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The regular monthly meeting of the Concord Planning Board was held on September 16, 2026, at 7:00 
p.m., in City Council Chambers at 37 Green St, Concord. 
 
Attendees:   Chair Richard Woodfin, Teresa Rosenberger (Ex-Officio for City Manager), Amanda 

Savage, Eaton Tarbell, Councilor Brent Todd, Paige Wilber and Alternate Leon 
LaFreniere  

 
Absent:   Dina Condodemetraky, David Fox, Matthew Hicks and Alternate Frank Kenison 
 
Staff: Tim Thompson – (Assistant Director of Community Development / Acting City Planner), 

Alec Bass (Assistant City Planner – Community Planning), Krista Tremblay 
(Administrative Technician III), and Michael Bezanson (City Engineer) 

 
 
1. Call to Order 

Chair Woodfin called the meeting to order at 7:00 p.m. 
 
2. Roll Call 

The Acting Clerk of the Planning Board, Tim Thompson, did the roll call, noting that a quorum is 
present. 
 
Chair Woodfin noted for the record that Alternate Leon LaFreniere will be a voting member tonight 
in the absence of Matthew Hicks. 

 
3. Approval of Meeting Minutes 

  On a motion made by Member Savage, seconded by Member Wilber, the Planning Board voted 7-0-0 
to approve the August 19, 2026, Planning Board meeting minutes, as written.  

 
4. Agenda Overview 

On a motion made by Member Savage, seconded by Councilor Todd, the Planning Board voted 7-0-0 
to continue agenda item 6C to a date certain of October 21, 2026, at the request of the applicant.  
 
On a motion made by Member Savage, seconded by Member Tarbell, the Planning Board voted 7-0-0 
to continue agenda item 9A to a date certain of October 21, 2026, at the request of the applicant.  
 
On a motion made by Member Savage, seconded by Councilor Todd, the Planning Board voted 7-0-0 
to continue agenda item 9B to a date certain of October 21, 2026, at the request of the applicant.  
 
On a motion made by Member Rosenberger, seconded by Member Savage, the Planning Board voted 
7-0-0 to continue agenda item 9C to a date certain of October 21, 2026, at the request of the applicant.  
 
On a motion made by Member Savage, seconded by Member Wilber, the Planning Board voted 7-0-0 
to continue agenda item 9D to a date certain of October 21, 2026, at the request of the applicant.  
 
On a motion made by Member Savage, seconded by Member Wilber, the Planning Board voted 7-0-0 
to continue agenda item 9E to a date certain of October 21, 2026, at the request of the applicant.  
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On a motion made by Member Savage, seconded by Member Wilber, the Planning Board voted 7-0-0 
to continue agenda item 9I to a date certain of October 21, 2026, at the request of the applicant.  
 

5. Architectural Design Review by Consent 
On a motion made by Member Savage, seconded by Councilor Todd, the Board voted 7-0-0 to 
approve agenda items 5A-5G as submitted, subject to the recommendations of the Architectural 
Design Review Committee.  
 

5A. Granite YMCA, requests an architectural design review approval for a new 18.76-square-foot 
internally illuminated projecting wall sign (SP-0822-2026), to replace an existing non-permitted 
internally illuminated projecting wall sign at 15 North State Street in the Civic Performance (CVP) 
District. (PL-ADR-2026-0196) (2026-077) 

The Planning Board approved the application as submitted with the condition that an opaque 
background be placed behind the larger white background in accordance with Section 5.4(c) of the 
Design Review Guidelines. 

5B. NEOPCO Signs, on behalf of Capitol Craftsman, LLC dba Romance Jewelers, and Ciborowski 
Associates, LLC, requests architectural design review approvals for three new, 1.5-square-foot non-
illuminated window signs (SP-0852-2026, SP-0853-2026, and SP-0854-2026) at 18 North Main 
Street in the Central Business Performance (CBP) District. (PL-ADR-2026-0198) (2026-078) 

The Planning Board approved the application as submitted.  

5C. Carolyn A. Parker Consulting and NE Signs & Awnings, on behalf of Valvoline and Loudon 
Automotive Properties LLC, requests architectural design review approvals for a new 55.24-square-
foot internally illuminated freestanding sign (SP-0818-2026), while maintaining the existing footing, 
and two new 32-square-foot internally illuminated building wall signs (SP-0819-2026 & SP-0820-
2026), to replace existing building wall signs at 232 Loudon Road in the General Commercial (CG) 
District (PL-ADR-2026-0200) (2026-080) 

The Planning Board approved the application as submitted.  

