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TOWN OF RAYMOND 
Planning Board Agenda 

November 05, 2020 at 7:00 p.m. 
App. 2020-010 

Electronic Zoom Meeting 

Public Announcement 
If this meeting is canceled or postponed for any reason the information can be found on our 

website, posted at Town Hall, Facebook Notification, and RCTV. * 

1. Public Meeting
Due to the COVID-19/Coronavirus crisis and in accordance with Governor Sununu’s Emergency 
Order #12 pursuant to Executive Order 2020-04, this Board is authorized to meet electronically. The 

public has access to contemporaneously listen and participate in this meeting through the website 

address: https://zoom.us/j/99429059850 or by dialing the following phone 312- 626-6799 or 646- 

558- 8656 The required meeting ID is 994 2905 9850.

We are encouraging residents who wish to speak during Public input or have questions under the 
Citizens questions portion of the agenda to submit them via email to

sgardner@raymondnh.gov by 11/05/2020 at noon.

For problems, please call 603-895-6405 or email at: communication@raymondnh.gov.

The virtual meeting will also be simulcast for viewing purposes only on Raymond Community 
Television Channel 22 and streamed live at: https://raymondtv.viebit.com/

a) Application #2020-010: A Pre-application review for a site plan has been submitted by Jones and 
Beach on behalf of Tuck Reality Corp. for property identified as Raymond Tax Map 23 Lot 25, 
located at 109C Main Street, Raymond NH, 03077 within Zone D. The applicant is proposing to 
subdivide the lot into one multi-family lot and one industrial lot. The residential lot is proposed 
to have 180 apartments with access to Main St.

b) Excavation Reports

c) Agriculture Zoning Amendment Discussion Continued…

2. Approval of Minutes

• 10/15/2020

3. Public Comment

4. Other Business
➢ Staff Updates
➢ Board Member Updates
➢ Any other business brought before the board



* Note: If you require personal assistance for audio, visual or other special aid, please contact the 
Selectmen’s Office at least 72 hours prior to the meeting. If this meeting is postponed for any reason it will 
be held at a time TBD. 
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TOWN OF RAYMOND 
Planning Board Agenda 

November 05, 2020 at 7:00 p.m. 
App. 2020-010 

Electronic Zoom Meeting  

 

• Adjournment (NO LATER THAN 10:00 P.M.) 
 
 
 
 
 
 

Planning Board Meetings Application Deadlines 

November 5th October 1st
 

November 19th
 October 15th

 

December 3rd
 November 5th

 

December 17th
 November 19th

 

January 7th, 2021 December 3rd ,2020 

January 21st, 2021 December 17th ,2020 

 
 



 

 

APPLICATION #2020-010 
 

 

Application #2020-010: A Pre-application review for a site plan has been submitted by Jones and Beach 
on behalf of Tuck Reality Corp. for property identified as Raymond Tax Map 23 Lot 25, located at 109C 
Main Street, Raymond NH, 03077 within Zone D. The applicant is proposing to subdivide the lot into one 
multi-family lot and one industrial lot. The residential lot is proposed to have 180 apartments with 
access to Main St. 
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Plan Review Memorandum 

To:  Chairman Wood and Raymond Planning Board Members 

From:  Glenn Coppelman, Consultant Circuit Rider Planner 

Subject: Application for 11/5/20 Planning Board Meeting 

Appl. #: 2020-010 

Date:  November 5, 2020 

 

 
Application #2020-010:  DESIGN REVIEW For 109C Main Street 
 
The applicant is requesting a “Conceptual Review” for a possible subdivision of land on Main Street in 
Raymond.  Since this application goes beyond what is considered “conceptual”, it falls into the “Design 
Review” category.  As such, it has been Legally Noticed with proper abutter notification.   Below are my 
comments at this time: 
 

1. As a reminder to the Board, this is a Design Review, meaning that it is a non-binding 
discussion between the applicant and the Board.  The Hearing begins and ends at this meeting.  
There are no votes taken by the Board, no Jurisdiction invoked, and the Hearing cannot be 
continued.  The purpose of the Hearing is for the applicant to provide information to the Board, 
and for the Board to offer guidance to the applicant for their consideration should they choose to 
move forward with the project.  It is a Public Hearing, so public comment and testimony will be 
taken. 
 

2. The proposal is to subdivide a 67.1 acre (Zone D – Industrial within the Sewer Overlay District 
(SOD)) parcel in two lots; one for Industrial use and the other for multi-family housing.  The 
plans show the multi-family part, but not the Industrial piece.  The Board may want to ask for 
more information on the intended Industrial parcel (12.86 acres of the total parcel). 
 

