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1. Vision and Goals

1.1 Community Vision

Merrimack is a community that cherishes its rural residential town character, school system,
vast open spaces, and the natural resources that provide numerous cultural and recreational
opportunities. This rural character is the Town'’s core value as expressed by the places where
people gather, the open spaces, and the historical and cultural assets that residents and
visitors hold dear. This Master Plan sets the course for the Town to balance the need to
protect important natural, historic, and cultural areas; create new economic opportunities
for business; sustain a diversity of housing options; and enhance the design of the built envi-
ronment. This Plan seeks to preserve the Town's character and the great quality of life expe-
rienced by its residents. Merrimack is a great community to raise a family and live regardless
of whether you are a single, younger or elder community member. Merrimack believes that
its identity and sense of place is what attracts people who would like to live, work, shop and
play in the community. Through its actions thus far, and through its ongoing implementation
of the goals of the 2013 Master Plan, the Town will continue to thrive and build further upon
these assets.



1.2 Land Use and Community Design Goals

Provide for a sustainable and balanced land use pattern that incorporates the needs of
the many stakeholders in Merrimack.

Encourage the proper balance between residential, commercial and industrial
development to ensure the Town continues to prosper while protecting the historic,
environmental and rural character of the community.

Look for opportunities to creatively revitalize underutilized and vacant sites.

Establish guidelines for future multi-family, commercial and industrial development to
enhance the design of buildings to create a quality built environment.

Protect existing residential neighborhoods.

1.3 Housing Goals

Encourage high-quality housing in attractive neighborhoods through development of
innovative land use controls, requlations and programs, such as incentive bonuses to
encourage features in site plans/New Hampshire Revised Statutes (RSA).

Maintain the Town of Merrimack’s compliance in meeting the housing affordability goals
pursuant to the Workforce Housing Law.

Ensure that housing choices are available to meet the needs of current and future
generations in Merrimack.

1.4 Economic Development Goals

Establish, maintain and expand the lines of communication and relationships between
the public and private sectors.

Retain Town businesses and attract new ones.

Unify the Town’s public sector to become more economic development-oriented.
Develop a stronger Town “brand” that highlights economic development efforts.
Make the Town’s development review process more transparent and consistent.
Refine the Town’s zoning and land use regulations to allow for greater flexibility.

Encourage repositioning and redevelopment through the creation of public-private
development finance mechanisms such as tax increment financing (TIF).

1.5 Natural Resources Goals

Continue to preserve significant parcels of land along the Merrimack and Souhegan
Rivers, Grater Woods and Horse Hill to enhance biodiversity, recreational opportunities,
and water quality.
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Integrate biodiversity protection and land use through Merrimack’s land use regulations.

Protect the quality of water in Merrimack’s rivers and ground water supplies through
effective stormwater management practices, subdivision regulations, and design.

Develop community-wide environmental awareness of open space and forest
conservation and practices that protect water.

1.6 Historic Resources

Protect Merrimack’s historic and archaeological resource by careful identification and
documentation of historical resources.

Continue to promote interest and pride in Merrimack'’s heritage through local exhibits,
attractively designed markers, historical tours, and school curriculum.

Preserve Merrimack’s unique historical assets including its scenic roads, historic barns
and graveyards, as well as the historic sites located along the Merrimack River.

Integrate the protection of unique historic resources into land use regulations.

1.7 Utilities and Energy Goals

Continue water conservation efforts and enhance public awareness of water
conservation techniques through appropriate plant selection and watering.

Continue to explore potential new water supplies to meet projected and future needs.

Promote energy efficiency in municipal and public operations, starting with an Energy
Committee that can advise and support energy efficiency efforts by Town departments.

Encourage energy efficiency, conservation, and sustainability in Merrimack to reduce
energy consumption and cost.

Ensure that Merrimack stays competitive within the global economy by supporting
telecommunications infrastructure and broadband.

1.8 Communities Facilities Goals

Develop a comprehensive planning process for short- and long-term capital
improvements for all town facilities and services.

Given the often conflicting demands, establish priorities for building and facility
upgrades and replacement.

Establish new or improved/upgraded facilities and increase staffing for public safety to
meet demands resulting from anticipated growth.

Provide and enhance recreational opportunities for residents of all ages.

Lead by example in community facilities and operations by establishing sustainability
principles and initiatives.
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1.9 Transportation Goals

Promote and implement a roadway system that encourages the appropriate use of the
Town's street system to reduce traffic volumes and travel speeds on local roads and
within residential neighborhoods, relieve congestion on some of the Town's major travel
routes, and proactively anticipate changes in the local roadway system as a result of
future development or changes in the travel demand.

Plan, develop, and maintain a system of bicycle and pedestrian ways serving the
residents, including linkages among neighborhoods and local connections across the
F.E. Everett Turnpike to the US Route 3 corridor.

Develop a town-wide plan to prioritize the needs for additional sidewalk and
pedestrian way construction throughout the Town and to plan for funding of the plan
implementation.

Establish a separate Capital Reserve Fund for sidewalk and pedestrian way construction.

Coordinate land use planning with transportation planning to ensure that land use
does not overburden the capacity of the Town's transportation system, so that land
development and related transportation improvements are coordinated as to timing,
individual components of the transportation system are appropriately utilized, and the
ability to expand the transportation system is preserved where necessary.

Promote and provide for mixed-use, higher density development, where appropriate,
that will enable less use of the automobile.

Provide for the enhancement of aesthetics associated with any planned transportation
infrastructure improvements.

Provide for the safety of all motorists, pedestrians, bicyclists, and travelers on and within
the Town'’s transportation system through the implementation of appropriate design
standards for improvements; improve and/or upgrade traffic control devices (such as
signage, pavement markings, and lighting) in specific areas where deficiencies currently
contribute toward public safety concerns and/or as opportunities arise.

Promote the management of traffic operations on the roadway system by maintaining
acceptable levels of service on the arterial and collector streets, by improving the
efficiency of the existing system, and by the timely implementation of traffic operational
improvements.

Continue to seek the cooperation of the New Hampshire Department of Transportation
and the Nashua Regional Planning Commission in monitoring and evaluating traffic flow
and safety problems on State highways, and in coordinating transportation planning
within the Town.

Establish a multi-modal approach to the Town's transportation system, including
pedestrian and bicycle travel as well as future consideration for bus and rail service,
in order to assist in reducing the dependency on automobiles for travel, and thereby
reducing the need to increase capacity on the roadway system.

Seek adequate funding from public and private sources including through grants, fees,
and exactions to support the expansion, improvement, operation, and maintenance of
the transportation system.
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2.Land Use and
Community Design

2.1 Introduction

An understanding of the Merrimack’s historic and existing land use patterns, regulations,
growth trends, natural resources, and infrastructure is useful in identifying opportunities and
constraints to future development potential of the Town. Land use within a community is
represented by the historic pattern of residential, commercial, industrial, municipal and insti-
tutional development, interspersed with what is generally considered as open space, such as
forests and natural features, undeveloped land, agriculture and parks and recreational areas.
The evolution of land use within a community is the product of local economic conditions
and community preferences; growth and development is based on such factors as access

to jobs, employment, and the availability of affordable land for new housing or commercial
development. Community preferences, expressed as land use plans and regulations, dictate
the use, form, location, and sometimes the pace, of new development. Land use forms the
basis for master planning and determines, to a large extent, a Town's need to provide public



facilities and infrastructure, transportation networks and services, and protection of environ-
mental resources. As communities plan for their future, determining how and where growth
and development should occur will provide the basis for planning where investments for
municipal services will be needed, as well as determining what controls will be necessary

to protect areas of the Town from unwanted development. Communities have the ability

to control land use and development patterns through a variety of mechanisms, including
zoning and subdivision regulations, provision of public utilities and infrastructure, and
protection of open space lands through direct purchase and the acquisition or acceptance of
conservation restrictions/easements.

Although land use issues are addressed in this chapter, it is important to refer to other
elements of the Plan to see how these issues are interconnected.

2.2 Land Use and Community Design Goals

Provide for a sustainable and balanced land use pattern that incorporates the needs of
the many stakeholders in Merrimack.

Encourage the proper balance between residential, commercial and industrial
development to ensure the Town continues to prosper while protecting the historic,
environmental and rural character of the community.

Look for opportunities to creatively revitalize underutilized and vacant sites.

