING BOARD APPLICATIONS ONLY: I, the undersigned, hereby submit this application on the date noted 
below with the knowledge and understanding that the Planning Board shall determine if the submitted application is 
complete according to its regulations at its next regularly scheduled meeting on ________________________, 20____, 
unless I personally request, in writing, that the Board delay its determination of completeness to a later date. 
PROPERTY 
OWNER:________________________________________________________________DATE:______________________ 
NOTE:  IF, AS OWNER, YOU WISH TO DESIGNATE AN AGENT TO ACT ON YOUR BEHALF, PLEASE READ THE 
FOLLOWING AND SIGN BELOW:  I hereby designate the person listed above as my agent for the purpose of procuring 
the necessary local permits for the proposed work as described herein.  Representations made by my agent may be 
accepted as though made by me personally, and I understand that I am bound by any official decision made on the basis 
of such representation. 
PROPERTY 
OWNER:________________________________________________________________DATE:______________________ 

DATE RECEIVED FILE # (MAP/LOT) APPLICATION # FEE - $ AMOUNT DATE PAID VOUCHER # 

      
(Last Revised 4/04/18) 

R1

Municipal use
X
X

Demolation of Existing Valley Cemetery Maintenace Building and construction of a new
maintenance building including a office, bathroom and break room for City Staff

X

X

X

0 Mascoma Street

189

james.donison@lebanonnh.gov

51 No. Park Street, Lebanon, NH 03766

603-448-5220City of Lebanon

X

DocuSign Envelope ID: 34AF2B9E-0ED6-4AE5-8D83-BBE590DB04FA

May 10, 2021

4/22/2021James Donison

4/22/2021
Shaun Mulholland
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City of Lebanon, NH February 4, 2021

Valley Cemete ry Mainte nance Buildi ng Site Plan

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Lebanon, NH makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.

Geometry updated 10/23/2018
Data updated 11/18/2018

1" = 45 ft

FIGURE 1
Proposed Valley Cemetery
Maintenace Building

0 Mascoma Street
Lot 89-1

6.43 acres, R1 Zone

City of lebanon

DPW to demolish
existing building
and preserve
existing tomb
vault

Proposed 72'x36'
Maintenace
Building

4" dia
SRD35
sewer pipe

1,500 gal
septic tank

Subsurface
System
Enviro-Septic
system; 6
pipes, 20ft =
156 ft total
length

8 pipes, 20ft
= 160 ft total
length

Distributi
on Box -
1 outlet

8'-0"

31
'-0

"

72'-0"

36
'-0

"

DocuSign Envelope ID: 34AF2B9E-0ED6-4AE5-8D83-BBE590DB04FA

Page 36 of 63



exterior "zip strip"
plywood sheeting all
joints and taped

Valley Cemetery Building
4/8/21 Revised Bldg Permit
City of Lebanon DPW
Sheet 1 of 5

Vinyl siding
Monogram Granite
entire building and
Provide vinyl soffit
and alumimun coil
stock trim

insulation: Exterior walls with
5.5" closed spray foam
insulation R-Value=38.5, Ceiling
w/ 8" closed spray foam
insulation w/ R-value = 56

Conc walls to extend
12" above grade, see
sheet 5 foundation
plan and insulate with
4" foam board to top
of conc curb and
install drip edge at top

20.4' 26'

12'6"

construct 36'x72' building on
concrete slab, trussed
saltbox style, 2x6 - 16" oc.
walls, back wall 12'6"', front
side of roof 20.4 on a 12/12
pitch and back side 26.0' on
a 8/12 pitch, and inside
ceiling height 12'6".  Interior
partitons to create a
bathroom, 12'x8'; break
room, 12'x16', and 12'x12'
office with interior metal fire
rated doors, 36" width

4 windows; double paine w/
screens and grills., 36'x48" - 1
windows on right side, and 3 on
left side: 1 window for bath, 1
windows for break room and 1
windows for office

2 exterior fiberglass
insulated fire rated main
doors, 36" wide; one on
left side and one on
front to office. and fire
rated metal fiberglass
between garage and
breakroom and two
interior fiberglass doors
32" width

archirectural
shingles and high
temp ice and
watershield - entire
roof

2-12'x10' & 1-8x10 white insulated R-18
(Raynor Aspen) commercial rated
garage colonial raised panel doors with
a row of insulated glass in each and
permiter weather seal, with commercially
rated 3-1/2 hp garage door openers - 15"
radius track

72'
36'
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Planning Board Application – Written Project Description 

Valley Cemetery Building Replacement 
    

 

 

1.  DEPARTMENT: Department of Public Works Cemetery Division  

2.  PROJECT TITLE & NUMBER: Valley Cemetery Building Replacement  

3. PURPOSE OF PROJECT REQUEST: New Project to replace the existing building 

at the Valley Cemetery to address safety of the building.  The existing building structure 

has deteriorated including rotting at the wooden sills, the rear wall has detached from the 

building.  The new building will be a 36’x72’ designed to include space for winter 

maintenance equipment and for the winter road brine solution equipment.  Included will 

be the replacement of the existing septic. 

