


Londonderry Business Park Design Charrette
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So what is a Design Charrette, anyway?

In its current usage, a design charrette is an intensive work session involving professional designers (archi-
tects, engineers, planners, construction expetrts, and others) working in conjunction with local citizens and
private landowners to investigate potential solutions to a particular design question or issue. Across New
Hampshire and other locations, these sessions have been used to discuss re-use options for older buildings,
development and preservation options for open space, and design options for new construction planned for
sites that are currently undeveloped.

Charrettes are a good way to get lots of ideas and options out in the open for discussion very quickly. They
produce concepts that can be discussed before details have to be finalized. They set tone and direction for
future design efforts. Although they do not reveal final construction details, that is in fact their very strength.
Charrettes seck to create consensus about concepts, so that there is a firm basis of agreement as the details are
developed and worked out.

Well, why Londonderry, and why now?

There are several major trends and actions that are placing increasing development pressure on Londonderry,
and especially on the undeveloped land in the northwest corner of Londonderry. As a starting point,
Londonderry is at the center of a region that has been experiencing significant growth for a considerable time.
Londonderry is currently at a population of 23,798. That is up from a total 0of 23,236 in 2000 and 19,781 in
1990. Estimates from the NH Office of State Planning are that both the region and Londonderry itself will
continue to grow. The forecasts predict that Londonderry will reach 31,260 by the year 2025.

Coupled with that comes significant growth at the Manchester Airport, most of which is physically located in
the Town of Londonderry. The annual number of passengers at the airport in 1993 totaled just under 800,000.
Today, only ten years later, the annual number of passengers has risen to nearly 3.4 million. Forecasts indicate
that, with the main runway now being extended to 9200 feet, larger (and quieter) aircraft will be handling 5.5
to 6 million passengers annually within the next ten years.

in addition to both population and airpoit growth, the NI Department of Transpoitation has now received
approval to move forward with final design of a new Airport Access Road. After years of planning and public
discussion, NH DOT has now received permission to proceed with the final design of a new roadway that will
swing west from the I. E. Everett Turnpike in Bedford, cross the Merrimack River and Route 3A in Manches-
ter, and then approach the Manchester Airport terminal from the southwest. This connector will provide a
direct, limited access highway connection to some 700 acres of undeveloped land south of the Manchester
Airport, and will increase development pressure on at least an additional 300 acres of undeveloped land in
this northwest corner of Londonderry.

For all of these reasons, because of the increasing population in the region in general, because of the increas-
ing levels of activity at the Manchester Airport, and because of the pending development of the new Airport
Access Road, Londonderry chose to undertake a design charrette focused on this section of town at this time.
They could not have picked a better time.
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S0 What Was the Process? And What Did People Say?

The Town of Londonderry invited some thirty design professionals and resource specialists to come to
Londonderry for three days, Thursday, May 15, through Saturday, May 17. Their charge was to listen to the
estimates of market demand for real estate development in this area, to look at the constraints that the land
itself presented, and to listen to the landowners, to the abuttors, and to the citizens and businesses of
Londonderry with respect to their interests and concerns about the area. Based on the input from all of these
sources, the designers were to present their best thinking as to the most prudent and practical options for
development, for conservation and resource protection, and for providing for economic opportunity for the
residents of Londonderry and the region.

This process is complex enough in and of itself, but when you think of applying it to 1000 acres of land, the
complexity increases astronomically. 1000 acres. If this were a simnple rectangular block, it would be a parcel
one mile across and over 1.5 miles long. Think of the number of abuttors! Think of the number of soil types!
Think of the road connections! Now take that rectangle and twist and turn it. Indent it on one side and extend
it on another, the way land ownership patterns typically fall. Run a rail corridor to one edge of it. Border and
bisect it with state and local roads. Add wetlands and aquifers and a mix of landowner interests. Put a major
airport at its edge. Now onc can begin to get a feel for the complexity of the task at hand.