3. Multi-Family Housing is a permitted use in Zone D, SOD.  However, it must comply with 
requirements in Section 6.5 of the Zoning Ordinance.  Additionally, the bedroom density is 
calculated per Section 14.2.3 of the Zoning Ordinance.  The applicant should explain how they 
arrived at the proposed number of units.  QUESTION to the Board:  Is the SOD going to 
remain?  If not, Multi-Family Housing would not be permitted in the Industrial Zone D.  In 
that case, a Variance would be required from ZBA for this use. 
 

4. The access driveway off Main Street is close to adjacent properties.  Traffic generated by 180 
apartments could be substantial.  How will impact to the abutting properties be mitigated?  How 
will Main St. be affected by this level of traffic?  Also, the proposed design has only one access 
point to the property (on Main Street).  Are there options for a second point of access (at least 
for emergency purposes)? 
 

5. I would expect this to go through TRC if/when it comes in as a formal application.  It is a 
substantial enough project to justify that level of review. 















































 

 

 

 

 

 

 
 
Joseph S. Ilsley, Town Manager 
Town of Raymond 
4 Epping Street 
Raymond, NH 03077 
 
 

RE: Tax Map 23, Lot 25 

 

Dear Joe, 

After several months of on-site investigation, due diligence, planning and discussions with you and 
other town officials, our development team is pleased to present its preliminary plans to the 
Planning Board for discussion and feedback.   

In anticipation of the Planning Board meeting of November 5, 2020 we wanted to share with you 
our zoning analysis (see attached) and project overview.   

The existing 67+- acre vacant parcel largely consists of forested land with sloping, somewhat rocky 
terrain.  The height of land affords some fantastic views of the town.  The property enjoys frontage 
on Main Street in several locations. 

We are proposing a multifamily project that will utilize not more than 25 percent of the parcel.  The 
remaining land will be reserved for open space with public access trails connecting with other 
parcels and roadways.  Approximately 180 one- and two-bedroom units are proposed in three 
garden style buildings with surface parking.   

We have conducted a thorough review of the 2020 Raymond Zoning Ordinance (attached) and 
concluded that the proposal to be presented to the Planning Board on November 5, 2020 meets the 
requirements under the ordinance.   

USE:  The use is an allowed use in Zone D - Sewer District Overlay (SOD) 



 

DENSITY:  Density is calculated per Section 14.2.3 which supersedes those density requirements 
otherwise found in Section 6.5.5.  The density for this parcel is approximately 268 bedrooms.   

ZONING RELIEF REQUIRED:  Upon review of the ordinance – in particular Section 14.1.1 Allowed 
Uses Table (where multifamily is a permitted use in Zone D – SOD Section 5.3 (SOD) 5.3.4 Special 
Provisions – we have determined that no zoning relief is necessary for the proposed use.  While 
Section 5.3 requires connection to municipal water and sewer, subsection 5.3.4 allows for new 
development projects to occur in the absence of either town water or sewer subject to the 
condition that the property be connected to municipal water and/or sewer if and when such 
becomes available.  The project site currently is in a town water service area, and while a 
community sewer system is proposed, the applicant agrees to connect to a municipal sewer system 
should one be constructed within 100 feet of the project site in the future.   

In anticipation of proceeding beyond the preliminary consultation review phase with the Planning 
Board we would ask that the Town review the information provided along with the conceptual 
plans to make a formal determination of the next steps for this project. 

We look forward to hearing from you and working with the town on this project.   

 

Regards, 

 

Mike Garrepy  

 

Cc: (via email) 

Donna Giberson 
Community Development/Assessing Assistant 
dgiberson@raymondnh.gov  
 
Gregory Arvanitis 
Building Inspector/Health Officer 
garvanitis@raymondnh.gov  
 
Stephanie Gardner 
Planning Assistant 
sgardner@raymondnh.gov  
 

Stephen Brewer 
Public Works Director 
sbrewer@raymondnh.gov 



Welch - Main Street Project Synopsis: 

 

Location: Main Street  

Lot size:   67+- acres 

Zoning:  Zone D w/ Sewer District Overlay (SOD) 

Frontage:  4 access points on Main Street 

Existing Use:  Vacant land   

Proposed Use:  Multi-family Development with 180 apartments consisting of 1 and 2 bedrooms in an 
open space layout with public access provided  

Utilities:  Municipal Water, Community Sewer 

Zoning Analysis:   