 

4.  DEPARTMENT PRIORITY: High priority as building has extensive deteriorated 

structure including rot around all sills and walls of the building, the ceiling inside has begun 

to fall and rear wall has become detached from the foundation.  

 

5.  LOCATION: Valley Cemetery on Mascoma Street 

 

6.  PROJECT DESCRIPTION/JUSTIFICATION: 

 

The purpose of this project is to replace existing building at Valley Cemetery with new 

36’x72’ building including new concrete foundation with frost walls and concrete sills to 

eliminate future sill rot and deterioration of the building with insulation below the concrete 

slab and frost walls as well as blown in insulation.  Project would also include the 

installation of a replacement septic system.   

 

The current size of the building is twenty-four (24) feet deep by seventy-two (72) feet long.  

It has three (3) bays that are utilized to maintain all equipment utilized in the maintenance 

of cemetery’s as well as some parks and green spaces throughout the City. It also has 

lavatory facility’s inside that are not currently handicap accessible, and a break room for 

the staff to utilize while on the premises.  In a level below the individual bay at the western 

side of the building is the Lebanon City Tomb which in the winter months is utilized to 

house the human remains of individuals typically buried in our surrounding community’s 

as their cemeteries are not open during the winter months. The current building is also on 

a septic system as the distance of the building to the road where sewer services are is 

over 500 feet.  The age of the current subsurface system is unknown.  The subsurface 

system was recently discovered in 2020 as it had been thought to be on City sewer. 
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Planning Board Application – Written Project Description 

 

It is recommended to also increase the size/depth of the building by twelve (12) feet in 

the proposed area that the storage of equipment would be to accommodate additional 

storage of Operations and Maintenance equipment throughout the seasonal months, as 

well as provide space to accommodate the equipment to produce the salt brine product 

to treat our City Streets in the winter months. This salt brine system will reduce the usage 

of salt on roads, salt runoff into streams, lower the overall cost of materials to treat city 

streets in the winter months and lessen the amount of overtime needed to currently keep  

city streets passable on main routes. It is proposed this building also be constructed to 

help with the City’s master plan of becoming as energy efficient as possible.  The 

proposed new building would have insulated garage doors and insulated walls and double 

pained windows to reduce heat loss. The building may include roof mounted solar panels. 

 

Pictures of Existing Building 
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Agenda 
Planning Board 
May 10, 2021 
 
 
Agenda Item #3E 
Public Hearing Items 
  
 
 

 
 

 
 

 

City of Lebanon,  
0 Aldrich Avenue  

(Tax Map 86, Lot 25, Plot 100), 
zoned R-3  
PB2021-14-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 
 
 

PLANNING BOARD  

May 10, 2021 Meeting 

Staff Memorandum – PB2021-14-SPR 

__________________________________________________________________________________________ 

APPLICATION INFORMATION 

 
Agenda Item: 3.E 
 
Application ID#: 
PB2021-14-SPR 
 
Application Type: 
Site Plan Review (advisory)  
 
Property Location: 
0 Aldrich Avenue (Tax Map 86, 
Lot 25, Plot 100) 
 
Property Owner/Applicant: 
City of Lebanon  

 
Property Size: 
+/-8.5 acres  
 
Existing Use:  

Municipal recreational fields  
 
Proposed Improvements:  
Construction of new maintenance 
building 
 
Overlay Districts:  
none 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

HEARING NOTICE 

City of Lebanon, 0 Aldrich Avenue (Tax Map 86, Lot 25, Plot 100), 
zoned R-3: Request for Site Plan Review to demolish an existing 
maintenance building at Civic Park and construct a new 68’ x 40’ building. 
PB2021-14-SPR 

NOTE: This application will be reviewed as a Governmental Land Use 
pursuant to NH RSA 674:54). 

PLANS AND OTHER SUBMISSIONS 

 
► Application form 

► Written description  

► Site plan  

► Architectural renderings and building specifications  

COMPLETENESS REVIEW 

 
This application is being reviewed in accordance with New Hampshire RSA 
674:54, Governmental Land Uses. As such, there is no completeness 
review for this project. In addition, any comments on the proposal by the 
Planning Board and City staff are considered non-binding on the applicant. 
 
Figure 1. Location Map. 
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STAFF MEMORANDUM 

PB2021-14-SPR 
0 Aldrich Avenue (86-25-100) 

May 10, 2021 Meeting 
Page 2 of 2 

 

____________________________________________________________________________________________________________ 

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 owned by the City of Lebanon and is used as a municipal park known as Civic 
Park. The property is improved with recreational fields and a maintenance building. As described in the 
attached materials, the applicant proposes remove and replace the maintenance building. The size of 
the proposed building is more than 1,000 sq. ft. greater than the existing maintenance building. As such, 
the project would ordinarily require Site Plan Review pursuant to Section 3.1.C.2 of the Site Plan Review 
Regulations. However, because the property is owned by the City of Lebanon and is improved with a 
public recreation facility, the project qualifies as a Governmental Land Use pursuant RSA 674:54 and, 
therefore, is not subject to the Site Plan Review Regulations. 
 