Sometimes it helps to use a simple analogy when exploring a complex problem. Not that the analogy will
capture all of the details, but 1t often helps to have a framework on which to place the details. In discussions
with the public, the designers spoke of the need to evaluate and consider constraints imposed on the project
{rom three separate areas:

The Natural Environment, including soils, vegetation, living creatures, the air, water resources, and
all other components. As the designs moved torward, they needed to be respectful of these constraints.

The Built Environment, including historic homes, existing roads, the airport, and all other compo-
nents of the infrastructure that have been developed and put in place by human activity in the area.
Clearly these needed to be respected as well.

Finally, the Social Environment, the complex series of actions and activities that relate development
here to neighbors, to abuttors, to local activities and traditions. It is important to respect these as well.

When these elements are in harmony, we generally relate positively 1o a proposed activity. When one element
is sacrificed at the expense of the others, when there is imbalance, we generally react negatively to a project.
By way of analogy, the designers suggested the common milking stool, with each leg representing one of the
areas of concern noted above. When the legs, or constraints are in balance, there is harmony, and the stool
works., When one leg is signiticantly longer or shorter than the others, there is imbalance, and the stool (and
the project it represents) is out of balance.







































Costs, and Benefits

The major public expense in this development proposal will be the creation of a new, four lane divided boule-
vard running from the Airport Access Road on the west to the Interstate 93 improvements at Exit 5. It will not
be inexpensive. Current estimates are that it will be nearly $15,000,000, exclusive of land acquisition and any
needed water or sewer lines. This would provide a safe, efficient four lane roadway, with a landscaped median
strip for the entire 22,500 lineal feet (4.26 miles) between Exit 5 and the Airport Access Road.

Clearly the project can be broken into phases. In current dollars, it is estimated that the section between the
Access Road and Harvey Road would be approximately $3.7 million, from Harvey Road (o NH Route 28
would be approximately $5.6 million, and from NH Route 28 to Interstate 93 approximately another $5.6
million. The point in offering these numbers is not to overwhelm, but rather to give thought to the kinds of
development they might encourage, and to make sure that the zoning leads to a high quality of development.

Using both national statistics and regional construction costs, 100,000 square feet of warchousing would yield
a taxable value of perhaps as little as $5,000,000 and approximately 60 jobs. The same amount of office
development would yield taxable value of perhaps three times that, and likely some 330 better paying jobs, A
$15 million investment in the new boulevard would serve either complex equally well, but clearly the return
to the Town of Londonderry on its investment in the road is much more favorable when it is surrounded with
the higher value real estate.

This is not to say that the area does not need warehousing. It certainly does. A major portion of the Airport’s
business is in moving freight and parcels. And these are key services for the businesses in the area. So ware-
housing has 1o be in the mix. The point is, rather, that there will be a requirement for the Town of
Londonderry to make major investments in roads and other utilities, and it will then need to service them,
both in terms of direct maintenance, and in terms of providing police, fire, school, and a host of other public
services once the abutting properties are developed.

The Town of Londonderry should protect its investment in infrastructure by assuring that the quality of the
abutting private development is of the highest standards. It can best achieve this though collaboration with the
landowners and developers, through its zoning, site plan, and other administrative procedures, and, perhaps
most of all, by seeking out grants and other incentives to attract the kind of development that it would like to
sce here.

Implementation: How do you get started?

This is perhaps the largest undeveloped tract of land in Southern New Hampshire. It is an almost unbelievable
opportunity to be able to come in on the front end of the development process and to begin to contemplate
what might, what could, happen here. The development suggestions that have been proposed here could casily
take ten years to come to fruition, maybe closer to twenty or twenty five years. The important thing is to have
that long term vision in mind as the initial steps are taken. The right step leads to the opportunity for a second
right step. A wrong step at the very beginning may foreclose many good opportunities.
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Step 1: Cooperation and Coordination

As was noted repeatedly throughout the charrette, the land that is being discussed is almost exclu-
sively privately owned. The Town of Londonderry may ask, may suggest, may entice private landown-
ers 1o consider this plan, but, in the end, the bulk of the land use decisions will be made by private
landowners. The Town should look for opportunities to bring parties together, both publicly and
privately, to suggest the type of development it would like to see here and to facilitate the discussion
about how to make it happen.