Establish guidelines for future multi-family, commercial and industrial development to
enhance the design of buildings to create a quality built environment.

Protect existing residential neighborhoods.

2.3 Historicand Current Land Use Patterns

Merrimack comprises 33.55 square miles (21,475 acres), which is second only to Amherst of
the communities in the Nashua region. The Nashua Regional Planning Commission (NRPC)
maintains a Geographic Information System (GIS) database for generalized land use in Merri-
mack. This information categorizes the Town into thirteen different land use classifications,
including separate categories for vacant land, water resources, and roads found within the
boundaries of the Town.

Table 2-1: General Land Use Types in Merrimack (2001)

Percent Total
Land Use (parcel-based) Total Acres Land Area

Commercial 532 2.5%
Industrial 1,020 4.7%
Mixed Use 20 0.1%
Multi-family Residential (includes 314 1.5%
Condominium Units)

Park/Recreation/Open Space (public) 2,751 12.8%
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Percent Total
Land Use (parcel-based) Total Acres Land Area

Park/Recreation/Open Space (private) 889 4.1%
Public Facilities 557 2.6%
Public Lands (vacant) 694 3.2%
Single-family Residential 6,631 30.9%
Road 1,695 7.9%
Vacant 5,554 25.9%
Semi-public Facilities 216 1.0%
Water 601 2.8%
Total 21,475 100.0%

Source: NRPC GIS Database for land use, 2001; Merrimack Master Plan Update 2002, p. IlI-1.

The 2011 data, shown in Table 2-2 below, shows land use categories based on data from
the Merrimack Assessor’s Office. The Town uses somewhat different classifications for the
various land use categories. This is a more detailed breakdown, which includes the number
of lots that fall into those land use categories. Note that the difference in total acreage for the
Town is due mostly to the fact that the Town’s tax parcels, on which the 2011 data is based,
do not include the boundaries that extend into the Merrimack River and other water bodies,
whereas the NRPC data included more water acreage. Figure 2-1 illustrates the 2011 land
use breakdown.

Table 2-2: General Land Use Types in Merrimack (2011)

Percent Total
Existing Land use Number of Lots | Total Acres Land Area

Agricultural 0.4%
Commercial 221 748 3.6%
Industrial 60 1,381 6.6%
Institutional 16 69 0.3%
Manufactured Housing 14 33 0.2%
Mixed Use 2 23 0.1%
Multi-family Residential 163 576 2.7%
Municipal Facility 34 314 1.5%
Other Government 3 168 0.8%
Permanent Open Space 116 3,271 15.5%
Recreation 10 162 0.8%
Road 33 1,651 7.9%
School 10 120 0.6%
Single-family Residential 6,852 8,662 41.1%
Vacant 556 3,502 16.6%
Water 21 290 1.4%
Total 8,398 21,066 100.0%

Source: Town of Merrimack tax parcels; VHB
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Clearly, there was an increase in single-family housing over the last ten years, with developed
land in that category increasing 31 percent to 8,662 acres. Most of this land is west of the FE.
Everett Turnpike. Multi-family residential development occupies 576 acres, an increase of 262
acres over the last ten years. Overall, residential development represents 44 percent of the
Town'’s land area. Permanently protected open space occupies approximately 16 percent.
New commercial development occupies 216 more acres than in 2001 and industrial uses also
saw an increase of 261 acres during that time frame.

Figure 2-1: Land Use Breakdown in Merrimack (2011)

There are other changes that will affect land use into the future, which are discussed later in
this chapter. These include:

The Circumferential Highway proposal has been abandoned by NHDOT, so land
potentially impacted by the project can be planned accordingly.

The Manchester Airport Access Road construction has been completed, which is likely
to create new development opportunities along the Bedford/Merrimack line. The
project, which created a new, two-mile highway, will improve transportation to and
from Manchester/Boston Regional Airport, but will also provide access to industrial and
commercial land for economic development in Londonderry.

The Merrimack Premium Outlets project may create pressure for development in the
southerly portion of Continental Boulevard.

Vacant land is in relatively short supply — this may create an impetus for redevelopment
of existing uses.
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What is zoning?

Modern zoning began in the
early 1900s in response to

the location of potentially
incompatible and noxious land
uses next to commercial and
residential areas. The zoning
ordinance has evolved over the
years as a means to limit the
types of land uses that could
locate in a particular area of
the municipality, resulting in a
separation of uses. Ideally, the
Master Plan is the blueprint

for the Town and the zoning
ordinance is the regulation that
implements the plan. Typically,
a zoning ordinance regulates
land use by:

Specifying and distinguishing
different land use types;
Creating development stan-
dards for the size and shape of
lots and the buildings erected
on those lots;

Addressing lots, buildings and
uses that predate the adop-
tion of the zoning ordinance
(non-conformities);

Establishing criteria for the
evaluation of permit applica-
tions for new buildings;
Establishing procedures for
permitting uses not specifically
allowed by right;

Defining terms that have
specific meanings under the
ordinance; and,

Creating a map that displays
the geographic extent of each
zoning district.

2.4 Merrimack’s Zoning Districts

For the most part, zoning districts in Merrimack correspond with existing land use patterns.
Zoning district boundaries as of June 2011 are illustrated on the Zoning Map - Figure 2-2.
In addition to the zoning districts described in this chapter, the Aquifer, Flood Hazard, Shore-
line Protection, Wetlands Conservation, overlay districts are discussed in Chapter 5, Natural
Resources and Open Space.

2.4.1 Industrial Zoning Districts

The Industrial Zoning District in Merrimack is divided into three sub-districts, I-1,1-2 and I-3,
based upon the intensity of use and location. The I-1 District is intended for the establish-
ment of general manufacturing, wholesale, and distribution facilities, large office complexes
and other similar uses. Uses such as churches, gas stations and parking garages are allowed
in this district. Restaurants, banks, offices, day cares, and hotels or motels are considered
support uses to the Industrial District, and “big box” retail establishments are only allowed by
Conditional Use Permit. The I-1 District is the largest industrial district, including almost all the
land between the FE. Everett Turnpike and the Merrimack River south of Greeley Street, much
of the land between NH Route 3 and the Merrimack River north of Greeley Street and land on
both sides of Continental Boulevard.

Within the I-1 District, a conditional use permit can be granted for mixed uses “which allow
the creative integration of industrial, commercial, and residential housing developments
based on a master site development plan” These are limited to single consolidated parcels
that are at least 50 acres in size, are serviced by public water and sewer, and have a minimum
of 500 feet of frontage along the state maintained portions of the Daniel Webster Highway.
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The I-2 District is intended for the establishment of lighter manufacturing facilities and large
office developments. Support uses similar to those permitted in the I-1 District are also
allowed. The I-2 District includes a large area of land west of the Turnpike in the vicinity of
Exit 10 including the approximately 550 acre Fidelity Investments property and the site of the
Merrimack Premium Outlets project, opened in June 2012.

The I-3 Industrial District is similar to the I-2 District but is intended to “take into consideration
the proximity of Town water supply wells and established residential uses adjacent to the
district” Permitted uses include light manufacturing, offices, and research and development.
The I-3 District is limited to a single 50 acre parcel located on Continental Boulevard, north-
east of Greens Pond, which was recently approved by the Planning Board as the future loca-
tion of Atrium Medical Corporation.

2.4.2 Commercial Zoning Districts

Commercial zoning in Merrimack is divided into two sub-districts, C-1 and C-2, based upon
location and intensity of use. The C-1 District is intended to permit limited commercial use on
portions of Route 3 that have a mixture of residential and non-residential uses. The District is
generally applied to small lots in areas abutting residential uses and where there is a trend to
convert residential structures to commercial uses. Uses allowed by right include retail estab-
lishments, personal services, and offices. Banks, automotive related uses, single user “big box”
retail greater than 75,000 square feet, hotels and motels are prohibited. The Zoning Board of
Adjustment may grant special exceptions for restaurants, cafes, residential uses, new tele-
communication towers and accessory uses. The C-1 District includes several strips of land
approximately 250 feet deep fronting on Route 3. The largest C-1 District area is on either side
of Route 3 in the Reed's Ferry area.