5D. Signarama of Concord, on behalf of Live Juice and Concord Area Trust for Community Housing, 
requests an architectural design review approval for a new 7.56-square-foot non-illuminated 
projecting sign (SP-0844-2026), to replace an existing projecting sign, at 1-5 South Main Street in the 
Central Business Performance (CBP) District. (PL-ADR-2026-0201) (2026-081) 

The Planning Board approved the application as submitted.  

5E. Signarama of Concord, on behalf of Keeler Family Realtors, InkZilla Tattoo, and Stephen Masters, 
requests architectural design review approvals for a new 6.25-square-foot non-illuminated blade sign 
(SP-0845-2026), a new 3.59-square-foot non-illuminated awning sign (SP-0849-2026), 2 new, non-
illuminated window signs measuring at 0.75-square-feet (SP-0847-2026) and 1.7-square-feet (SP-
0846-2026), and a new 3.56-square-foot non-illuminated building wall sign (SP-0848-2026) at 28 
South Main Street in the Central Business Performance (CBP) District.(PL-ADR-2026-0202) (2026-
082) 
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The Planning Board approved the application as submitted with the condition that the sign for 
“Inkzilla Tattoo be redesigned so it is on two lines of script and be located below on the cast stone 
corner pier as the current location interferes with the architecture of the building.  

 
5F. Joe’s Equipment Service, Inc, on behalf of ZJBV Properties LLC, requests an architectural design 

review approval for an existing, non-permitted, 32-square-foot non-illuminated building wall sign at 
70 Pembroke Road in the Office Park Performance (OFP) District. (PL-ADR-2026-0203) (2026-083) 

The Planning Board approved the application as submitted.  

5G. The Mix, LLC, on behalf of Flomac Limited Partnership, requests an architectural design review 
approval for a new 9.54-square-foot internally illuminated building wall sign (SP-0827-2026) at 8 
Loudon Road, building 1, in the Gateway Performance (GWP) District (PL-ADR-2026-0206) (2026-
084) 

The Planning Board approved the application as submitted.  

 
6.  Determination of Completeness Items by Consent  
 
6A. Northpoint Engineering, LLC, on behalf of Granite Municipal Manufacturing & Sales, LLC, requests 

major site plan and architectural design review approvals for the construction of a new 8,160-square-
foot building for the use as a micro-data center, office, garage, and single residential caretaker unit, 
and associated site improvements at Tax Map 40Z Lot 6, addressed as 52 Locke Road in the 
Industrial (IN) and Open Space Residential (RO) Districts. As part of the major site plan application, 
the applicant also requests conditional use permit approval pursuant to Section 28-4-3(d) Conditional 
Use Permits Required for Certain Disturbance of Wetland Buffers to allow for the restoration of 
approximately 54,780-square-feet of previous temporary wetland buffer impact for tree clearing and 
certain temporary and permanent buffer impacts associated with the proposed stormwater 
management system. (PL-SPR-2026-0066) (PL-CUP-2026-0126) (2026-087) 

 
On a motion made by Member Savage, seconded by Member Wilber, the Board voted 7-0-0 to 
determine the application complete, not a development of regional impact, per RSA 36:55, and set the 
public hearing for October 21, 2026.  
 

6B. Wilcox & Barton, Inc, on behalf of St. Paul’s School, requests major site plan application approval 
for the construction of a new 2,208-square-foot building, for the use as a mail and drop off center, 
serving the St. Paul’s School campus, along with associated site improvements at Tax Map 723Z Lot 
13-1, addressed as 7 Rectory Road in the Institutional (IS) District. As part of the major site plan 
application, the applicant also requests conditional use permit approval pursuant to Section 28-4-3(d) 
Conditional Use Permits Required for Certain Disturbance of Wetland Buffers to allow for 
approximately 754-square-feet of wetland buffer impact for tree clearing and certain temporary and 
permanent buffer impacts associated with the proposed stormwater management system.(PL-SPR-
2026-0067) (PL-CUP-2026-0129) (2026-091) 

 
On a motion made by Member Savage, seconded by Member Wilber, the Board voted 7-0-0 to 
determine the application complete, not a development of regional impact, per RSA 36:55, and set the 
public hearing for October 21, 2026.  
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6C. Gallagher Callahan & Gartrell PC and Jones & Beach Engineers, Inc, on behalf of Onyx Partners, Ltd 

and Onyx Steeplegate Concord, LLC, requests major site plan application approval for the 
construction of a 4-story, 133,600-gross-square-foot, 110-unit multifamily building and associated 
site improvements at Tax Map 611Z Lot 40, addressed as 270 Loudon Road in the Gateway 
Performance (GWP) District. (PL-SPR-2026-0068) (2026-092) 

