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FLAN NH VISITS GOFFSTOWN, NH.

September 27 & 28, 2002
Who is Flan NH?

Plan NH 15 a professional aseociation for those working n the fult evirorrent. The orga nitects, p
AQINEETS, bankers, cConstruction managens, historc preservationalists, and others who concem themselves with buildi
munities. It was established eate a foru ~ bringing together these airterent pr IONal Arouns and a

purving nterest n community dgevelopraent. Part of PlanNHs mission 15 to make a positive contribution t
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How did the Flan NH Charrette come to Goffstown?

In January of 2002, the Goffatown Economic Developrment Committee submitted a proposal to Plan NH for design asei
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Coffstown's Proposal:

In the Goffetown Vilage Cormmercial District there is avacant mill longside the Piscataquog Piver.
'ﬂr:-. i p”:,f‘f_,”t;, ncluces several outhuilaings including a forrer freight depot and a hydroelect

plant. A former rallroad bed (currently being a;J[UIfF;; for conversion unger the fegera F‘a:afw’”a S
program) runs through the property. Across the railbed from the mill is a local Catholic Church, the
congregation of which contint €S fo w. [he congregation 1s conternplating moving out of the Village
Cornmercial District for lack of programiming PACE ana paring. Access to the mill property 16 gained
by entry from P/aiu C*“FJ,,E and trorm East Union Street.

hemill parcel 15 the \argest parcel n the vi H(’]r“ It 15 current Yy unaerutlizea, ano nas become an
eyesore in the vilage district. F\a‘-;:liim , themill is at riex for vandaliem and fire. Plans for them
will help preserve the last remaining mill t6 type in the village, which was once horre to a thriving i
district. Development of the area 5
coula aleo nelp keep the churchinthe B8
vilage by providing the necoded parsing.
I'he geveloprment has the potential to
create valuable commercialloffice
Space, which the town currently lacks.

he town's corrmercia taxbase 15
only 3%, which produces 0% of the
town tax revenue. The pct@ itia
Improverment to the subject
properties will have a significant
effect on the tax base n Goffatown.
The site has been identified in many
previous plans, in goals set by the non-
pfo It downtown revitalization group,
Coffstown Main Street Program,
and by the CGoffstown Economic
Developrrent Council

'he mill site includes a S-acre parcel of land, and an operating hydroelectric plant at the Hadley Falls
Dam. Theplant is currently under lease, but could be used to provide power to the site.

the Falls-to-Trials pro ject.
to provide sorme recreational access to the river.

There is significant river frontage along the property, which could be used
The river above the dam is the site for many public

actwities staged by the Coffstown Main Street Program, including their Giant Purmpkin Fegatta. The

rallroad once croseed the river above the darm via a covered bridge, which was on the National

Fegister.

concrete archbridge built in the 1920's by renowned bridge engineer, Daniel Luten. This bridge Is due for

restoration under a state and federal DOT grant n 2002-2003. Of concem is the fact that 2

nstitutions, the county courthouse and the local post office branch currently located in the district
are consigering rmoves in the near future. The mill property could be an ideal location for both and
woula allow them to stay in the vilage district.

Themill has its
own operating steam generation faciity. Theproperty 15 ideally located to operate as a trailhead for

The bridge bumed down in the 1970's, and currently the only bridge croseing at this point 15 a
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generations to come.
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The Listening Sessions

During the public sessions, residents identified specific issues, and desires for the reuse of the mill property
and the reconnection of the mil to the rest of the Vilage District.

These Included:

Positive Aspects of Goffstown:

Goffstown becoming destination % Need greater variety of mixed retall with a nice nightlife with ariver view
% Would lke to see a bookstore or larger café structured business
< Mill needs to be opened up to retall, Restaurants, residential apartments, Specialty shops. A
bike path could increase business potential for the mill area

Activity in the streets increasing

Main Street is changing perception, better parks and increase in cormmunity spirit
Activities like the Pumpkin Regatta, concerts on the common on Thursday nights.
Small town character, reasonably attractive center and getting better
Convenient for eating, supplies, haircut, groceries, post office