Step 2: Promote the Plan - Share the Information

This is a process that has just begun. The plan is a product of a very productive effort over a three day
period, but it is a beginning, not an end. It begins to suggest what might be, not what has to be. The
Town needs to get the information out for further discussion: among the property owners, among
various local boards and commissions, among other interested parties including abutting communities.
The Town may want to do another cable television show on the plan. Guest articles in local media
outlets by town officials would be appropriate. Making the plan recommendations available to those
working on the master plan update will be important.

Step 3:Set the Stage (I): Amend the Zoning

As the Town completes its master plan update, there will likely be several areas where the zoning
regulations will need to be changed to accomplish the stated goals. This charrette area will likely be
one of them. The plan here calls for a wide variety of uses in close proximity to each other: offices,
warehouses, manufacturing, a conference center, a training and educational center. These can work
well in combination with each other, if there are good performance standards in the underlying zoning
ordinance. The activities that are engaged in on a site are not nearly as important as the impucts that
those activities generate: noise, traffic, emissions, ete. With a good set of performance standards in the
zoning ordinance, the mix of activities that are called for here can be accommodated.

Step 4:Set the Stage (11): Establish a Tax Increment Financing District

State law permits communities to establish Tax Increment Financing Districts to promote economic
development. The essential components are the drawing of district boundaries and the establishment
of the gross valuation of property within the district at the time it is established. The taxes on new
value that is added within the district can then be used to pay off the bonds on infrastructure that has
been installed in support of that new development. The cost of the new roads and utility lines that will
be needed to support development here could be off set by segregating the new tax revenues from
private development in the area from the general fund and dedicating them to pay off these bonds.



Step 5:

Step 6:

Step 7:

Set the Stage (III): Design and Build New Pettingill Road

The first major investment in this area is likely to be the new Airport Access Road. The NH DOT is
now engaged in its final design, and hopes to have that road operational by 2007/8. The next key
investment will be the development of the new Pettingill Road, linking the Harvey Road Corridor to
the Airport Access Road. The location of this road, the location of curb cuts and intersections, and the
nature of the road design itself are all critical pieces that will set the stage for the nature and tone of
the development that will occur in this area. Properly done, it sets the stage for improvements that may
ultimately reach Interstate 93.

Seek out Ineentives

As noted above, other than the road rights of way, very little of the fand in question is owned by the
Town of Londonderry. Many of the development decisions will be made by others.

Many communities stop their participation in the development process when the zoning and basic
infrastructure decisions and investments are complete. There are many more opportunities!!

New Hampshire offers financial incentives to development through a variety of programs at the NH
Community Development Finance Authority, the NH Business Finance Authority, and the Community
Development Block Grant program (currently at the NH Office of State Planning). Many of these
programs require sponsorship by a local community in order to gain access to the funds. All work
more easily when the projects have been endorsed by the host community.

CDFA funds can be used to sponsor both direct business investment, and to support things like
day care centers that are important compliments to business developments.

CDBG funds have been used to support the cost of infrastructure that stimulates business
development, and they have been used to provide loan funds to expanding businesses. These
funds are then re-paid to revolving loan funds to service the region in the future.

The BFA administers the tax exempt Industrial Revenue Bond program. They should be ap-
proached to see if they would be willing to set aside funds for projects that were being devel-
oped in compliance with an overall development plan for this area.

By seeking funds to assist developers in implementing parts of this plan, the Town of Londonderry can
go far beyond zoning and infrastructure investments to sce that the plan is implemented.