 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 

**End of Consent Agenda** 
 

7. Design Review Applications    
  
7A. Yamas Greek Eatery, on behalf of Yamas Greek Eatery and The Draft, LLC, requests architectural 

design review approvals for a 16-square-foot, externally illuminated existing non-permitted building 
wall sign (SP-0767-2026) and a new 1.77-square-foot non-illuminated projecting sign (SP-0792-
2026) at 25 South Main Street in the Central Business Performance (CBP) District. (PL-ADR-2026-
0179) (2026-047) 
 
Mr. Bass stated this application has previously been before the Architectural Design Review 
Committee on two separate occasions. The applicant had revised the sign design and received zoning 
variances to allow the proposed sizes. The Architectural Design Review Committee recommended 
approval of the application as submitted, with a suggestion that the building wall sign could be 
increased in size to allow for eight inches of brick from the adjacent pilasters. 
 
Chair Woodfin opened the public hearing, after receiving no public testimony, Chair Woodfin closed 
the public hearing.  
 
Chair Woodfin stated the findings of fact include the information provided in the staff reports; the 
applicant’s submission materials; testimony provided during the public hearing; and/or other 
documents or materials provided in the public hearing.  

On a motion made by Chair Woodfin, seconded by Alternate Member LaFreniere, the Board voted 7-
0-0 to the Planning Board approved the application, with the proposed sign revisions, to both the 
building and projecting sign, as submitted, with the suggestion that the building wall sign could be 
increased in size to allow for 8-inches of brick exposed from the adjacent pilasters. 
 

7B. Sousa Signs, on behalf of The Common Man Roadside and BKP Invest 1 LLC, requests architectural 
design review approvals for 1 new 87.3-square-foot internally illuminated freestanding sign (SP-
0828-2026), 1 new 85.4-square-foot internally illuminated building wall sign (SP-0829-2026), 1 new 
37.1-square-foot internally illuminated building wall sign (SP-0830-2026), 2 new, 100.7-square-foot 
internally illuminated building wall signs (SP-0836-2026 & SP-0838-2026), 2 new, 42.9-square-foot 
internally illuminated building wall signs (SP-0837-2026 & SP-0839-2026), 3 new, 40-square-foot 
internally illuminated building wall signs (SP-0833-2026, SP-0834-2026, & SP-0835-2026), 1 new, 
6.8-square-foot non-illuminated building wall sign, (SP-0832-2026), 1 new, 10.8-square-foot non-
illuminated building wall sign (SP-0831-2026), and 3 new, 29.25-square-foot internally illuminated 
canopy signs (SP-0840-2026, SP-0841-2026, & SP-0842-2026) at 30 Manchester Street in the 
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Gateway Performance (GWP District. (PL-ADR-2026-0199) (2026-079) 
 

Mr. Bass noted this application involves a master sign plan for a significant multi-tenant commercial 
development at 30 Manchester Street. Mr. Bass explained that when the site's major site plan was 
previously approved, tenancy was unknown. The applicant has prepared a master sign plan for all 
known signs with the master sign plan with the exception of the car wash as the tenancy is still 
unknown. The Architectural Design Review Committee reviewed the full master sign plan and 
provided recommended conditions of approval with the understanding that the master sign plan as it 
is non-conforming with zoning. The applicant has taken an excerpt of that master sign plan and 
created a zoning compliant package that they brought before Architectural Design Review 
Committee. They request to move forward with certain signage that are within the master sign plan. 
Mr. Bass noted some of the signs have been determined that they need conditional use permit 
applications and other items. For this hearing, the Board is being asked to approve the free-standing 
pylon sign. There is an element of the pylon sign they are proposing an electronic messaging sign in 
their master sign plan and that is non-conforming with zoning. In the zoning compliant package, they 
have removed the electronic messaging. If the Board is willing to approve the zoning compliant 
package so if they do receive the zoning relief they can slide that in and everything else comes back 
to the Board.    
 
Jason Gagnon (225 E Industrial Park Dr, Manchester) and Brad Pernoff from The Common Man. Mr. 
Gagnon explained that the full master sign plan including the majority of wall signs is headed to the 
Zoning Board of Adjustment on October 7th, and those signs requiring conditional use permits will 
return to the Planning Board on October 21st for the wall signs. Mr. Gagnon noted the code compliant 
package the focus is on the freestanding pylon sign (P1), noting that the electronic message center 
(EMC) component shown in the master sign plan had been removed from the zoning-compliant 
submission and replaced with a manual changeable copy board. Mr. Gagnon noted the electronic 
messaging signs are prohibited under the current zoning ordinance. Mr. Gagnon noted that sign 
cabinet backgrounds have been changed to an opaque beige/ivory color, consistent with an approach 
previously used at a Manchester location. 
 