Nevertheless, the Planning Board is permitted to conduct a public hearing on the project, as set forth in 
NH RSA 674:54, II:  

The […] city […] shall give written notification to the […] planning board […] of a 
municipality of any proposed governmental use of property within its jurisdiction, which 
constitutes a substantial change in use or a substantial new use. Written notification shall 
contain plans, specifications, explanations of proposed changes available at the time, a 
statement of the governmental nature of the use as set forth in paragraph I, and a 
proposed construction schedule. Such notification shall be provided at least 60 days prior 
to the beginning of construction. Either the governing body or planning board of the 
municipality may conduct a public hearing relative to the proposed governmental use. A 
representative of the governmental entity which provided notice shall be available to 
present the plans, specifications, and construction schedule, and to provide explanations. 
The governing body or planning board may issue nonbinding written comments relative to 
conformity or nonconformity of the proposal with normally applicable land use regulations 
to the sponsor of the governmental use within 30 days after the hearing. 

 
Figure 2. Aerial View of Subject Property (looking south). 
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 CITY OF LEBANON 
 APPLICATION FOR 

SPECIAL EXCEPTION          ☐ ☐ SITE PLAN REVIEW 

VARIANCE          ☐ ☐ SUBDIVISION 

MOTION FOR REHEARING          ☐ ☐ LOT LINE ADJUSTMENT 

APPEAL OF AN ADMIN. DECISION          ☐ ☐ CONDITIONAL USE PERMIT 

☐ O TH ER _________________________  

PROPERTY OWNER (APPLICANT): 

NAME:        TEL.#: 

MAILING ADDRESS: 

E-MAIL ADDRESS: 

CO-APPLICANT, AGENT, OR LESSEE: 

NAME:        TEL.#: 

MAILING ADDRESS: 

E-MAIL ADDRESS: 

PROJECT LOCATION: 

TAX MAP #:   LOT#:   PLOT #:   ZONE: 

STREET ADDRESS OF PROJECT: 

IS THIS PROPERTY LOCATED IN THE: WETLANDS ☐ YES   ☐ N O  HISTORIC DISTRICT ☐ YES   ☐ N O  

     FLOOD PLAIN ☐ YES   ☐ N O  

SCOPE OF PROJECT: 

 

 

TYPE OF OCCUPANCY: 

EXISTING ☐ VACAN T  ☐ O N E FAM ILY   ☐ TW O  FAM ILY   ☐ M ULTI-FAMILY   ☐ CO M M ERCIAL   ☐ IN D U STRIAL 
PROPOSED ☐ VACAN T  ☐ O N E FAM ILY   ☐ TW O  FAM ILY   ☐ M ULTI-FAMILY   ☐ CO M M ERCIAL   ☐ IN D U STRIAL 
IF USE IS COMMERCIAL OR INDUSTRIAL, PLEASE NOTE SPECIFIC 
USE:____________________________________________ 

SIGNATURE BLOCK: 

FOR PLANNING BOARD APPLICATIONS ONLY: I, the undersigned, hereby submit this application on the date noted 
below with the knowledge and understanding that the Planning Board shall determine if the submitted application is 
complete according to its regulations at its next regularly scheduled meeting on ________________________, 20____, 
unless I personally request, in writing, that the Board delay its determination of completeness to a later date. 
PROPERTY 
OWNER:________________________________________________________________DATE:______________________ 
NOTE:  IF, AS OWNER, YOU WISH TO DESIGNATE AN AGENT TO ACT ON YOUR BEHALF, PLEASE READ THE 
FOLLOWING AND SIGN BELOW:  I hereby designate the person listed above as my agent for the purpose of procuring 
the necessary local permits for the proposed work as described herein.  Representations made by my agent may be 
accepted as though made by me personally, and I understand that I am bound by any official decision made on the basis 
of such representation. 
PROPERTY 
OWNER:________________________________________________________________DATE:______________________ 

DATE RECEIVED FILE # (MAP/LOT) APPLICATION # FEE - $ AMOUNT DATE PAID VOUCHER # 

      
(Last Revised 4/04/18) 

R3

Municipal use
X
X

Demolation of Existing Civic Park Recreational Maintenace Building and construction of a
new maintenance building including a coaches office and bathroom for City Staff

X

X

X

0 Aldrich Avenue

25-10086

james.donison@lebanonnh.gov

51 No. Park Street, Lebanon, NH 03766

603-448-5220City of Lebanon

X

DocuSign Envelope ID: 34AF2B9E-0ED6-4AE5-8D83-BBE590DB04FA

4/22/2021
James Donison

May 10, 2021

Shaun Mulholland 4/22/2021
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Planning Board Application – Written Description 
 

Civic Park Recreation Maintenance Building Project 
    

 

1. DEPARTMENT: Recreation, Arts and Parks    

 

2. PURPOSE OF PROJECT: Parks Storage and Maintenance Building.  

 

3.  DEPARTMENT PRIORITY:  High Priority 

 

4.  LOCATION:  Civic Memorial Park 

 

6.  PROJECT DESCRIPTION/JUSTIFICATION: 

 

The purpose of this project is to build a 40’ x 56’ maintenance/storage garage with 

a 12’x30’ lean-to off of the rear of the proposed building, and attached 12’x10’ 

coaches’ storage room. This facility will replace storage lost due to the 

development of 20 Spencer St. (Old DPW garage).  This building will also include 

an ADA compliant restroom. Currently Recreation Arts & Parks has maintenance 

and programs equipment located in a temporary container storage, and all vehicles 

and trailers are out in the elements year-round.  The building will replace an 

inadequate single bay garage with restroom currently onsite.   