Vilage is bker and safety friendly

(Good active library programming, good church programs, and more nightlife
Custormer Service — Relationships cultivated with local merchants

Restoration of Downtown Commons

Obstacles:
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Willingness of community to support local businesses, which caused some closings
Some traffic jams especially during commuter times

“Woree FPart about village area’™ parking, hanging wires, traffic, truck traffic
There is a “severe” imbalance in the tax base.
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: Funds to make changes
Vilage Lacks: Noise from truck traffic
Location for affordable child care fast traffic
Awaterfront restaurant . .
Community Vision:

Teen and youth activity areas

Lodging facilities, Antigue dealers

More parking needed for daily business activities, the church, and shopping

Need safe, welHit pedestrian wakways

Need to organize street and road signage, better period lighting fixtures that are consistent
Lacks a riverwak to open up the community village area _

Sporting goods store, flea market, cleaner, fumiture store, professional office epace, banquet
andmeeting space, additional medical office epace

Infrastructure: wakways, lighting, signage

Amovie theater or spot for kids

No design consistency ("Ugly” colors on buildings)
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Create additional parking or satellite for mill site, downtown and church overflow
More than one access to mill site

Better control of traffic congestion on Main Street

Mill property best utilized as a mixed-use site for commercial, retail, high end or elderly
residential

Create recreational use with the Rails-to-Trails program, and the river

Blend the miil site into the downtown vilage district

Openup river front

Bike path: basic infrastructure for trail leading into Manchester

Antigue center, co-op, auction gallery

Artists Community
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Charrette Team FProposals and Recommendations

We have heard the opinions and the input from the residents. We have waked the area and have seen the conditions with which we must deal. Now, we are
prepared to present our findings and recommendations to the citizens of Goffstown.

Comrmon Development Themes:

Within the 2 echemes we are presenting, there are comrmon aspects
that willbe part of each. Withinboth scenarios, we propose to only
keep the original brick mill building. All other structures on the site will
be dermolished. We propose to acquire land and tuilding parcels to the
south and west to be able to open up the site and connect the mill to
thevillage. Apedestrianbridge will be constructed in the location of
the old covered bridge for connection to the new Rails-to-Trails bike
path. Feconstruction of the intersections of Main Street, East and
West Union Streets, and Mast Foad to create a gateway into the
vilage; make the street safer for pedestrians, create additional
parking, and to slow traffic down as it enters the downtown area. The
Hydroelectric plant with its long-term lease will be attractive in the
redeveloprment of the site and aleo could be a power supply for the
site. The redevelopment of the mill site will also give the church some
options for growth aswell as an outlet in alleviating the parking crunch
that now exists during church functions.

Mill Building Redevelopment:

The structure is in good shape and the layout is conducive to a mixed-
use occupancy. Elevator andmechanical room will be situated on south
side of building towards Cnurch. First floor can be commercial/
business occupancy, possibly an incubator site or a separate multi-
tenant set-up. The upper floors canbe converted to elderly or single
person housing, 1 and 2 bedroom units. Single bedroom, small but
functional GAOSF, 3 on the riverside, 2 on the opposite side of the
building that would be ADA compatible. The 2 bedroom units will be
1280CSF large bathroom w/ Jacuzzi, kitchen w/ dining area, all 3 on the
riverside.

Rivers Edage and Pedestrian Bridae:

On e of the obstacles in developing the mill site was its separation from the rest of the
downtown. We have designed a concept that reconnects the mill site to Main Street. A
hew pedestrian bridge will be set on the site of the old covered bridge. The design was
intentionally set low 20 not to block the river view, the mill, and events that take place along
the river. A riverwak will be created in the mill area connecting new buildings, businesses such
as retail and restaurants, etc. The river's edge itself will be cleared and beautified with the
Mill Building as its backdrop and a beacon of sorte with strategic lighting to further the
connection to Main Street. The foot bridge will aleo be an extension of the Raile-to-Trails
path created through the mill property that will connect into West Manchester.