Chair Woodfin opened the public hearing, after receiving no public testimony, Chair Woodfin closed 
the public hearing.  
 
Chair Woodfin stated the findings of fact include the information provided in the staff reports; the 
applicant’s submission materials; testimony provided during the public hearing; and/or other 
documents or materials provided in the public hearing.  

On a motion made by Chair Woodfin, seconded by Member Rosenberger, the Board voted 7-0-0 to 
the Planning Board approved the zoning compliant “P1” sign of the application as submitted, with the 
following conditions: If the applicant receives a variance from Section 28-6-7(r), to allow electronic 
gas price display, the “P1” sign is approved as submitted as shown in the master signage plan; all 
other signs shall return to the October 21, 2026 Planning Board meeting for final approval. 

 
8. Public Hearings 
8A. Public Hearing for the Planning Board to consider adoption of amendments to the Site Plan 

Regulations: amending Section 18 (Parking Lot Design Standards), Section 19 (Access and Driveway 
Standards), Section 20 (Loading and Solid Waste Facility Standards), and Section 29 (Lighting). 
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Mr. Thompson stated staff is recommending the Board approve the proposed amendments to the Site 
Plan Regulations, to be effective upon the City Council adopting related Zoning Ordinance 
Amendments, which are scheduled for public hearing on October 13.  This amendment effort follows 
a robust review of regulatory requirements surrounding parking (including at least a dozen drafts and 
iterations of proposed regulatory changes), and a collaborative process with many Community 
Development Department staff members.  Through this effort, staff has coalesced around the proposal 
now being presented to the Planning Board, focusing on mechanisms for relief from the regulatory 
standards as an interim step, understanding that wholesale policy changes are best suited for 
development following the completion of the Master Plan process, which is now underway.   If 
adopted, these amendments will provide significantly increased flexibility for relief from the 
regulatory requirements associated with parking, loading, and driveway access.  The shift of the 
majority of design standards to the Site Plan Regulations allows the use of waivers, a less stringent 
statutory standard of relief, administered by the Planning Board, eliminating most of the need to seek 
variance relief from the Zoning Board of Adjustment.  For the minority of projects that do not require 
site plan review, the related Zoning Ordinance amendments will create conditional use permit relief 
valves, again putting administration of relief in the hands of the Planning Board rather than the 
ZBA.  Lastly, these regulation amendments (in conjunction with the related Zoning amendments) 
eliminate the challenges associated with differing standards that exist today between the regulations 
and Zoning Ordinance. 
 
Chair Woodfin opened the public hearing, after receiving no public testimony, Chair Woodfin closed 
the public hearing.  
 
On a motion made by Chair Woodfin, seconded by Member Rosenberger, the Board voted 7-0-0 to 
adopt the proposed Site Plan Regulation Amendments to Sections 18, 19, 20, and 29, effective upon 
the City Council's adoption of the related zoning ordinance amendments. 
 

9.   Site Plan, Subdivision, and Conditional Use Permit Applications   
 

9A. TFMoran Inc, on behalf of 94 Manchester St, LLC, requests approval for a major site plan 
application for a new 4-story, 14,768-square-foot footprint building and other site improvements at 
Tax Map 781Z Lots 12, 12-1, 12-2 and 12-3, addressed as 94-98 Manchester Street in the Highway 
Commercial (HC) and Office Park Performance (OCP) Districts. (2026-005) (PL-SPR-2026-0057) 
(Applicant has requested to continue to the date certain of October 21, 2026) 

 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 
 

9B. Eastern Development, on behalf of Ryan Taber, requests minor subdivision approval for a 2-unit 
condominium conversion at Tax Map 494 Lot 3, addressed as 3 Palm Street in the Neighborhood 
Residential (RN) District. (2026-026) (PL-MIS-2026-0049) (Continued to the date certain of October 
21, 2026, at the request of the applicant) 

 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 
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9C. Wilcox & Barton Inc, on behalf of Two Wheeler Holdings, LLC, requests major site plan and 
architectural design review approvals for the conversion of an existing 30,310-square-foot building 
along with a 2,470-square-foot addition for a car dealership, 70,270-square-feet of additional pavement 
for driveways, parking, and vehicle storage, and other associated site improvements at Tax Map 782Z 
Lot 44, addressed as 110 Manchester Street in the Highway Commercial (CH) and Office Park 
Performance (OFP) Districts. (2026-044) (PL-SPR-2026-0061) (Continued to the date certain of 
October 21, 2026, at the request of the applicant) 