 

We will have the existing building and foundation demolished, pour a new 

foundation with frost walls, and utilize existing water and sewer service. The 

orientation of the new building will also turn approximately 90 degrees so that we 

can install solar panels on a southerly exposure roof. 
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City of Lebanon, NH January 15, 2021

Civic Park Recrea tion Mainte nance Buildi ng Site Plan

Property Information

Property ID 89-1
Location 0 MASCOMA ST
Owner CITY OF LEBANON

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Lebanon, NH makes no claims and no warranties,
expressed or implied, concerning the validity or accuracy of
the GIS data presented on this map.

Geometry updated 10/23/2018
Data updated 11/18/2018

1" = 60 ft

Figure 2
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exterior
Doors

3 Garage
Doors - 2 at
 12' wide
x10' high
and 1 at 8'w
x 10'h, see
specification
on sheet 2

12'x30' Pavlion and
Coaches Room with
exterior door and interior
fire rated doors -see
floor plan layout

Civic Park Recreation
Maintenance Building
Feb 2021
City of Lebanon DPW
Sheet 1 of 5

Vinyl siding
Monogram Granite
entire building and
Provide vinyl soffit
and alumimun coil
stock trim

insulation: Option 1: fiberglass on wall
6" and ceiling 12"; Option 2: Exterior
walls with 5.5" closed spray foam
insulation R-Value=38.5, Ceiling w/ 8"
closed spray foam insulation w/
R-value = 56

Base Bid: Conc walls to
extend 12" above grade,
see sheet 4 foundation
plan. Provide optional
price to insulate with 2"
foam board. Bid Alt: see
sheet 5 for special
insulation

22.6' 28.8'

12'6"

construct 40'x68'' building
on concrete slab, trussed
saltbox style, 2x6 - 16" oc.
walls, back wall 12'6"', front
side of roof 22.6' on a 12/12
pitch and back side 28.8' on
a 8/12 pitch, and inside
ceiling height 12'6".  Interior
partitions to create a
bathroom, 10'x10'; and
12'x10' coaches room with
interior metal fire rated door,
36" width, and 30'x12'
pavilion extension

1 window;
double
paine w/
screen and
grill.,
36'x48"

3 exterior metal fire
rated main doors, 36"
wide; one on garage,
one into coaches room
and 1 into bathroom,
Interior door and fire
rated metal door
between garage and
coaches room 32" width

archirectural
shingles and high
temp ice and
watershield - entire
roof

3- white insuluated
commercial rated garage
doors with a row of glass in
each, with commercially
rated garage door openers

68' 

40'
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Agenda 
Planning Board 
May 10, 2021 
 
 
Agenda Item #5A 
Approval of Minutes 
  
 
 

 
 

 
 

 

April 12, 2021 
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DRAFT 
LEBANON PLANNING BOARD 

Regular Meeting 
Monday, April 12, 2021, 6:30 PM 

Remote Via Microsoft Teams 
LebanonNH.gov/Live 

 
ROLL CALL OF 
MEMBERS PRESENT:  Bruce Garland (Chair), Matthew Hall (Vice-Chair), Karen Zook (Council 

Representative), Kim Chewning, Joan Monroe, Kathie Romano, and 
Laurel Stavis  

 
MEMBERS ABSENT:           Jeremy Rutter, Gregorio Amaro 
 
STAFF PRESENT:  David Brooks (Planning Director), Tim Corwin (Senior Planner), Brian 

Vincent (City Engineer) 
 

1. Call to Order  Chair Garland called the meeting to order at 6:31 PM. 1 
 2 

A. Review of meeting procedures and NH RSA 91-A “Right-to-Know” requirements. 3 
 4 
Mr. Corwin shared the State directive and participation details for the online meeting in Microsoft Teams. 5 
All members identified themselves.  6 
 7 
Chair Garland conducted a roll call of members present as reported above. An overview of the meeting 8 
agenda was outlined. 9 
 10 
 11 
2. Notice of Regional Impact 12 

The following applications were received by the Planning & Development Department on or before April 13 
12, 2021: 14 

Molloy Development, LLC, 89 & 0 Main Street (Tax Map 72, Lots 20 & 21), zoned CB: Request for 15 
Site Plan Review to convert the second floors of the two existing buildings from office to multi-family 16 
residential. A total of twelve (12) dwelling units are proposed. PB2021-10-SPR 17 

Virginia Wong, 43 Mechanic Street (Tax Map 106, Lot 34), zoned LD: Request for Site Plan Review 18 
to convert an existing three (3) unit multi-family dwelling to a six (6) unit multi-family dwelling. 19 
PB2021-11-SPR 20 