5.3. Sewer Overlay District (03/2006) INTENT: The Sewer Overlay District (SOD) is designed to encourage 
a mixture of land uses as part of a unified development that could not otherwise occur in the underlying 
zones. Town water and sewer, either existing or as a component of the proposed development of a lot or 
lots, is a prerequisite to a site development plan approval under this Ordinance. All proposed site 
development plans considered under this Ordinance must conform to an approved Unified Development 
Plan. This Overlay District is specifically enacted in conjunction with the Town of Raymond’s initiative to 
construct and operate a municipal wastewater treatment facility in conjunction with mixed-use 
development at Exit 4. This district is designed to foster economic development of primarily commercial 
and industrial development while allowing a limited amount of multi-family residential. Other mixed uses 
may be appropriate, except earth excavation and processing for commercial purposes which is not a 
compatible use within the SOD. 

5.3.2. UNIFIED DEVELOPMENT: All development within this SOD must take place in accordance with a 
Unified Development Plan approved by the Planning Board. For purposes of this Ordinance, a 
Unified Development Plan shall be defined as an overall plan that identifies in a conceptual nature 
how the lot or lots contained in the plan will be developed in a manner consistent with the intent 
of this Ordinance and how the plan will allow and encourage the development of other lots within 
the SOD zoning district, in a manner consistent with the intent of the Ordinance. 

5.3.4. SPECIAL PROVISIONS: All new development, change of use, subdivision, site review or development 
requiring a building permit must be connected to both town water and town sewer services. 
Notwithstanding the above, application for new development may be made prior to the availability of 
town water and sewer, provided that the proposed use is permitted as a matter of right in the underlying 
districts or provided that relief is obtained from the Zoning Board of Adjustment, and provided that the 
applicant proposes development subject to a condition of approval that the property shall be connected 
to town water and sewer when it becomes available within one hundred (100) feet of the property line. 

6.5. Multi-Family Housing 

6.5.1. Please refer to the Allowed Uses Table in Article 14. (Multifamily is allowed in the zone) 



6.5.2. Please refer to the Area and Dimensional Requirements in Article 15. 

6.5.3. All multi-family developments must comply with all other required local, state, or federal 
regulations including, but not limited to, the Raymond Subdivision Regulations and the Condominium Act 
as may be amended. 
 
6.5.4. Minimum lot size for multi-family housing shall be five (5) acres. 

6.5.5. In calculating the number of allowed bedrooms per acre of developable land, an applicant 
shall use data from the New Hampshire Code of Administrative Rules, ENV-WQ 1000-Subdivisions; 
Individual Sewage Disposal Systems.” In no case shall density exceed eight (8) bedrooms per acre of non-
Zone G land. Any multi-family permitted within the C.3 East and C.3 West Zoning Districts, shall comply 
with all requirements of Section 6.5 except that in no case shall density exceed three (3) bedrooms per 
acre of Developable land. (3/2017) - THIS SECTION NOT APPLICABLE - SEE SECTION 14.2.3 BELOW 
 
6.5.6. The building setbacks shall not be less than that of the underlying zone, except that any structure 
shall be set back seventy-five feet (75’) from any existing Town or State road and the additional side 
and rear setback requirements set forth in Section 15.2.6 and Section 15.2.7 shall be applicable as 
appropriate, except that within Zone C.1, Section 15.2.6 and Section 15.2.7 shall not apply. 
 
6.5.7. All multi-family developments not on public water and sewer must receive a permit from the NH 
Water Supply and Pollution Control Commission for their septic and water supply proposal prior to 
obtaining final Planning Board approval. 
 
14.2.3. Where multi-family is a permitted use in the SOD it shall comply with all requirements of Section 
6.5, Multi-Family Housing, except that the maximum density for multi-family in the SOD shall be 
sixteen (16) bedrooms per acre, not eight (8) bedrooms per acre. Only twenty-five percent (25%) 
of the total acreage of the parcel can be used in calculating the density and no more than twenty five 
percent (25%) of the parcel may be developed for multi-family housing. Nothing in this 
provision shall prevent the balance of the parcel acreage to be used for non-residential purposes. 
(03/2007) 

(note: All italicized text is taken from the Zoning Ordinance) 

Density Allowed:  25% of 67 acres = 16.75 acres.  At 16 bedrooms per acre = 268 bedrooms.  Proposed 
90 Two-Bedroom and 88 One-Bedroom units.   

Zoning Relief Required:  NONE 

Approvals Required:  Planning Board Site Plan Review with Unified Development Plan per Section 5.3.2. 
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Community Development/Assessing Assistant 
dgiberson@raymondnh.gov  
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Building Inspector/Health Officer 
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