The General Commercial (C-2) District is intended to serve local and regional shopping and
service needs. Uses allowed by right include retail establishments, offices, banks, restaurants,
hotels and motels. Special exceptions may be granted by the Zoning Board of Adjustment for
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certain residential, automotive and other uses. “Big box" retail establishments are prohibited.
District C-2 includes an area in southwest Merrimack on both sides of Route 101A, and area
around FE. Everett Turnpike Exit 11, and several stretches along Route 3 from the Exit 11 area,
north toward the Bedford town line.

2.4.3 Residential Zoning Districts

Residentially zoned land in Merrimack is divided into four sub-districts, R-1, R-2, R-3 and R-4,
depending upon soil limitations, the provision of public sewer and water or (in the case of
R-1) the rural character of the sub-district. Except in the defined R-1 District, minimum resi-
dential lot sizes are based on soil characteristics or the provision of public water and sewer.
If a septic system is to be used to accommodate residential wastewater disposal, then the
minimum required lot size varies from 100,000 square feet to 80,000 square feet to 40,000
square feet of contiguous non-wetland soil depending on whether the soils are classified as
severe, moderate or slight, respectively. Lots with public water and sewer must meet a 40,000
square foot minimum lot size requirement and contain not less than 20,000 square feet of
contiguous non-wetland soils.

Single-family residential uses and certain home occupations are allowed by right in all the
residential sub-districts. The R-3 and R-4 districts permit two-family residential uses and

the R-4 district permits also multi-family residential uses east of the FE. Everett Turnpike.
Churches and camouflaged telecommunication towers are allowed by special exception
granted by the Zoning Board of Adjustment in all of the residential districts. Each residential
sub-district is further described below.

Residential (R-1) District

The R-1 District is designed to accommodate single-family residential development in areas
with severe soils limitations for septic systems or areas defined by the zoning map as R-1.
The area of R-1 defined by the zoning map is that relatively undeveloped rural land in the
west-central and northwest areas of the Town (see Figure 2-2). The minimum contiguous
non-wetland area for a single-family residence is 100,000 square feet (2.3 acres).

Residential (R-2) District

The R-2 District is designed to accommodate single-family residential development in areas
with moderate soils limitations for septic systems. The minimum contiguous non-wetland
area for a single-family residence is 80,000 square feet (1.83 acres).

Residential (R-3) District

The R-3 District is designed to accommodate single and two-family residential development
in areas with slight soils limitations for septic systems. The minimum contiguous non-wetland
area is 40,000 square feet for a single-family residence and 80,000 square feet for a two-family
residence.
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Residential (R-4) District

The R-4 District is designed to accommodate single, two-family and multi-family residential
development (east of the Turnpike) in areas where public water and sewer is provided. The
minimum contiguous non-wetland area is 40,000 square feet for a single-family residence,
80,000 square feet for a two-family residence, and 40,000 square feet per family dwelling unit
for a multi-family residential development.

2.4.4 Planned Residential District (Overlay)

The Planned Residential District is designed to promote efficient use of land and utilities by
providing an optional pattern of site development different from one in which there is a
division of the land into separate lots for each structure. Planned unit developments (PUDs)
are permitted within the PRD District. The PUD allows for higher density residential and
compatible non-residential development in areas served by public water and sewer and with
good highway access. PUDs are intended to promote site designs that make efficient use of
land and utilities, and provide varied land uses, housing types and forms of ownership. PUDs
must have a minimum gross tract area of 12 acres and may not exceed 400 units. Maximum
density varies from 7-8 units per gross tract acre for one-bedroom units to 3 units per acre for
dwellings with three or more bedrooms. Setback, landscaping and buffer requirements also
apply. Several PRD Districts, most located along NH Route 3, have been established.

2.4.5 Elderly Zoning District (Overlay)

The Elderly Zoning District is designed to allow for the provision of higher density housing
exclusively for elderly persons. The district is defined by distance from the intersection of
Route 3 and Baboosic Lake Road. The district encompasses the area within a one-mile radius
of the intersection west of the FE. Everett Turnpike and within a two-mile radius east of the
Turnpike. Within the district, a maximum density of eight dwelling units per acre is allowed
for dwellings specifically designed and designated for occupancy by the elderly and having
two or fewer bedrooms. A minimum tract area of three acres is required, and heads of house-
holds occupying the units must be at least 55 years old.

2.4.6 Town Center District (Overlay)

The Town Center District is designed to implement the recommendations of the Town
Center Plan (see Appendix A, Town Center Master Plan) by encouraging an appropriate

mix of land uses, transportation options and forms of development suitable to typical New
England town center. Uses allowed by right include residential and any uses permitted by
the underlying zoning district. In order to ensure that the intent of the Town Center Plan is
being met, special exceptions may be granted by the Zoning Board of Adjustment for educa-
tion facilities, day care centers, offices, churches and meeting halls in any underlying zoning
district. Special exceptions are also required for automotive sales and service, gas stations,
drive through food service, freight and trucking terminals, contractor’s yards and fuel storage
if such uses are permitted in the underlying zoning district. In order to encourage rehabilita-
tion of existing structures, special exceptions may be granted under certain circumstances to
allow improvements to buildings or sites that do not conform to the minimum dimensional
requirements.
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Figure 2-2: Merrimack Zoning Map
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2.5 Merrimack’s Physical Form and Land
Use Character

Bounded by the towns of Bedford and Manchester to the north, Amherst to the west, Litch-
field and Nashua to the south, Hollis to the southwest, and the Merrimack River and flood-
plain along its eastern side, the Town of Merrimack is located within the area known as the
Eastern New England Upland which begins at the Massachusetts border extending north to
the White Mountains. This region is typified by two land forms; the rolling, somewhat hilly
and wooded landscape of the land outside the floodplain with fertile soils, panoramic views
from high points, numerous small lakes, wetland areas and well drained valleys. Much of the
land in Merrimack, from the FE. Everett Turnpike west to the Amherst line, falls within this
category. Consequently, from a land use perspective, development patterns here are typical
of other towns situated within this landform, which has been highly sought as a location

for farming and ultimately, for single family residential development. Where served by indi-
vidual septic systems, this development is large lot and mature in age. Much of the Town’s
preserved open space lies within this area which further adds to its value for residential
development. Aimost all of the Merrimack land that falls within this upland region is residential.

Merrimack’s other land form, the river valley and floodplain, provides the location of major
regional transportation systems — the FE. Everett Turnpike connecting the Town to Massa-
chusetts on the south and to the City of Manchester and Interstate 93 to the north, a second
north/south connector- Daniel Webster Highway — which serves as a local and regional arte-
rial, and the Boston & Maine RR which serves adjacent industrial uses but also acts as a barrier
to the river. Development patterns within this valley take advantage of the flat topography
and connectivity regionally with larger footprint retail, office and industrial parks and large
single use buildings. There is a small amount of older, smaller lot residential development
and a few higher density residential developments (smaller lot sizes, apartments and condo-
miniums) located in pockets along the corridor. Town zoning policies over the years have
supported this development pattern.

It is important to note that much of the Merrimack’s prime developable land has already
been developed leaving floodplain, which is not as feasible to develop.

The majority of the town's arterial roads that provide connections to the surrounding towns
(refer to Table 9-1 for roadways and roadway types) are non-commercial corridors where
residential and open space networks provide the predominant character reflecting the
town’s rural residential base. Continental Boulevard, located in the southern portion of the
town, links the commercial and transportation corridors (Daniel Webster Highway and the FE.
Everett Turnpike) with Route 101A, a highly commercialized corridor located within a small
portion of the southwest corner of the town.

2.5.1 Development Character: Uplands

As mentioned, the rolling “hill and dale” topography of the upland portion of the Town has
provided an ideal setting for low density residential use. These areas are served by roads

which have maintained a more rural character in keeping with the low density land use. In
many areas, wetlands have prohibited development from lining these roads and the result
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reinforces the rural character and provides a driving experience that is diverse and more
interesting. For most residents, this combination of land form and built residential form is
highly valued and defines the Town's character.

Large blocks of open space provide passive recreation but also support residential land
values by preserving the more rural character of a large portion of the community.

The major connecting roads in this region are defined by the adjacent low density residential
and large blocks of open space/wetlands and as a result there is little long term threat to this
character. A few large, undeveloped parcels still exist. Continental Boulevard, which links the
Route 101A commercial corridor to FE. Everett Turnpike and the Daniel Webster Highway
corridor to the northeast, is emerging as a more mixed use corridor with a retail pocket at the
Turnpike, light industrial and some office spaces mixed with residential. The completion of
the Merrimack Premium Outlets and its future related hotel and commercial uses will further
impact the character of the corridor, although future development may be limited by access
restrictions.