Quail I, LP, 69 Lily Lane (Tax Map 82, Lot 2, Plot 200), zoned R-3: Applicant requests an extension 21 
of time per Section 4.10.B of the Site Plan Review Regulations to obtain a building permit pursuant to an 22 
approved Site Plan for a 32-unit, 50,000 square foot building for senior housing, together with associated 23 
site improvements, to be operated as part of the existing Quail Hollow Senior Living Community 24 
(PB2019-13-SPR), originally approved by the Planning Board on September 9, 2019. PB2021-12-EXT 25 

Mason Storage, LLC, 38 Spencer Street (Tax Map 78, Lot 39), zoned LD: Request for Site Plan 26 
Review to construct a 15,000 sq. ft. addition to an existing warehouse building. PB2021-13-SPR 27 
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Lebanon Planning Board Minutes, April 12, 2021 Page 2 

 1 
The Planning Office recommends that none of applications above have the potential for regional impact.  2 
 3 
A MOTION by Laurel Stavis that the applications above have no potential for regional impact. 4 
Seconded by Kathie Romano 5 
 6 
Roll Call Vote: 7 
Voting in Favor – Ms. Chewning, Ms. Stavis, Mr. Garland, Ms. Monroe, Ms. Zook, Ms. Romano, Mr. 8 
Hall 9 
Voting Against – None 10 
*The MOTION was approved (7-0) 11 
 12 
 13 
3. Public Hearing Items 14 
 15 

A. XYZ Dairy, LLC, 55 Crafts Avenue & 0 Beyerle Street (Tax Map 58, Lots 20 & 16 
18), zoned R-3: Request for a Boundary Line Adjustment. PB2021-08-BLA 17 
 18 

Mr. Corwin stated that Planning Department Staff reviewed the application and recommend that it is 19 
complete enough for the Planning Board to accept jurisdiction and commence review. 20 
 21 
A MOTION by Joan Monroe that the Lebanon Planning Board finds the application of XYZ Dairy, 22 
LLC, for a proposed Boundary Line Adjustment between 55 Crafts Avenue & 0 Beyerle Street (Tax Map 23 
58, Lots 20 & 18), PB2021-08-BLA, IS complete enough to accept jurisdiction and commence review. 24 
Seconded by Matthew Hall  25 
 26 
Roll Call Vote: 27 
Voting in Favor – Mr. Hall, Mr. Garland, Ms. Monroe, Ms. Zook, Ms. Romano, Ms. Chewning, Ms. 28 
Stavis  29 
Voting Against - None 30 
*The MOTION was approved (7-0). 31 
 32 
Chet Clem of Lyme Properties attended representing XYZ Dairy LLC. Mr. Clem noted on Page 3 of the 33 
packet, which states, “…at the request of the applicant,” the comment was related to all of the paper 34 
streets. In the March 8, 2021 minutes on Page 9, he suggested a correction that should read, “…a segment 35 
of Beyerle Street,” not Crafts Ave. Mr. Clem referred to Page 5 in the packet and inquired about the 36 
minimum width requirement that was flagged as an uncertainty.  37 
 38 
Mr. Corwin explained that this is a straight forward application with one condition of approval that is 39 
standard for that type of application. Regarding the zoning comments on Page 3, to the extent that the lot 40 
may be non-conforming to the minimum width requirement, it will remain so. It may or may not meet the 41 
width requirement, but whatever the status is, if it is nonconforming, the boundary line adjustment would 42 
not exacerbate that nonconformity. The width requirement is similar to the frontage requirement 43 
 44 
Mr. Clem stated that the core of the issue for XYZ Dairy is to understand how the minimum width relates 45 
to the frontage requirement and affects the properties. Mr. Corwin stated that the minimum width 46 
requirement takes the place of a frontage requirement. If the applicant is asking for further clarification, 47 
the Board would have to continue the application, but it can be approved without it. 48 
 49 
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Ms. Stavis inquired about the concept of “paper streets.” Mr. Brooks explained that when subdivision 1 
plats are approved by the Planning Board, there is an assumption that the streets being created are 2 
dedicated to public use. When plats are recorded, but the streets are never actually built, they are 3 
considered to be “paper streets.” State law has changed regarding paper streets over the years. In some 4 
cases, when plats are recorded but the streets are never created or accepted, the dedications expire after 20 5 
years. At other times, the dedications live on forever unless explicitly rejected by the City Council. The 6 
City Attorney has not completed the title research for all of the paper streets in this area, but did complete 7 
the one for Beyerle Street. Mr. Brooks expects all the title work to be completed in the next few weeks, 8 
when it will be shared. 9 
 10 
Ms. Romano asked for clarification as to what the access would be to the proposed lots if the streets are 11 
not there. Mr. Brooks explained that Crafts Avenue is a built road, and one property fronts on that road. 12 
The other fronts on Beyerle Street, and the City has no right or title to that street. The applicant is 13 
changing the boundary line so that it would absorb the former right of way to the center line for both 58-14 
18 and 58-20. Lot 58-18 is nonconforming and may not have physical access to any street. 15 
 16 
Mr. Corwin stated that the issue of street access doesn’t impact the boundary line adjustment change, 17 
which is a routine matter. The Planning Board just needs to know that there are nonconforming factors. 18 
The lots would remain two parcels meeting at the center line of the paper street, and the line between the 19 
two lots is shifting with no impact on access. 20 
 21 
Mr. Brooks agreed that they would become contiguous parcels. 22 
 23 
Mr. Clem noted that there is rear access from another street as the driveway for 58-18. 24 
 25 
Chair Garland invited public comment. Hearing none, the Public Hearing was closed. 26 
 27 
Matthew Hall moved that the Lebanon Planning Board APPROVE the application of XYZ Dairy, LLC 28 
for a Boundary Line Adjustment of lands located at 55 Crafts Avenue & 0 Beyerle Street (Tax Map 58, 29 
Lots 20 & 18), zoned R-3, PB2021-08-BLA, as shown on a plat titled “Boundary Line Adjustment Plan 30 
Prepared for XYZ Dairy, LLC,” prepared by Paton Land Surveying, LLC, dated March 18, 2021, Proj. 31 
No. 2017-273-21, including any and all supplemental submissions and testimony provided during the 32 
public hearing, with the following condition: 33 
 34 