Scheme |

A coneervative approach is proposed in this scenario. The new buildings introduced to the
site include a restaurant with an outside patio on the riverwalk, a professional office building,
abuilding for the new post office location, a 10 unit senior housing building. Also created in
this scheme are pedestrian wakways, ample parking for the mil complex and for Main
Street merchants, and a connection to the church property to accommodate overflow
needs for church functions.

Scheme I

Attempt to accommodate parking for Main Street and church needs, as well as site design
heeds is the focus of this design. New mixed use tuildings along the river take advantage of
the 2 tier riverwak. Commerciallusiness space along the first floor with 25 townhouse
units on the upper floors make up the main use of the site similar to the mill building use. On
the west side of the site is a new stand alone restaurant building. On the east side of the
site is a stand alone commercial building for the Post Office or the District Court which is
also out of gpace at its present location. A series of ramps and wakways connecting the
church site for parxing access for church functions is aleo ama jor comporent. A
pedestrian plaza and gathering space is incorporated in the retail and residential areas.
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Development and Construction Budaets

Scheme

’ Mm%{ i.lg;g?j?;vgﬁ}%??; (g 8885']% 2%365%&*' b 500,000.00 + New Sitework, Parking, Landscaping $ 450,000.00

Upper Floors Housing (10,000SF @ $150/5F) $1500,000.00 + New Post Office Buiding (7500SF @460/SF) A AT
Total Ml uildng Renovation S o New Professional Office Bdg, (00C0SF @$60/SF)  $ 0000000

. Rlvi%ar'z; rtely BOOLF GIEOOILE % 40000000 o Retail Space (200005F @ $40/5F) $ 800,000.00

+  Pedestrian Bridge: s Over 55 Housing (9,0005F @ $75/5F) $ 67500000
Approximately 100LF @ $720/LF $ 7200000 Sohisre]

et Rt 4 6. v New Sitework, Parking, Landecaping $ 500,00000
Prospect and E. Union % 350,000.00 T —

+  Site, and Building Demolition on Mill Site: 25 wnits @ 1800SF unit @$O,000/ Uit $3,500,000.00
All structures, asphalt, concrete + New Restaurant Building:

(Except: for Brick Mill Building) % 40000000 4000SF @ $75/5F $ 300,000.00




Development Feasbility

Scheme ] Scherre Il

< Revenue Source: % Revenue Source:

o &MillHousing Units @ $900.00/MIth. $ 8640000 & Mill Housing Uriits @ $900.00/Mth, $ 8640000

o 50005F MilRetal/Office Space @9S/SF  $40,00000 Z 50005F Miﬁ RetaillOffice Space @$&ISF  $40,00000

o FPost Office: Lease 75005F @ $9/5F $ 67250000 o AOO0OSF Restaurant @ $8/SF $ 32.000.00

o 10,000SF Prof. Office @ $9/SF $90,000.00 ’

o 10,0005F Restaurant @ $9/SF $ 20,000.00 . 00

o 10000%F Retail Above Restaurant @3&/SF  $E0,000.00 > Total viRlbeens enaa

o 90009F 526 Housing (10units@$900/NEh)  $108,000.00 < Project Developrrent and Soft Coste:

o Total Annual Revenue: $561.900.00 o Mill Property Acquisition $ 200,00000
. . o Adjacent Property Acquisition $ 15000000
% Project Development and Soft Coste: o Project Construction Costs $6,700,000.00

A - o Soft costs and Development Fees $ 200.00000

o MilFroperty Acquisition $ S00,00000 o Fihancing (20%down,20yrs.@&%

o Adjacent Property Acquisition $ BO0000O For years 1-3) $1561567.00

o Project Construction Costs $5,575,000.00 =

o Soft costs and Developrment Fees $ 20000000 Total Proi 9MEB700

o Financing (20% down, 20yre@ésh) $5206179.00 o TotalFroject Bxpences el

. < Revenue from sale of 24 Townhouses @

o Total Project Expenses: $1451179.00 $250,000/ea within the first 3 years $6,000,000.00
< Debt Service per year $ 520,684.00 « Debt Serviceper year for years 13 of the 20 yr. loan $ 63151200
< Net Reverie: $ 412600

< Net Revenue for years 1-2: ($ 473,12.00)
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