 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 
 

9D. Nobis Group, on behalf of The Stabile Group, Bow Mills United Methodist Church, Inc, and D. 
McLeod Inc, requests approval for a major subdivision application for a new 24-lot subdivision of an 
existing 10.7-acre parcel known as Tax Map 8814Z Lot 4, including the construction of an 
approximately 900-foot municipal roadway, proposed as a continuation of Mooreland Avenue, which 
will connect to an approximately 800-foot municipal extension of Heather Lane, and associated 
municipal and non-municipal infrastructure. The project also includes a lot line adjustment with the 
abutting property known as Tax Map 8814Z Lot 3, addressed as 271 South Street, in the Single Family 
Residential (RS) District. (2026-059) (PL-MAS-2026-0013) (Continued to October 21, 2026, at the 
request of the applicant) 

 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 
 

9E. Terry Odell, on behalf of Odell Family Trust 2016, requests conditional use permit application 
approval, pursuant to Section 28-7-8(b) Separation of Driveways in Residential Districts and Section 
28-7-11(f) Driveway Separation Alternatives, to allow a second driveway on a lot with less than 40-
feet separation between other existing driveways on an adjacent lot and less than 250-feet of lot 
frontage at Tax Map 201P Lot 46, addressed as 27 Hobart Street in the Single Family Residential (RS) 
District. (PL-CUP-2026-0124) (2026-085) (Continued to October 21, 2026, at the request of the 
applicant) 
 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 

 
9F. Raymond Bellia and Justin Daigneault, on behalf of the City of Concord, requests conditional use 

permit application approval, pursuant to Section 28-7-8(c) Separation of Driveways in Nonresidential 
Districts (1) and Section 28-7-11(f) Driveway Separation Alternatives, to allow a driveway on a lot 
with less than 125-feet separation from a local street intersection at Tax Map 1412P Lot 57, an 
unaddressed Sanders Street parcel in the Central Business Performance (CBP) District.(PL-CUP-2026-
0125) (2026-086) 
 
Mr. Thompson stated this project is associated with the adaptive reuse of the former Penacook Branch 
Library at 3 Merrimack Street (previously granted a CUP in July and variance from the Zoning Board 
in August to allow the duplex residential use on that property).  The City and the applicant have both 
the 3 Merrimack Street property and the subject property at the corner of Sanders and Merrimack 
Street under agreement to be sold.  A CUP is necessary to allow a proposed driveway to be located 
approximately 65-feet west of the intersection of Sanders and Merrimack Streets where 125-feet is 
required.  The site will be used for off-street parking associated with the new residential use at 3 
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Merrimack Street.  The subject parcel is part of the purchase and sales agreement between the City and 
applicant.  Based on the size of the parking area, it does not meet thresholds for Site Plan Review, 
however, there is no area anywhere on the parcel that can accommodate the driveway separation 
requirements.  Staff recommends that the Board find the application complete, and following the 
public hearing grant the CUP per the recommendations in the staff memo. 
 
On a motion made by Councilor Todd, seconded by Member Wilber, the Board voted 7-0-0 to 
determine the application complete, not a development of regional impact, per RSA 36:55, and open 
the public hearing.  
 
Chris Dresher (722 Chestnut St, Manchester), representing the applicant, stated this is a small 
triangular parcel at the corner of Sanders Street and Merrimack Street. They have received approval 
from the Planning Board to allow for the ground floor to be residential use as well as a variance to 
allow the use of a duplex. There is a limited amount of street parking. This is an opportunity to provide 
off-street parking for future residents of 3 Merrimack Street. Mr. Dresher indicated the applicant 
intends to pave the parking area, loam and seed where possible, and install fencing to delineate the 
property boundary.  
 
Mr. Thompson noted there are existing unauthorized encroachments on this property. There is a shed 
from a neighboring property found to be sitting on the city-owned parcel. Mr. Thompson noted this 
parcel the city obtained from a church in the 1980’s. When the library relocation in the community 
center project went through the intent was always to convey this parcel with the library to have 
additional parking. Mr. Thompson noted on the City Council agenda for October there will be a 
parking ordinance change that would allow for ten-hour parking on Merrimack Street where now it is 
currently two hours to allow for on street parking. The ten-hour limit is consistent with what the 
Parking Committee and City Council has done elsewhere in Penacook. Mr. Thompson noted Sanders 
Street is a one-way so the driveway separation and traffic volumes are appropriate for that type of use.  
 
Councilor Todd asked what is the plan for the encroachment of the shed.    
 
Mr. Dresher stated his client will have to address the shed once he purchases the property.  
 
Mr. Thompson noted you cannot claim adverse possession against a municipality.  
 