1. Prior to the signing and recording of the plat, the applicants shall provide one (1) full-size 35 
copy of the plat and a digital record drawing (Cad.dwg Format using NH State Plane 36 
Coordinate system). 37 

 38 
Seconded by Laurel Stavis.  39 
 40 
Roll Call Vote: 41 
Voting in Favor – Ms. Zook, Ms. Romano, Ms. Chewning, Ms. Stavis, Mr. Hall, Mr. Garland, Ms. 42 
Monroe 43 
Voting Against – None 44 
*The Motion was approved (7-0). 45 
 46 
 47 
Matthew Hall moved that the Lebanon Planning Board authorizes the Chair to sign the plat for XYZ 48 
Dairy, LLC, PB2021-08-BLA, as shown on a plat titled “Boundary Line Adjustment Plan Prepared for 49 
XYZ Dairy, LLC,” prepared by Paton Land Surveying, LLC, dated March 18, 2021, Proj. No. 2017-50 
273-21. 51 
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Seconded by Joan Monroe.  1 
 2 
Roll Call Vote: 3 
Voting in Favor – Ms. Stavis, Ms. Hall, Mr. Garland Ms. Monroe, Ms. Romano, Ms. Chewning, Ms. 4 
Zook 5 
Voting Against - None 6 
*The MOTION was approved (7-0). 7 
 8 
 9 

B. City of Lebanon, 0 Airpark Road (Tax Map 159, Lot 4), zoned IND-L: Applicant 10 
requests a review per RSA 674:40, III, of a layout plan to extend Airpark Road. The 11 
proposed street extension is intended to serve the City’s Airport Tax Increment 12 
Financing (TIF) District. PB2021-07-DED 13 
 14 