2.5.2 Development Character: River Valley

The overall development character of the river valley is a mixed bag of patterns dominated
by the Daniel Webster Highway corridor. Large footprint retail, office and industrial develop-
ment mix with pockets of older single family homes and multi-family developments. The
presence of older homes converted to commercial use has helped to rein in the scale of the
corridor in certain places. There are no unifying elements, such as signage, lighting or street
tree planting which could serve to tie various areas of the corridor together. Any visual relief
within the corridor is provided by the residential pockets which are more effectively land-
scaped and afford a contrast to the commercial development which also suffers to some
degree from a lack of continuity.

In certain areas the developments patterns have also been a function of lot depth between
Daniel Webster Highway and the FE. Everett Turnpike where shallow lots result in smaller
footprints and strip development. Where the roadways diverge, development patterns

and uses are more diverse. Larger scale development is located at the southern portion of
the corridor, south of Industrial Drive where further divergence of the two roadways has
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provided for large parcels of land and much larger footprint development types. Although
the Merrimack River defines the valley’s eastern border, its presence is effectively obscured
throughout most of the Daniel Webster Highway corridor and the Boston & Maine Railroad
creates an effective barrier to both physical and visual access to the river.

While the FE. Everett Turnpike effectively serves as a separator, major arterial roads (see
Table 9-1 for roadways and roadway types) cross the highway and intersect with the Daniel
Webster Highway creating key nodes in the corridor. These may provide opportunities for
restructuring future development patterns and corridor character. In a related way, the char-
acter, scale and mix of development types within areas of the long, linear corridor may also
provide opportunities to divide it into smaller zones or pockets, reinforced over time by new
standards and common features such as signage and landscaping.

2.6 Relevant Trends

It is important to consider trends, both regionally as well as nationally, that may impact the
nature and character of future development patterns in Merrimack when considering future
land use policy.

2.6.1 Changing Demographics

Changes in demographics which first emerged in the 2000 census and that have been rein-
forced by the findings of the 2010 census suggest impacts on certain land use development
patterns and more importantly, land use relationships, densities and the desire for transporta-
tion options. Among the most compelling findings impacting land development are:

The aging of the "baby boomers”and their preferences for walkable living, in proximity to
services, shopping, recreation and transportation options;

Fluctuating gas prices and energy costs place an emphasis on development patterns
that reduce dependence on the automobile which has caused renewed interest

in mixed use development from municipalities as well as from the development
community;

The preferences of generation X, Y and the "creative class” (young professionals whose
work is idea focused) for environments that provide live/work/play synergy;

Changes in national transportation policies that place new emphasis on funding for TOD
(Transit Oriented Development) and compact design, and reduced funding for highway
development;

The rising concerns of the public regarding energy use, sustainability and environmental
consciousness;

Technological advances that impact the home, how we work and the marketplace (how
we shop);

A growing trend toward globalization where manufacturing is moving overseas leading
to a decrease in local manufacturing. This is reflected within Merrimack and has been

a national trend over the past decade, and is not anticipated to reverse itself in the
foreseeable future;
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Some of Merrimack’s largest businesses are owned by overseas companies, such as
Atrium Medical Corporation and Anheuser-Busch.

2.6.2 Land Use Policy

The impacts of these trends have slowly begun to have an effect on land use policy and
have gained momentum during the last half decade as towns look to balance growth while
preserving their values for quality of life:

In rural locations, towns have looked to techniques such as cluster development and
smaller lots to provide for growth while preserving rural character;

The emergence of Smart Growth and New Urbanism which have served to establish

a national dialog about the importance of neighborhoods; placed new focus on the
metrics we use to create residential areas and which have provided new consideration
regarding the mix of uses, walkability and scale;

In many communities, accommodating new growth has placed an emphasis on infill
sites as opposed to using undeveloped land at the periphery. For example, the City of
Concord, NH, established an Opportunity Corridor Performance District for the economic
development of underutilized urban properties located between the downtown
business district and Interstate 93, as well as former brownfield locations within the City.
Offices and a hotel and conference center have been built since the district’s creation.

In response to the rising demands for live/work/play relationships the development
community is also looking at compact, mixed use development;

Changing retail habits combined with rapid changes in technology have led to new
retail models...in suburban areas which has resulted in the creation of “main street”and
“town center”development to provide centers in “centerless” suburbs...in more urban
areas this has led to new uses for older retail boxes and strips.

Regionally, Merrimack lies within the Boston sphere of influence and growth pressures and
accommodation will continue to pressure towns near the NH/Massachusetts border. One of
Merrimack’s great strengths as articulated by its citizens- its location- will also pose a threat to
its “way of life"as new development looks to capitalize on this location.

2.7 Guiding Merrimack’s Land Use Development

As Merrimack looks to its future it must meet the challenges presented by its favorable
location recognizing the need to balance growth with community desires for maintaining a
certain kind of community, continuing needs for revenue generation so that a high level of
services can be sustained and adapting it's limited land resources to meet emerging desires
for new living options of a balanced demographic base. Not doing so may lessen the town's
ability to attract new, high quality development as well as maintaining a healthy demo-
graphic cross section.

Given the community’s expressed desire to maintain the more rural character of much of its
residential area coupled with demographic desires for live/work/play synergies, to accommo-

date future growth Merrimack should look to the valley and the Daniel Webster corridor and

2. LAND USE AND COMMUNITY DESIGN




Daniel Webster Highway
corridor is linear and lends
itself to be divided into smaller
series of “villages”to enhance
the corridor.

develop short, mid and long term policies and strategies for growth accommodation. Aside
from the rural/residential issue, there are a number of factors that support this:

In terms of residential product, this is where the multi-family and attached residential
projects are located today...i.e. there is clear precedent for this type of development.

This is where the bulk of support services and jobs are located.
The corridor is well served by existing infrastructure.

Some of the larger vacant land parcels are located here and there is a higher likelihood
for change as retail trends and shopping habits impact the existing retail pattern.
More importantly, taking a long term view, this is where potential changes to large,
existing business operations would offer the greatest potential impacts/change to the
community.

Access to the region from the FE. Everett Turnpike is ideal and there are now further
impacts/opportunities from the completion of the Airport Access Road in late 2011.

Future transition of former industrial uses along the river may create opportunities for
using the riverfront as a positive amenity in attracting new development and providing
the community with improved access to the river as an open space resource.

The possibility of commuter rail service at some time in the future points to the need for
a long term strategy for maximizing development opportunities that balance growth
and meet other community objectives.

While the Daniel Webster Highway corridor is linear and in places very narrow, existing devel-
opment patterns and uses in combination with land forms and fingers of open space present
opportunities to divide the corridor into smaller pieces creating a series of “villages”in the
corridor mitigating the linearity. This can be further reinforced by accentuating existing nodal
points defined by intersections with arterial roads that cross the FE. Everett Turnpike (Bedford
Road, Baboosic Lake Road, Continental Boulevard and Industrial Drive).
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At the north end, the area known as Reed'’s Ferry Village provides a number of elements
that present an opportunity to create a true pedestrian scaled place. The completion of the
Airport Access Road will eventually change the land use dynamics of this area and whether
the commuter rail project is realized or not this area will be well suited to future mixed use
development with higher density housing and retail. Reed's Ferry Village could provide a
northerly anchor to the corridor as well as a gateway entry to Merrimack from the north.

At the center of the corridor the concentration of public facilities, schools and open space
along Baboosic Lake Road and the node at its intersection with the Daniel Webster Highway
present an opportunity to create a“Center Village” (alternately “Town Center Village”) rein-
forced by common elements such as landscaping, lighting, signage and appropriate, small
scale land use. There are some natural open space features as well as existing single family
residential that would complement the village center.

The southern end of the corridor, known as Thorntons Ferry Village, characterized by larger
land parcels and uses, could provide another opportunity for significant mixed use devel-
opment that takes advantage of existing businesses, access to the FE. Everett Turnpike and
proximity to the river to create a walkable, mixed use development to anchor this end of the
corridor and provide a gateway to Merrimack from the south.