Member Tarbell stated concern for people using the parking lot as a cut through.  
 
Mr. Dresher stated the plan is to have fencing and landscaping.  Mr. Thompson added that the grade 
change on the property would preclude cut through traffic. 
 
Chair Woodfin opened the public hearing, after receiving no public testimony, Chair Woodfin closed 
the public hearing.  
 
Chair Woodfin stated the findings of fact include the information provided in the staff reports; the 
applicant’s submission materials; testimony provided during the public hearing; and/or other 
documents or materials provided in the public hearing.  
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On a motion made by Councilor Todd, seconded by Member Tarbell, the Board voted 7-0-0 to grant 
conditional use permit approval to allow the proposed driveway to be located approximately 65-feet 
west of the intersection of Sanders and Merrimack Streets where 125-feet is required at Tax Map 
1412P / 57, and unaddressed parcel on Sanders Street, based on the evidence provided showing that 
the criteria of Section 28-9-4(b) have been met, with the following precedent and subsequent 
conditions: 
(a) Precedent Conditions – to be fulfilled within two years and prior to signature of the conditional 

use permit plat by the Chair and Clerk of the Planning Board, unless otherwise specified. 
1. Revise the conditional use permit plat as follows: 

a. The applicant shall provide the Planning Board Approval Block on the driveway plan.  
b. The applicant shall add notes to the plan indicating how snow will be stored (and 

removed from the property as necessary) so as to not impede on municipal snow removal 
operations along Sanders and Merrimack Streets. 

c. The applicant shall clarify the plan to indicate how the driveway will be delineated, 
generally graded, and the surface materials proposed meeting the approval of the Clerk of 
the Planning Board. 

2. The applicant shall address any of Engineering Services Division’s general comments memo, 
dated August 28, 2026, as determined applicable by the Planning Board. 

3. Upon notification from the Planning Division that the project complies with the precedent 
conditions, deliver to the Planning Division for signature one full-size or 11x17 conditional use 
permit plan set.  

(b) Subsequent Conditions 
1. The applicant is responsible for compliance with the all applicable municipal 

codes/regulations, and Construction Standards and Details. 
 

9G. Richard D. Bartlett & Associates, a division of Nobis Group, on behalf of Dwight & Leslie Keeler 
Family Revocable Trust requests minor subdivision application approval for a lot line adjustment to 
annex 74.69 acres from Tax Map 07Z Lot 42, addressed as 109 Hoit Road to Tax Map 02Z Lot 6, an 
unaddressed Hoit Road parcel, both within the Open Space Residential (RO) District. (PL-MIS-2026-
0057) (2026-088) 
 
Mr. Thompson stated the applicant is seeking minor subdivision approval for a lot line adjustment 
between 2 parcels on Hoit Road.  The lot line adjustment would move the majority of the acreage for 
the parcel at 109 Hoit to the unaddressed parcel.  The smaller (5.21 acre proposed) lot is intended to be 
developed for a single-family residential use, and the larger parcel (190.29 acres proposed) would 
remain undeveloped (partially constrained by an existing conservation easement in addition to 
extensive wetlands on the remainder of the parcel). Staff recommends that the Board find the 
application complete, and following the public hearing grant conditional approval per the 
recommendations in the staff memo.   
 
On a motion made by Member Rosenberger, seconded by Councilor Todd, the Board voted 7-0-0 to 
determine the application complete, not a development of regional impact, per RSA 36:55, and open 
the public hearing.  
 
Mark Sargent (18 Chenell Dr, Concord) presented the application. Mr. Sargent noted there are vacant 
parcels on Hoit Rd. Mr. Sargent stated map 2Z lot 6 has 115.6 acres with 338 feet of frontage on Hoit 
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Rd and map 7Z lot 42 has an area of 79 acres with 215 feet of frontage on Hoit Rd. The proposal 
before the Board is to annex 74.69 acres of lot 42 to lot 6. That would give lot 6 a new area of 190.29 
acres. It would leave lot 42 with 5.21 acres and no change to the frontage. This property has been 
before the Board several times over the years. There is a request for a number of waivers due to most 
of the lot being undevelopable. Mr. Sargent noted much of the larger parcel is undevelopable due to 
wetlands. They have asked for waivers for existing conditions, tabulations, topography, vegetation and 
wetlands. The developable portion of the property they have completed topography, wetlands and 
shown the vegetation.   
 
Chair Woodfin opened the public hearing, after receiving no public testimony, Chair Woodfin closed 
the public hearing.  
 
Chair Woodfin stated the findings of fact include the information provided in the staff reports; the 
applicant’s submission materials; testimony provided during the public hearing; and/or other 
documents or materials provided in the public hearing.  
 