Plan, Revise, and Improvise

This is clearly just the beginning, and new opportunities (and obstacles) will present themselves as the
process moves forward. In general, as outlined in the attached chart, the design team recommends a
strategy that flows from west to east over time, starting with the Airport Access Road, and moving
eventually to a connection all the way out to Exit 5 on Interstate 93. Along the way, a variety of oppor-
tunities will present themselves that may alter that approach. 1f an overall plan is in place, moving
around and implementing different sections will not be a problem.
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Step 8:Be open to New Strategies

This is a major project focused on a major transportation hub. Within a very compact area, there are
present an airport with a 9000 foot runway, an Interstate highway, two rail corridors, numerous state
and local roads, and over 1000 acres of vacant land. The airport itself is divided between two
communities, Manchester and Londonderry. The impacts of development in this hub will be felt by
many communities, some of whom are immediate abuttors and some of whom are twenty five and
thirty miles away.

In other locations, the coordination of large scale projects has been easiest to achieve when there

was a central authority managing the effort. In New Hampshire, the modet! of the Pease Develop-
ment Authority comes to mind. There are many factors that distinguish that effort from

this one, most notably that the Pease Development Authority controls the land in and around that

airport, but the need to have some entity with overall responsibility for planning and implementa-
tion in order to maximize the outcome is certainly paraliel with this situation in

Londonderry.

In other parts of New Hampshire, adjacent communities have collaborated on economic development
projects, sharing both the initial investment and the later rewards of tax benefits and economic devel-
opment. Laconia and Guilford and their shared industrial park being a good example. There are even
examples of the State of New Hampshire being a partner in these efforts, with the Lake
Winnepesaukec River Basin Program (which provides sewage treatment for 10 municipalities) being
an outstanding example.

Without identifying solutions, these comments focus on the simple observation that a project of this
magnitude may strain the capacity of more traditional development models, and the proponents may
serve the community’s interest by being alert to that and being open to new models as they present
themselves.

Conclusion

The Town of Londonderry is to be congratulated for taking on this forward thinking planning project! Clearly
there are many options, many players, and many opportunities to be sorted through. Simply recognizing the
importance of the land in question was the critical first step. This process, and the conversations it has engen-
dered, are an important beginning. The members of the design team trust that this work will be a firm basis
upon which to begin detailed discussions. It is important for the future of Londondetry and much of Southern
New Hampshire that those conversations continue. We trust that they will and that the product will be some-
thing that all parties can refer to with pride in the coming years.



Development Resources

Many of these individuals actually participated in the charrette. Others offer services that may be of use as the

project progresses.

Ms. Edna Feighner
State Archeologist
NH Division of Historic Resources
19 Pillsbury Street
Concord, NH 03301
(Source of field archeology expertise)

Mr. Jim Garvin

State Architectural Historian

NH Division of Historic Resources
19 Pillsbury Street

Concord, NH 03301

(Source of advice relative to historic properties)

Mr. Jack Donovan

NH Business Finance Authority
14 Dixon Avenue

Concord, NH 03301

(Source of tax exempt bonding and other subsidics for private and non-profit investment)
Proposed Development Schedule

Mr. Rob Nichols

NH Community Development Finance Authority

14 Dixon Avenue
Concord, NI 03301

(Source of tax credits for publicly supported projects)

Mr. Patrick Herlihy

NH Community Development Block Grant Program

2 2 Beacon Street
Concord, NH 03301

{(Source of grants and loans for projects that benefit low and moderate income people)

Mr. George Zoukec

NH Municipal Bond Bank
10 Park Street

Concord, NH 03301

{Source of low interest funds for publicly bonded projects)

Phases 1 2 3 4 5

Timeframes 2003 -200s 2005 - 2007 2007 - 2010 2010 - 2015 2015 Plus

Steps - 1,2,34 5,6 6,7 7 8
Design Access Road

NHDOT Continue Rail Discussion Build Access Road Build Exit 5 Improvements
Continue Trail Discussion

Town of Complete Master Plan : o Build Grenier Field Bivd.  |Construct Page Road

Londonderr Convene Partners Build Pettingill Blvd. Desion Page Road Blvd Blvd

ondonderry Design Pettingill Blvd. 5 & '

Public/Private Discuss & Research Design & Build

Entities Conference Center Conference Center

Private Entities Design Business Park Build Business Park  |Build Business Park Build Business Park Build Business Park
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