Steering new development to the corridor implies that new policies should be put in place
to control the type and quality of development. Further, Merrimack must compete for new
development with surrounding towns that enjoy some of the same location benefits. To be
successful, not only should there be a‘climate”that is favorable to new development, but
there must also be a level of environmental quality to the corridor that says this is a place
with a long range community vision and a public sector commitment. Workable guidelines
for the size, massing and character of new buildings, public improvements such as street
trees, reinforcing special areas such as the town center with uniform signage and the like will
attract good development that can balance the land use of the corridor in a sustainable and
more livable manner.
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2.8 Recommendations

Adopt a zoning modification that allows mixed use as an infill style development
with appropriate controls and design recommendations in all appropriate areas of
the corridor.

Allow higher density development in the northerly and southerly portions of the Daniel
Webster Highway corridor, where connectivity to the regional transportation system is
best and existing infrastructure supports this type of development.

Adopt zoning or regulation amendments to foster access management in the
Daniel Webster Highway corridor, and to provide off-street pedestrian and vehicular
connectivity throughout the corridor.

Develop portions of the Daniel Webster Highway corridor as village nodes, with traffic
calming measures, pedestrian amenities, and streetscaping.

Improve design standards for landscaping, site design, and site amenities.

Develop access to the river corridor where possible and adopt zoning provisions in areas
surrounding these access points to incentivize use of the river as an amenity.

Develop pedestrian and bicycle connectivity from the westerly portions of the Town to
the Daniel Webster Highway corridor where possible.

Preserve and enhance the rural aesthetic of existing neighborhoods by maintaining
existing allowable densities and generous setbacks west of the FE. Everett Turnpike.

Create incentives for open space residential development to enhance protection of
open space.

Perform a comprehensive review and update of the Subdivision Regulations, including a
separation of the Site Plan Regulations as a separate set of requlations.

Examine development review process and consider development of a “pre-application
design review” process as outlined in RSA 676:4.
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3. Housing

3.1 Introduction

As a significant percentage of the Town’s land area, housing is the most prevalent land use
in Merrimack; its cost and availability are critical components in the range of elements that
together define the character of the community. While the housing stock (supply) today
serves the needs of many of its citizens, market changes have made it difficult for certain
segments of the community to afford housing costs. The housing goal is to provide choices
for people and therefore, diversity in housing type and price is a significant aspect of this Plan.

The first section of this chapter provides an overview of the population and household
changes that have been occurring in Merrimack. It also looks at how the Town's demo-
graphics compare to those of the region, which includes neighboring New Hampshire cities
and towns. The following section discusses the type of housing that is available in Merrimack
and includes an analysis of housing affordability, as well as key housing issues that have been
identified during the public outreach process.



3.2 Housing Goals

Housing in Merrimack should be available to households of all kinds and residents of all
income levels. Merrimack should strive to:

Encourage high-quality housing in attractive neighborhoods through development of
innovative land use controls, requlations and programs, such as incentive bonuses to
encourage features in site plans/New Hampshire Revised Statutes (RSA).

Maintain the Town of Merrimack’s compliance in meeting the housing affordability goals
pursuant to the Workforce Housing Law.

Ensure that housing choices are available to meet the needs of current and future
generations in Merrimack.

3.3 Population and Demographic Profile

Merrimack's population has grown dramatically since 1970, when the population was 8,595.
It grew by 79 percent to 15,406 in 1980 and another 44 percent to 22,156 in 1990. The rate
of growth since then has leveled off somewhat, showing an increase of only a few hundred
between the 2000 and 2010 Census. According to 2010 U.S. Census data, the population

is 25,494. While the Town's growth rate was somewhat parallel to the county and the state
rate of growth between 1990 and 2000, the Town only experienced a slight rate of growth
as shown in the 2010 Census. Table 3-1 shows Merrimack’s population growth from 1950
through 2010 as compared with Hillsborough County and New Hampshire.

Table3-1: Population Over Time

Hillsborough
Year Merrimack | % Change | County % Change | New Hampshire | % Change

1950 1,908 161,525 533,200

1960 2,989 57% 178,161 10% 606,900 14%
1970 8,595 188% 223,941 26% 737,579 22%
1980 15,406 79% 276,608 24% 920,475 25%
1990 22,156 44% 336,073 21% 1,109,252 21%
2000 25,119 13% 380,841 13% 1,235,786 11%
2010 25,494 1% 400,721 5% 1,316,470 7%

Source: US Census 1970-2010

Compared to its neighbors on average and like much of Southern New Hampshire, Merri-
mack grew more rapidly in the 1970, 1980's, and 1990's, but more slowly since the 2000
Census as shown in Table 3-2. Merrimack’s growth during that period may be attributed

in part to the availability of a large number of new housing units. The Town's school system
(several schools were built in the 1960's) and accessibility to major highways for commuting
purposes also make the Town an attractive community. Rapid growth continued in part of
the region and the highest growth rates in the last ten years (20 percent or greater) were in
Amherst, Bedford, and Hollis. In contrast, the population in Nashua actually dropped by 0.1
percent in the 2010 Census.
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Table 3-2: Population Comparisons for Merrimack and Abutting Communities

Municipality 1970 1980 m 2000 2010

Merrimack 8,595 15,406 22,156 25,119 25,494
Nashua 55,820 67,865 79,662 86,605 86,494
Bedford 5,859 9,481 12,563 18,274 21,859
Ambherst 4,605 8,243 9,068 10,769 13,264
Litchfield 1,420 4,150 5516 7,360 7,932
Hollis 2,616 4,679 5,705 7,015 8,777

Source: US Census 1970-2010, CLRSearch.com

With a total land mass of 33.55 square miles, Merrimack’s current population density is 760
people per square mile." This is a slight 1 percent increase in density since 2000 (749 people
per square mile) and 1990 (660 people per square mile).2

The Town's elderly population cohort — people 65 years old and up — are the fastest growing
segment of the population, having increased significantly in the last ten years. There were
1,601 (or 6 percent of the population) 65 years of age or older in 2000. The 2010 Census
shows 2,638 people 65 or older, which represents a 65 percent increase in the last ten years.
Slightly more than 10 percent of Merrimack'’s residents are now over 65 years old. Among
the other more populous cohorts, the 55 to 64 age group also grew rapidly since 2000 (a 50
percent increase). The median age of the Merrimack population has been steadily increasing,
from 36 in 2000 to 39.5 in 2010 and it is expected to continue to rise to at least 40 years of
age in 2015. This information suggests that Merrimack’s population is getting older and will
continue along that trend, which will affect the type of housing the Town will need. It is
consistent with national and regional trends, and also reflects the aging of the Baby Boomers.

In contrast, the number of children under age 5 dropped from 1,731 to 1,368 - a reduction
of 21 percent and the number of school-age children (5 — 19 years of age) decreased by

12 percent. This follows a national trend for smaller families because parents are having
fewer children, an increase in single-parent households, more childless households, and

the general postponement of families having children until later in life. This data is reflected
in the School District’s projections for future school enrollment, as discussed in Chapter 8 -
Community Facilities and Services. In fact, all age groups showed a decrease in population
except the elderly population. The slight reduction in the 20 — 34 year old cohort may be
indicative of relocation of younger wage earners and families to other areas where jobs and/
or affordable housing are available.

1 US Census 2010; density based on NH GIS land data

2 US Census 2000 and 2010
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Table 3-3 compares the age distribution in Merrimack between 2000 and 2010, while
Figure 3-1 shows a more detailed age distribution for the Town from the 2010 Census.

Table 3-3: Age Distribution, 2000- 2010

People 5-19/ People 35-54
People under 5 School Age People 20-34 (% of People 55-64 People over 65
Year (% of population) | (% of population) | (% of population) | population) (% of population) | (% of population)
2000 1,731 (7%) 6,110 (24%) 4,219 (17%) 9,183 (37%) 2,275 (9%) 1,601 (6%)
2010 1,368 (5%) 5,401 (21%) 3,914 (15%) 8,764 (34%) 3,409 (13%) 2,638 (10%)

Figure 3-1: Distribution of Population by Age, 2010
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In terms of gender, Merrimack’s population is evenly distributed between men (50 percent)

and women (50 percent).?

Figure 3-2: Distribution of Population by Gender

The Town is also largely homogeneous, with approximately 95 percent of the population
identifying as White alone as shown in Table 3-4.# Approximately two percent is Asian and
just under one percent of the population is African American, with the remaining 1.6 percent

being two or more races.