On a motion made by Member Rosenberger, seconded by Member Savage, the Board voted 7-0-0 to 
grant the waiver requests from the listed sections of the Subdivision Regulations, listed below, using 
the criteria of New Hampshire RSA 674:36(II)(n)(2) and Section 35.08 of the Subdivision 
Regulations: 
a. Section 12.07 Wetland Delineations, to not provide full wetland delineation information (certified 

by a wetland scientist) beyond what is necessary to show that the proposed building lot meets 
minimum requirements; and  

b. Sections 12.08(3) and 15.03(4) Topography, to not provide full topographic information beyond 
what is necessary to show that the proposed building lot meets the requirements for buildable and 
useable area; and  

c. Section 12.08(20) Existing Vegetation, to not existing vegetation information beyond what is 
necessary to show that the proposed building lot meets minimum requirements; and  

d. Sections 12.08(23)(d) and 15.03(3) Tabulations, to not provide tabulation of useable and 
buildable area, lot coverage for the large parcel where no development is proposed. 

 
On a motion made by Member Rosenberger, seconded by Member Savage, the Board voted 7-0-0 to 
grant minor subdivision approval for the lot line adjustment between Tax Map Lot 02Z / 6 & 07Z / 
42, 109 Hoit Road and the unaddressed parcel on Hoit Road, subject to the following precedent and 
subsequent conditions: 

(a) Precedent Conditions – to be fulfilled within one year and prior to signature of the final plat 
by the Planning Board Chair and Clerk, unless otherwise specified: 
1. Revise the plat as follows: 
a. Per Section 12.02 the name and address of the owner and applicant shall be provided in 

the title block. 
b. Section 12.02(4) Conditions of Planning Board Approval and Section 15.03(17) 

Conditions of Approval a note shall be added to the condominium site plan that states: 
“The development is subject to all subsequent conditions of Planning Board approval 
granted on INSERT ACTUAL DATE HERE for application 2026-088.” 
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c. Per Sections 15.02(10) and 13.03(16), the applicant shall indicate the location of 
conservation easement on Tax Map Lot 02Z / 6, and provide an appropriate reference 
note to the easement document (MCRD Book/Page).  

d. Per Section 15.03(9), the applicant shall indicate a proposed driveway location for the 
proposed building lot. 

e. Per Section 15.03(12), the applicant shall provide sufficient information on the plan to 
verify a private septic system can be constructed to serve the proposed residential use of 
the building lot. 

f. Per Section 15.03(14), the applicant shall provide sufficient information on the plan to 
verify a private well (and protective radius) can be constructed to serve the proposed 
residential use of the building lot. 

2. Revise the plan set for compliance with the Subdivision Regulations and Construction 
Standards and Details as noted in the attached 2-page memo to Alec Bass from Paul 
Gildersleeve, dated September 9, 2026. 

3. The plat shall list all approved variances, waivers, and conditional use permits with the 
section numbers and description, and date of approval.  

4. Prior to the recording of the plat and as required by Section 12.09 Electronic Submission 
of the Subdivision Regulations, digital information from the plat shall be provided to the 
City Engineer for incorporation into the City of Concord Geographic Information (GIS) 
and tax maps. The digital information shall be submitted in a format and media 
conforming to standards promulgated by the City Engineer. The layers listed in Section 
12.09(1) through (8) shall be submitted referencing New Hampshire State Plane Grid 
Coordinates and shall be based on National American Vertical Datum 1988 (NAVD 88). 

5. Per Section 19.04, a New Hampshire licensed land surveyor shall place permanent 
reference monuments in the subdivision, as required by the Subdivision Regulations and 
as approved by the City Engineer. 

6. Per Section 15.02(12), the applicant shall ensure that the subdivision plat to be recorded 
complies with the current standards of the Merrimack County Registry of Deeds, 
including materials, font size, plan size, margins, and plat layout. 

7. Upon notification from the Planning Division that the project complies with the precedent 
conditions, Zoning Ordinance, and Subdivision Regulations, deliver to the Planning 
Division for signature one full size plan and one mylar of the subdivision plat that 
contains the signature and seal of the appropriate licensed professionals as required by 
Section 9.08(7) of the Subdivision Regulations. 

 
(b) Subsequent Conditions – to be fulfilled as specified: 

1. Per Section 13.02(13), at the time of recording, the applicant shall provide the recording 
fees required by the Merrimack County Registry of Deeds for all plans and documents to 
be recorded. 