Mr. Corwin stated that Planning Department Staff has reviewed the application and recommends that it is 15 
complete enough for the Planning Board to accept jurisdiction and commence review. 16 
 17 
Kathie Romano moved that the Lebanon Planning Board finds the application of the City of Lebanon 18 
for a review per RSA 674:40, III, of a layout plan to extend Airpark Road, PB2021-07-DED, IS 19 
complete enough to accept jurisdiction and commence review. 20 
Seconded by Joan Monroe 21 
 22 
Roll Call Vote: 23 
Voting in Favor – Mr. Garland, Ms. Monroe, Ms. Romano, Ms. Chewning, Ms. Stavis, Ms. Zook, Mr. 24 
Hall 25 
Voting Against – None 26 
*The MOTION was approved (7-0) 27 
 28 
Mr. Brooks spoke to the application representing the City and explained that this parcel owned by the 29 
City is part of a tax increment finance (TIF) district. Prior to a road being constructed, it must be laid out 30 
and reviewed by the Planning Board before the City Council can act upon it. A sketch was displayed 31 
showing the proposed extension of Airport Road that would end at a cul-de-sac. It overlaps a portion of 32 
the Hall School Road, a Class VI road, which it would overlay but not impact; the new road would be a 33 
Class V road on top of a Class VI road. The layout width is variable to allow access to the adjacent parcel, 34 
and the road would not go beyond the cul-de-sac.  35 
 36 
Ms. Romano inquired about the nature of the trail at the end of the cul-de-sac and whether there is a 37 
satellite view to show how the proposed road relates to the airport property. Mr. Brooks said that there is 38 
a gravel road along the airport property and other trails that stay outside the fenced-in airport property. 39 
The property for development is higher than the runway, which may limit what can be built on the 40 
property. 41 
 42 
Ms. Monroe inquired about the status of the Class VI road. Mr. Brooks stated that there would be no 43 
change to the Class VI road. Hall School Road on the west side of the property will remain untouched and 44 
will remain a Class VI. They would be laying a new Class V road on top of a Class VI right-of-way so 45 
there will be frontage for the adjacent property. This was at the City Attorney’s recommendation. Mr. 46 
Brooks stated that notes referring to upgrading the Class VI road will be removed from the plan. Ms. 47 
Monroe noted that people could still walk on the Class VI road, first on the new paved portion and then 48 
on the old unpaved portion, which is conservation land. Mr. Brooks noted that there are 7.5 acres under 49 
conservation as a result of other wetland impacts around the airport. The development footprints are 50 
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hypothetical, but what gets built will be based on the applicant’s needs. This application is only looking at 1 
the proposed road layout. The parcels would be leased lots for additional airport revenue.  2 
 3 
Chair Garland invited public comment. 4 
 5 
David Clem, Ward 1, inquired about a conservation easement. Mr. Brooks confirmed that the 6 
Conservation Commission weighed in on the wetlands application . 7 
Mr. Clem inquired about the necessity of a site plan review. Mr. Brooks stated that the road layout 8 
doesn’t trigger site plan review until a future building is proposed. Water and sewer capacity have already 9 
been confirmed, and the FAA has released this land from airport obligation. The location of utility poles 10 
is already known, and compliance with FAA height requirements would have to be confirmed when 11 
buildings are proposed. Mr. Clem suggested checking on recent changes to FAA requirements.  12 
 13 
Ms. Stavis inquired about the benefit of the TIF for the City and West Lebanon. In addition, what process 14 
is in place by which citizens would be able to see what is proposed in the TIF district. 15 
 16 
Mr. Brooks explained that the TIF is related to a master plan objective to make the airport more self-17 
sustainable. The FAA has released the property for airport obligation so it doesn’t have to be for direct 18 
airport use. The City is free to seek Light Industrial development, and properties would be available for 19 
high-tech and bio-tech development. The TIF will help with funds to pay off the debt service for building 20 
the road and providing access. Lease revenues will also offset airport deficits. The TIF is being built in 21 
two phases with a minimal upfront investment. The City could choose to build the balance of the road to 22 
the cul-de-sac providing sites for further development. The sites would be leased by the City to 23 
prospective tenants, who would go through site plan review and subdivision review, which are fully 24 
noticed, public processes. Starting this in a timely manner would allow the City to increase tax revenue to 25 
pay off debt service and generate lease revenues. 26 
 27 
Mr. Hall noted that the project has been approved by the City Council. 28 
 29 
Ms. Chewning inquired about pursuing the road before having identified users. Mr. Brooks explained that 30 
there are very few shovel-ready sites available in the Upper Valley, because infrastructure hasn’t been 31 
built on many approved developments. It adds cost and time, so it is more desirable if sites are ready to 32 
allow a company to go forward quickly. The City is making the investment to get pad sites available for 33 
current or new business to locate here. 34 
 35 
Ms. Romano asked for clarification on the leases and if the tenant can sell the building. Mr. Brooks stated 36 
that they are leasing the land and would build and own the building that can be taxed. If the company later 37 
moves, the City would lease the land to a new party, and that party would buy the current building and 38 
pay taxes. 39 
 40 
Ms. Stavis inquired if the citizens have any say in the type of businesses the City accepts as tenants. Mr. 41 
Brooks stated that it is a question for the City Council. The property is zoned for Light Industrial use, so it 42 
would be up to the City Council, City Manager, and the Airport Manager. 43 
 44 
Ms. Monroe noted that development is determined by the zone along with other protections. The City has 45 
made some requirements. 46 
 47 
Chair Garland invited additional public comment. Hearing none, the Public Hearing was closed. 48 
  49 
Matthew Hall moved that the Lebanon Planning Board APPROVE the application of the City of 50 
Lebanon, PB2021-07-DED, for the creation as a public street the +/-96,575 sq. ft. area identified as 51 

Page 60 of 63



Lebanon Planning Board Minutes, April 12, 2021 Page 6 

“Proposed Airpark Road Extension” on a plan titled “Road Layout Plan of Land of City of Lebanon, 1 
Airpark Road Extension”, prepared by Paton Land Surveying, LLC, dated March 20, 2021, Proj. No. 2 
2019-281-17A, as contemplated by the City Council. 3 
The motion was seconded by Laurel Stavis.  4 
 5 
Roll Call Vote: 6 
Voting in Favor – Mr. Hall, Mr. Garland, Ms. Monroe, Ms. Zook, Ms. Romano, Ms. Chewning, Ms. 7 
Stavis 8 
Voting Against – None  9 
*The motion was approved (7-0). 10 
 11 
 12 
Matthew Hall moved that the Lebanon Planning Board authorizes the Chair to sign the plat for the City 13 
of Lebanon, PB2021-07-DED, as shown on a plat titled “Road Layout Plan of Land of City of Lebanon, 14 
Airpark Road Extension”, prepared by Paton Land Surveying, LLC, dated March 20, 2021, Proj. No. 15 
2019-281-17A. 16 
The motion was seconded by Joan Monroe.  17 
 18 
Roll Call Vote: 19 
Voting in Favor – Ms. Romano, Ms. Chewning, Ms. Stavis, Mr. Hall, Mr. Garland, Ms. Monroe, Ms. 20 
Zook 21 
Voting Against - None 22 
*The Motion was approved (7-0). 23 
 24 
 25 
4. Approval of Minutes 26 
 27 