3 USCensus 2010.

4 US Census 2010.
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Table 3-4: Population Comparison by Race

Total Merrimack 18 years and over
“umber | percent | Nomber | _percent |

Population

Total population 25,494 100 19,237 100

Race

Onerace 25,090 98.4 19,058 99.1
White 24,230 95 18,445 95.9
Black or African American 192 0.8 151 0.8
American Indian and Alaska Native 46 0.2 35 0.2
Asian 499 2 349 1.8
Native Hawaiian and Other 4 0 4 0
Pacific Islander
Some Other Race 119 0.5 74 0.4

Two or More Races 404 1.6 179 0.9

Source: 2010 US Census

3.4 Households

Merrimack had 9,503 households in 2010 compared to 8,832 in 2000, which was an 8 percent
increase, as shown in Table 3-5. Family households comprise 75 percent of all Merrimack
households. Of the family households, 83 percent are married couples and 45 percent have
children less than 18 years of age, which represents a slight decrease from the 2000 Census.?

Table 3-5: Household Changes by Type

Percent Change
2000 2010 2000-2010

Total Households 8,832 9,503 8%
Family Households 6,982 7,150 2%
Married couple family 6,019 5,951 -1%
Households with 3,703 3,230 -13%
children <18

Non-family households 1,850 2,353 27%

Source: US Census 2000 and 2010; CLRSearch.com

5 Please note the following definitions for households from CLRSearch: Family Household: A family household
is a household maintained by a householder who is in a family, and includes any unrelated people (unrelated
subfamily members and/or secondary individuals) who may be residing there. Married Family Household: A
married family household consists of a married householder and one or more other persons living in the same
household who are related to the householder by birth, marriage or adoption. Other Family Household:
Another family household consists of a householder and one or more other persons living in the same house-
hold who are related to the householder by birth or adoption. These households may have a Male Householder
with No Wife Present and/or Female Householder with No Husband Present. Non-Family Household: A
non-family household consists of a householder living alone (a one-person household) or where the house-
holder shares the home exclusively with people to whom he/she is not related.

3. HOUSING



Census data confirms that Merrimack’s average household size was 2.67 persons in 2010, as
compared with 2.84 in 2000. Household size was as high as 3.9 in 1970. Again, this is consis-
tent with a trend found throughout the country and reflects that more families are having
fewer or no children, and that many people are delaying the start of having children until
later in life. Merrimack’s average household size is higher when compared to Hillsborough
County (2.53) and the state of New Hampshire (2.46).6

Figure 3-3 below shows the distribution of household size in Merrimack according to the
2010 Census data. More than a third of the households are two person households and more
than half are households with one or two people.

Figure 3-3: 2010 Size of Households
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Figure 3-4 and Table 3-6 provide additional detail about the breakdown of household types
in Merrimack. Approximately three-quarters of all Merrimack households are considered

to be family households, and 63 percent are husband-wife families. Single person head of
household families are found in about 12 percent of all households, with two-thirds of them
(8 percent) with a female head of household. Children under 18 years of age can be found

in 34 percent of all households. Twenty percent of all households have people over 65 years
residing in the home, and 28 percent of them (6 percent of the total households) have only
one person over 65 years living in the home.

Figure 3-4: 2010 Households by Type
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6 USCensus 2010
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Table 3-6: Detailed Breakdown of Household by Type

Family Households 7,150 75.2
With own children under 18 years 3,250 34.2
Husband-wife family 5,951 62.6
With own children under 18 years 2,604 27.4
Male householder, no wife present 387 4.1
With own children under 18 years 193 2

Female householder, no husband present 812 8.5
With own children under 18 years 453 4.8
Nonfamily households 2,353 24.8
Householder living alone 1,789 18.8
Male 805 8.5
Over 65 years 130 1.4
Female 984 104
Over 65 years 408 43
Households with children under 18 years 3,489 36.7
Households with individuals over 65 years 1,901 20

Source: US Census 2010

The following tables and charts summarize household data for both owner-occupied and
rental dwelling units in Merrimack. Figure 3-5 shows that of all the occupied housing units,
73 percent are owned by someone who is paying down a mortgage or loan for the home,
while 15 percent are owned free and clear. The remaining 12 percent are rental units.

Figure 3-6 shows the distribution of householder age for owner occupied units. Thirty
percent of the owners are in the 45 — 54 age bracket. Significantly, one third of all owner
occupied units are owned by people 65 years old and over. Similarly, Figure 3-7 shows the
data for rental units. The majority of renters (42 percent) are between 25 and 44 years old.
Almost 39 percent of all renters are over 65 years old.

Figure 3-5: Occupied Housing Units by Tenure

Source: US Census 2010
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Figure 3-6: Age of Householder: Owner Occupied Housing Units

Source: US Census 2010

Figure 3-7: Age of Householder: Renter Occupied Housing Units

Source: US Census 2010

3.5 Housing Conditions

Household growth is a major driver of housing demand in a community. As the number of
households in Merrimack increased between 2000 and 2010, so has the number of housing
units. As shown in Table 3-7, there were 9,818 housing units in Merrimack in 2000, with

97 percent (9,503 units) being occupied. There is very little (less than 1 percent) seasonal
housing in Merrimack.

Table 3-7: Change in Housing Units (2000-2010)

Housing Units 2000 2010 # Change % Change

Occupied 8,882 9,503 7%
Vacant 130 315 185 142%
Total 9,013 9,818 805 9%

Source: US Census 2000 and 2010
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Table 3-8 shows the vacancy rate comparison between 2000 and 2010. Although the
number of vacant units is relatively small, (@pproximately 6 percent of all units in Hillsbor-
ough County and 16 percent in the state of New Hampshire are vacant), the increase since
2000 is fairly dramatic, possibly one result of the 2008 recession.

Table 3-8: Housing Vacancy

Vacant units 130 315
Total housing units 9,013 9,818
Vacancy rate 1% 3%

Source: US Census 2000 and 2010

Of the 9,503 occupied housing units in Merrimack, approximately 88 percent were owner-oc-
cupied in 2010. This equals 8,320 units, which is a 9 percent increase from 2000, as shown

in Table 3-9. However, the number of renter-occupied units decreased by 8 percent during
the same 10-year period, from 1,281 in 2000 to 1,183 in 2010. This may reflect a trend toward
conversion of rental to ownership units during this time period.

Table 3-9: Housing Tenure

Owner Occupied 7,601 8,320 9%
Renter Occupied 1,281 1,183 -8%

Source: US Census 2000 and 2010

In terms of housing type, Merrimack is predominantly home to single-family dwellings (72
percent), which is similar to the percentage in 2000.” The remainder of the units are
two-family dwellings such as duplexes or multi-family housing developments.

7 Current Estimates and Trends in New Hampshire’s Housing Supply Update: 2009; State of New Hampshire Office
of Energy and Planning; October 2010
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The housing stock in Merrimack is relatively new. A large portion of the Town's housing stock
(75 percent) was built between 1960 and 1989, as shown in Figure 3-8. The 1990's showed
another major increase in housing production, which has slowed somewhat since 2000, in
part because of the recent economic downturn.

Figure 3-8: Age of Housing Stock

2000 or later
1990 to 1999
1980 to 1989
1960 to 1979
1940 to 1959

3.6 Housing Market

3.6.1 Home Sales Prices and Rental Costs

The sales prices of homes in Merrimack have grown considerably over the last decade,
which is an indication that the values of owner occupied housing in the community have
remained strong. As illustrated in Table 3-10, the median sale price for all homes increased
by 57 percent over ten years from approximately $140,000 in 2000 to $220,000 in 20108, This
represents an average annual growth rate of almost 6 percent. That said, it should be noted
that during the first few months of 2011, the median price dropped to $185,000 due to the
continued fallout in the housing market associated with the 2008 recession (the median
price before the recession was $245,000). A comparison between new and existing homes
is difficult due to a small sample size for new home sales in Merrimack during this time
period. This increase is similar to Hillsborough County where the median sales price grew by
50 percent overall with annual growth of 5 percent ($150,000 in 2000 to $225,000 in 2010).
County-wide prices peaked at $265,000 before the recession.?

8 Note that the median price actually peaked at $255,000 in 2005, which represents an 82 percent increase | five
years or an annual increase of 16 percent. Similarly, the median price in Hillsborough County peaked in 2007 at
$265,000.