2. This approval notwithstanding, the applicant is responsible for full knowledge of, and 
compliance with, the municipal code, Subdivision Regulations, and Concord 
Construction Standards and Details for the project, unless a variance, waiver, or 
conditional use permit is granted 

3. Per Section 4.03 of the Subdivision Regulations, no building permit or certificate of 
occupancy shall be issued for any parcel or plat of land which was created by subdivision 
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after the effective date of, and which is not in conformity with, the provisions of the 
Subdivision Regulations. 

4. Per Section 26.02(1) Underground Utilities, all utility facilities including, but not limited 
to, gas, steam, electric power, telephone, telecommunication, and CATV cables, shall be 
located underground throughout the subdivision. Whenever existing utility facilities are 
located above ground on the property proposed for subdivision, the above ground utilities 
shall be removed and placed underground. 

5. Per Section 28.07 of the Subdivision Regulations, wetland buffers shall be clearly and 
permanently marked before, during, and after construction. Building permits shall not be 
issued until the wetland buffers are marked. 

 
9H. Richard D. Bartlett & Associates, a division of Nobis Group, on behalf of Thomas Kuepper and 

Allison Kuepper, requests minor subdivision application approval for a 2-lot subdivision at Tax Map 
411Z Lot 1, addressed as 61 Mountain Rd, in the Single-Family Residential (RS) District. (PL-MIS-
2026-0058) (2026-089) 
 
This application was withdrawn at the request of the applicant.  

 
9I. Richard D. Bartlett & Associates, a division of Nobis Group, on behalf of Dragoon Family Trust, 

requests conditional use permit application approval, pursuant to Section 28-7-8(b) Separation of 
Driveways in Residential Districts and Section 28-7-11(f) Driveway Separation Alternatives, to allow 
a second driveway on a lot with less than 40-feet separation between other existing driveways on the 
same and adjacent lots and less than 250-feet of lot frontage at Tax Map 7324Z Lot 2 addressed as 
109-109.5 Warren Street in the Neighborhood Residential (RN) District. (PL-CUP-2026-0128) (2026-
090) Continued to October 21, 2026, at the request of the applicant) 
 
This agenda item was continued to a date certain of October 21, 2026 in agenda item 4. 

 
10.   Other Items 

10A. In accordance with RSA 36:56 and 36:57, the Town of Hopkinton Planning Board is noticing the City 
of Concord, and the City of Concord Planning Board, of a Development of Regional Impact, for an 8-
lot residential conservation subdivision at 167 Branch Londonderry Turnpike, Hopkinton, NH, for 
review and to provide comment. 

 
Mr. Thompson recommend that the Board if they have comments to direct staff to communicate with 
the town of Hopkinton. 
 
Mr. Bass stated a notice was received from the Town of Hopkinton Planning Board regarding a 
Development of Regional Impact for an 8-lot residential conservation subdivision at 167 Branch 
Londonderry Turnpike in Hopkinton. Per RSA 36:56 and 36:57, the City of Concord was noticed and 
given the opportunity to comment. Mr. Bass noted that Hopkinton is aware of the DRI process and 
has not yet acted, pending comment from the City of Concord and Central New Hampshire Regional 
Planning.  
 
Mr. Thompson identified no specific concerns with the application.  
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The Board directed staff to communicate to Hopkinton that the City of Concord had no particular 
objections or comments to raise at this time. 
 

11.   Other Business 
 

Any other business which may legally come before the Board.  
 
Mr. Thompson reminded the Board members of the upcoming Master Plan City-wide visioning 
session scheduled for Saturday morning, September 19, 2026, from 9:00 AM to 11:00 AM at the 
Capital Center for the Arts. Mr. Thompson stated the format as an interactive, science-fair-style event 
with topic stations, sticky-note feedback opportunities, and a brief opening presentation by staff and 
consultants from Utile.  
 
Mr. Thompson suggested scheduling a separate meeting date in October to address the advisory 
subcommittee selection for the Master Plan process, given the density of items already on the October 
21st agenda. Mr. Thompson noted that a non-public session would likely be needed to review 
applicant qualifications.   
 
The Board members indicated general agreement and expressed a preference for a Tuesday or 
Wednesday evening, starting at 6:00 PM, at an alternative location such as the Community Center.  
 
Mr. Thompson agreed to coordinate with to identify a suitable date and location. 
 

Adjournment 
On a motion made by Councilor Todd, seconded by Member Rosenberger, the Board voted 7-0-0 to 
adjourn the meeting at 7:41p.m.  
 
The next regular meeting is Wednesday, October 21, 2026, at 7:00 p.m. 
 
TRUE RECORD ATTEST:  
Krista Tremblay 
Krista Tremblay 
Administrative Technician III 
 


	**End of Consent Agenda**