A. March 8, 2021 28 

Mr. Brooks stated that the City received an appeal from Brady Sullivan, Prospect Hills, which was made 29 
to the Housing Appeals Board. Brady Sullivan appealed the March 8, 2021 decision to not grant an 30 
extension of time. Planning Staff created a more detailed set of minutes for that agenda item based on the 31 
recorded meeting. 32 
 33 
Mr. Corwin explained that Staff provided suggested edits to the draft minutes following a review of the 34 
audio to include more detail than typically in minutes. The amended version was shared with the Board. 35 
The only edits are specifically for the Brady Sullivan, Prospect Hills application. 36 
  37 
Mr. Hall stated that he reviewed the video recording and the edits reflect a comprehensive view of what 38 
transpired and are very accurate. 39 
 40 
Ms. Romano suggested the more detailed version would make it clearer for someone not at the meeting.  41 
 42 
Ms. Monroe offered two additional corrections. Ms. Chewning’s comment regarding lack of work in 43 
Lebanon would require further review. 44 
 45 
Matthew Hall moved to approve the Planning Board minutes of March 8, 2021, as amended following 46 
audio confirmation. 47 
The motion was seconded by Joan Monroe. 48 
 49 
Roll Call Vote: 50 
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Voting in Favor – Ms. Chewning, Ms. Stavis, Mr. Hall, Mr. Garland, Ms. Monroe, Ms. Zook, Ms. 1 
Romano 2 
Voting Against – None 3 
*The MOTION was approved (7-0) 4 
 5 
5. Other Business 6 
 7 

A. Basic Holdings, LLC, 5 & 11 Oak Ridge Road, (Tax Map 4, Lots 5 & 6), zoned R-3: 8 
Request to reconsider denial of density bonus per Section 507.2 of the Zoning Ordinance 9 
for a proposed 22-unit Planned Unit Residential Development (PURD). PB2020-31-10 
FMAJ  11 

Mr. Brooks explained that following the decision to deny the density bonus with a vote of 5-3, Atty. 12 
Stearns submitted a request for the Board to reconsider the vote. 13 
 14 
Mr. Corwin stated that this is not a public hearing. The Board is being asked to reconsider the denial of 15 
the density bonus. The Board is not being asked to reverse its decision or to make a new decision to allow 16 
something else. The Board can vote to suspend its decision and revisit the decision if it would like to do 17 
so at the May 17, 2021 special meeting, when the hearing will resume. A letter was submitted for the 18 
request. If a majority of the Board agrees, the original vote would be suspended and the Board would 19 
have to vote again on the density bonus request. The Board could still vote to deny the density bonus at 20 
the May meeting. If the Board is open to considering the letter submitted for tonight’s meeting, then the 21 
vote would be in favor of suspending the Board’s original decision. 22 
 23 
Chair Garland noted that the rounding of calculations up or down needs to be addressed in the zoning 24 
ordinance. 25 
 26 
Mr. Hall asserted that the Board should revisit the decision, because there are important implications for 27 
the Board and City. He felt Atty. Stearns’ letter was persuasive, and the issues for those who oppose the 28 
project are not in regard to the number of units. The development is a PURD in which the point is density. 29 
At the least, the Board should allow Mr. Shapiro to present the plan he wants, and the Board will approve 30 
or not. There were five meetings regarding the original preliminary application, and the Board was 31 
concerned with density but did not comment on the number of units. The Board members should have 32 
stated their problem with the number of units. The Board should suspend and revisit the density bonus 33 
decision. 34 
 35 
Several Board members expressed agreement with Mr. Hall and would be in favor of revisiting the 36 
density bonus decision.  37 
 38 
Ms. Chewning stated that she reviewed the minutes and video from the previous meetings in 2019, and 39 
density was definitely an issue. She would be willing to reconsider the decision. 40 
 41 
Ms. Romano noted that there was considerable push back from the community, but it was not clear in the 42 
initial meetings if there was a density bonus.  43 
 44 
 45 
A MOTION by Laurel Stavis to suspend and reconsider the March 29, 2021 decision to deny the 46 
density bonus for Basic Holdings, LLC, 5 & 11 Oak Ridge Road at the May 17, 2021 Planning Board 47 
Special Meeting. 48 
The motion was seconded by Matthew Hall. 49 
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 1 
Roll Call Vote: 2 
Voting in Favor – Ms. Stavis, Mr. Hall, Mr. Garland, Ms. Romano, Ms. Zook, Ms. Chewning 3 
Voting Against – Ms. Monroe  4 
*The MOTION was approved (6-1). 5 
 6 
 7 
6. Other Business 8 
 9 
Mr. Brooks reminded the Board members of the next City Council meeting, April 21, 2021, when there 10 
will be a Resolution read at the beginning of the meeting in honor of Gregory Schwarz. All Planning 11 
Board members are encouraged to attend and share their thoughts. 12 
 13 
7. Adjournment 14 
 15 
A MOTION by Matthew Hall to adjourn the meeting.  16 
Seconded by Kathie Romano 17 
 18 
Roll Call Vote: 19 
Voting in Favor – Ms. Stavis, Mr. Garland, Ms. Monroe, Ms. Romano, Ms. Chewning, Ms. Zook, Mr. 20 
Hall 21 
Voting Against - None 22 
*The MOTION was approved (7-0). 23 
 24 
The meeting was adjourned at 8:39 PM. 25 
 26 
Respectfully submitted, 27 
Holly Howes 28 
Recording Secretary 29 
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