9 New Hampshire Housing Finance Authority.
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Table 3-10: Median Home Prices in Merrimack and Hillsborough County - 2000-2011

Hillsborough Merrimack Hillsborough County
Merrimack Home | County Median Condominium Median Condominium

Year Median Price Home Price Median Price Price

2000 $139,900 $149,900 $102,900 $105,000
2001 $172,000 $172,000 $130,000 $123,000
2002 $191,000 $203,700 $149,900 $150,000
2003 $206,900 $225,000 $165,000 $169,900
2004 $240,000 $249,900 $185,153 $185,000
2005 $255,000 $263,900 $193,000 $191,933
2006 $239,900 $262,000 $179,900 $189,000
2007 $244,900 $265,000 $186,200 $197,500
2008 $225,000 $244,900 $175,000 $189,900
2009 $205,000 $218,500 $156,000 $168,000
2010 $220,000 $224,900 $157,000 $175,000
2011 $214,000 $210,533 $152,000 $169,000

Source: New Hampshire Housing Finance Authority

Sale prices of condominiums in Merrimack generally grew during this ten year period,
although there was considerable fluctuation over the years, ranging from $103,000 in 2000 to
$193,000 in 2005 (the median in 2010 was $157,000). Data for Hillsborough County shows a
generally higher median price, which peaked at $197,500 before the start of the recession
and is $175,000in 2010."°

Median home prices in the towns surrounding Merrimack in 2010 were higher except in
Nashua where the median price was comparable.

10 Ibid.
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Figure 3-9 tracks the median home price trends for Merrimack from 1990 through early 2011.

Figure 3-9: Median Home Price Trends in Merrimack 1990-2011
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Source: New Hampshire Housing Finance Authority
Note: Data with a small sample size of less than 50 are considered not valid, As a result, 2006 through 2011 new homes data are not
displayed in the graph.

Median rental costs for apartments in Merrimack have increased steadily since 2000 from
$925 per month to $1,217 in 2011. This translates into a 32 percent increase over the last

11 years, or 3 percent a year. These costs represent all rental units combined in terms of

the number of bedrooms. The median rental costs for Hillsborough County were generally
lower during the same time period, ranging from $779 per month in 2000 to $1,026 in 2011,
which also corresponds to a 32 percent increase, or 3 percent annually. These rental costs are
summarized in Table 3-11 and Figure 3-10."

Table 3-11: Median Rental Costs in Merrimack and Hillsborough County (all units)
2000-2011

Merrimack Median Rental Costs | Hillsborough County Median Rental Costs

2000 $925 $779
2001 $955 $855
2002 $1,085 $909
2003 $1,052 $950
2004 $1,103 $973
2005 $1,117 $994
2006 $1,104 $1,008
2007 $1,156 $998
2008 $1,039 $1,024
2009 $1,161 $1,019
2010 $1,226 $1,026
2011 $1,217 $1,040

Source: New Hampshire Housing Finance Authority

11 New Hampshire Housing Finance Authority.
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Figure 3-10: Median Rental Costs in and Hillsborough County, 2000 - 2011
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3.6.2 Housing Affordability

As the information in the preceding section illustrates, the cost to purchase a home or rent
an apartment in Merrimack has risen substantially over the past decade. Renting an apart-
ment in Merrimack remains higher than the Hillsborough County as a whole, however,
buying a home is more affordable in Merrimack than the Hillsborough County. Ensuring that
there is adequate affordable housing over the long-term has continued to be an issue of
concern in Merrimack, as well as the region and the southern tier of New Hampshire for the
better part of two decades. Housing affordability is a concern from both a social and an
economic perspective. If households are required to pay a large portion of their incomes for
housing it could result in a shortage of funds for other critical needs, such as food, health
care, heating, etc. Furthermore, if inadequate affordable housing is available it can adversely
affect the area’s businesses and public agencies by reducing the supply of workers required
to fill a variety of needed job skills.
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The magnitude of this issue caused the New Hampshire Legislature to enact new legislation
in 2008 requiring all communities to support the creation of workforce housing through their
land use regulations. New Hampshire RSA 674:59, Workforce Housing Opportunities, states
the following:

"..ordinances and requlations shall provide reasonable and realistic opportunities for the develop-
ment of workforce housing, including multifamily housing. In order to provide such opportunities,
lot size and overall density requirements for workforce housing shall be reasonable. A municipality
that adopts land use ordinances and regulations shall allow workforce housing to be located in a
majority, but not necessarily all, of the land area that is zoned to permit residential uses with the
municipality”

As further noted in the statute, workforce housing is defined based on affordability limits
that consider income levels not solely within Merrimack, but within the region as a whole. It
states that for-sale workforce housing must be affordable to a household with an income of
no more than 100 percent of the median income for a 4-person household for the metropol-
itan area or county in which the housing is located. It is also defined as rental housing that is
affordable to a household with an income of no more than 60 percent of the median income
for a 3-person household.' The income affordability guidelines require that no more than 30
percent of household income be required to support rent and utility costs, or the combined
cost of mortgage, property taxes, and insurance, in the case of owner occupied housing.

3.7 Housing Needs Assessment

A housing needs assessment examines the overall demographic profile of Merrimack, along
with the household income of the population and housing costs to determine how the Town
can best meet its needs for providing a diverse and affordable housing stock for its citizens.
Based upon the information provided above, the needs assessment includes several major
findings related to Merrimack’s population and housing needs. These findings are described
below:

Merrimack median household income for 2010 was $86,669. For Hillsborough County,
the 2010 median household income was $67,516 and it was $62,798 throughout

New Hampshire. Figure 3-11 presents the median household income for Merrimack,
Hillsborough County, and New Hampshire adjusting to 2010 dollars to account for
inflation using the Consumer Price Index (CPI-U) published by the Bureau of Labor
Statistics. When accounting for standard consumer price inflation on goods such as food,
housing, and transportation, real household income has been steadily dropping from
$90,817 in 2000 to $86,669 in 2010. The 2015 projections show that the trend toward
lower median household income is expected to continue in Merrimack, Hillsborough
County, and New Hampshire. Median household income in Merrimack is projected to fall
to $84,114 in 2015 as shown on Figure 3-11.

12 Refers to income guidelines published annually by the U.S. Department of Housing and Urban Development.
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Figure 3-11: Merrimack Median Household Income in Merrimack 1990-2015

Source: US Census 1990, 2000, 2010, and 2015 projection.

Note: Income adjusted using Northeast CPI-U (Consumer Price Index for All Urban Consumers) 2010 dollars.

Figure 3-12 illustrates the distribution of median household income for renter and owner
occupied housing in Merrimack.

Figure 3-12: 2011 Household Income Distribution for Renter and Owner
Occupied Housing
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As described above, for housing to be affordable as defined by the workforce housing
statute, for-sale housing must be affordable to households earning at or below 100
percent of area median income. For rental housing, the standard is 60 percent of area
median income. For the purposes of determining affordability pursuant to the workforce
housing law, area median income for Merrimack is based upon the Nashua HUD Metro
Fair Market Rents Area (HFMA).

According to 2012 figures from HUD, the 100 percent of area median income for a family
of four in the Nashua HMFA is $94,000, which will be the target number for determining
affordability of for-sale housing units. For rental housing, 60 percent of the area median
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income is $50,070 adjusted for a family of three '3

New Hampshire Housing estimates that the affordable purchase price for a home

in Merrimack is $295,000 and the estimated affordable rentis $1,250 per month.

The estimated affordable purchase price assumes that no more than 30 percent of
household income is spent for housing after a 5 percent down payment, a 30 year
mortgage at a 4.81 percent interest rate, private mortgage insurance, taxes and
homeowners insurance. The estimated affordable rent is based upon an expenditure of
no more than 30 percent of household income that includes the monthly rental cost
and utilities.

Based upon those figures and the current median home price of $220,000 and the
median monthly rent cost of $1,217, there is no housing affordability gap in Merrimack
at this time.

In 2009, 71.3 percent of the homes units sold were priced at or below, the estimated
affordable purchase price. In 2011, 60.1 percent of the two-bedroom dwelling units were
rented at the estimated affordable rental cost. These figures are for the Nashua HFMA,
not just Merrimack.

Given that median household income is projected to drop slightly over the next few
years and the expectation that housing prices will recover, it is still important to look for
ways to ensure that the housing stock remains diverse and affordable into the future

in order to avoid an affordability gap. The recession resulted in a disruption of housing
prices, but this has created an opportunity for the Town to foster housing affordability in
the future by proactively employing the strategies described below that help to diversify
the housing stock. If housing prices continued to rise at the pre-recession rate and if
household income stayed steady, there would likely have been an affordability gap.

Demographically, Merrimack is a growing community. As is true for many communities
in NH and around the country, the growth is more heavily weighted towards the older
population segments. Additional options for housing the growing elder population
should be considered. Merrimack is also a community of predominantly family
households, and Merrimack’s housing stock is predominantly single-family dwellings.
Merrimack has infrastructure issues that present a challenge to denser development
(sewer and water), but also has areas of town where both town sewer and water are
available.

3.8 Housing Recommendations

While there may not be any identifiable housing affordability gap based upon the housing
needs assessment, it is important for Merrimack to create new opportunities to diversify and
preserve its existing housing stock. The following recommendations are made to establish
housing policies that achieve the housing goals set forth in this Plan.

13 New Hampshire Housing Finance Authority 2011 Workforce Housing Purchase and Rent Limits, RSA 674:58 - 6.
[http//www.nhhfa.org/rl_docs/WrkfrcHsngPurchaseAndRentLimits_current.pdf ]. Accessed August 2012.
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In order to strengthen the Town's commitment to housing diversity and affordability, it
should establish a Housing Commission that can advocate for the development of affordable
workforce housing. A Commission can act as a resource to other Town boards and commis-
sions on issues that arise relating to housing. It is not a regulatory body. However, a Housing
Commission can also receive gifts of money or property to create an affordable housing
fund. It can acquire and dispose of real property interests, subject to Town approval, in order
to preserve or enhance housing affordability.

[Consider establishing w
ish a Housing Commission that can advocate for the development of affordable

workforce housing. A Commission can act as a resource to other Town boards and
commissions on issues that arise relating to housing. It is not a regulatory body.
However, a Housing Commission can also receive gifts of money or property to create an
affordable housing fund. It can acquire and dispose of real property interests, subject to
Town approval, in order to preserve or enhance housing affordability.

Goal 1: Encourage high-quality housing in attractive neighborhoods through
development of innovative land use controls, requlations and programs, such
as incentive bonuses to encourage features in site plans/New Hampshire
Revised Statutes (RSA).

Encourage more mixed-use and infill development where appropriate along the Daniel
Webster Highway corridor. This encourages the reuse of vacant or underdeveloped
parcels and can allow for development at higher densities where the infrastructure can
support it. Mixed-use development helps to diversify the housing stock by creating
dwelling units that tend to be smaller and more affordable, either as rental or for-sale
units.

Allow for smaller lot sizes in selected areas where water and sewer infrastructure is
available.

Utilize substandard lots in certain areas by allowing subdivision of a lot into two lots
— one with reduced area and width requirements. These new smaller lots could be
developed with a goal of providing an alternative means for reducing housing costs.

Revise the zoning ordinance to encourage the development of more duplex and
townhouse dwellings.

Goal 2: Maintain the Town of Merrimack’s compliance in meeting the housing
affordability goals pursuant to the Workforce Housing Law.

Consider adopting an Inclusionary Zoning ordinance. Many communities have
enacted inclusionary zoning to designate a certain percentage of new housing units
as affordable units that meet the requirements of the Workforce Housing Law. Setting
aside a certain percentage of units as affordable would be done on a voluntary basis
by developers if incentives are provided such as density bonuses, relief from specific
dimensional regulations, or the exemption from paying certain fees, for example.

Consider revisions to the zoning regulations to allow for accessory apartments to make
them more viable housing options, especially for senior citizen households. Do not
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restrict accessory units to only family members and consider them as a by-right use
rather than requiring a special permit. However, owner-occupancy of either the principal
or the accessory unit can be one way in which to ensure greater neighborhood stability.

Inventory town-owned land and tax title property to identify potential parcels for use as
affordable housing sites, which can be developed/rehabilitated by the Town or private
developers.

Prepare a detailed and updated housing needs assessment that allows the Town

to realistically achieve the creation of new affordable units to meet the needs of
current and future Merrimack residents. This will be important given the changing
demographics of the Town, especially the increasing population over 65 years of age,
and the housing market that is still in a state of flux in the aftermath of the housing
collapse during the recent recession. An emphasis should be placed on establishing
housing for senior citizens, including assisted living facilities, and creating entry level
housing opportunities for younger residents. This effort should be coordinated by the
Merrimack Housing Commission, if established.

Goal 3: Ensure that housing choices are available to meet the needs of current
and future generations in Merrimack.

Continue to look for ways to meet the needs of the growing elderly population. The
Town currently has a couple of housing developments for senior citizens, although they
are for market rate units. Others have been proposed but did not proceed because of
market conditions. One option that is gaining more attraction around the country is

for so-called senior cottage housing that provides for small single-family housing units
clustered around a common building and other amenities.

Create incentives for open space residential development to enhance protection of
open space while providing for a more diverse range of housing types. Construction
costs can be reduced through lower infrastructure expenditures and lower maintenance
costs by clustering dwelling units as a means to preserving larger contiguous open
space resources.
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4. Economic
Development

4.1 Introduction

This chapter of the Master Plan is devoted to the economic conditions in the Town of
Merrimack. These include:

= Demographics

= Employment & Establishments
m  Income & Wages

®  Land UseTrends

= Real Estate Development Trends
= Real Estate Assessed Values

m  Commercial Real Estate Market Activity



These conditions define the facets of the Town's economic ecosystem, which includes
people, institutions, companies, and infrastructure. Utilizing the description of these condi-
tions, strategic recommendations are offered to maximize the Town's economic develop-
ment efforts. Through the implementation of these recommendations, Merrimack will main-
tain its role as an attractive place to live, work, and play.

4.2 Economic Development Goals

This chapter's recommendations seek to meet the following goals for the Town's economic
development efforts:

Establish, maintain and expand the lines of communication and relationships between
the public and private sectors.

Retain Town businesses and attract new ones.
Unify the Town's public sector to become more economic development-oriented.

Coordinate land use policies, regulations, and permitting to facilitate economic
development.

Develop a stronger Town “brand” that highlights economic development efforts.
Make the Town’s development review process more transparent and consistent.
Refine the Town's zoning and land use regulations to allow for greater flexibility.

Encourage repositioning and redevelopment of under-utilized properties through the
creation of public-private development finance mechanisms, such as, tax increment
financing (TIF), economic revitalization zones (ERZs), and economic revitalization credits.

4.3 Summary of Major Findings

The Town's population is stable, following two decades of growth.

Employment conditions in Merrimack are favorable, with a 20 percent increase in the
number of jobs during 2000-2009. Furthermore, these positions tend to be high-skill,
high-wage positions. Meanwhile, the surrounding County had a loss of about 5 percent
during that same time.

Educational attainment in the Town is high—almost 40 percent of the Town’s adults hold
a four year degree, a rate that is about five percentage points higher than Hillsborough
County.

Job growth during 2008-2018 is estimated to be about 1,700 jobs.
Merrimack’s unemployment remains lower than state and national rates.

Median household incomes are high—about $20,000 higher than the surrounding
County.

Land uses are generally segregated by FE. Everett Turnpike, which divides residential
uses to the west and commercial uses to the east.
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Almost half of the Town's land is residential in nature, followed by vacant (22 percent)
and permanent open space (16 percent).

Almost 90 percent of the Town's commercial and residential properties were built
before 1990.

The tax base is increasingly reliant on residential uses, which comprise about 80 percent
of the total assessed value, up from 76 percent in 2001,

The Town's property tax rate is towards the lower end of the range found among the
surrounding communities.

Office and industrial real estate lease rates tend to be lower than other New Hampshire
real estate markets, while sale prices are somewhat high.

4.4 Demographicand Economic Conditions

The demographic and economic conditions of the Town of Merrimack and Hillsborough
County (as well as New Hampshire, where applicable) provide the context upon which the
Economic Development portion of the master plan is established. These conditions describe
the characteristics of both residents and workers.
The information utilized in this section was gathered from a variety of sources:

The Town of Merrimack’s Assessing Department

The Town of Merrimack’s Community Development Department

The Nashua Regional Planning Commission (NRPC)

DemographicsNow (a reputable source for demographic data)

New Hampshire's Office of Employment Security

The US Census Bureau

The New Hampshire Office of Energy and Planning
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