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PROJECT DATA 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, answers to 
all questions should be typed or written directly on the form;:; If the fonns are not used and answers are typed on a separate page. each answer 
must be preceded by the question to which It responds, and the length of each answer should be limited to the area provided on the original 
form. 

Pro!ect Name 

OwnerW 

Project Usels) 

Nashua landing Riverfront Promenade Project ~ 48 & 52 Main Street. Nashua. New Hampshire 

Nashua Riverwalk. LLC, Toureen Realty, City of Nashua 

-Rehabilitation of the 1866 Nashua & Unveil Railroad Car Hoi/Se into a new restaurant and pub. 
-Development of a 700-foot long, 8.5 foot wide public walkway along the north bank of the Nashua River. 
-Construction of a five-story, 22-unit residential condominium building. 

Project Size 1.2 acres Total Development Cost $9,162,000 

Annual Ooerating Budget (jf aopropriate) 

Date lnjtiated 912003 Percent Completed by December I. 2006 90+% 

Application submitted by: 

Jay Minkarah Ill!o Economic Development Director 

Omn!zatjon City of Nashua- Office of Economic Development 

229 Main St., PO Box 2019 Cjrv!State!ZIP Nashua, NH 03061 

(603) 589-3398 Telephone (603) 589-3070 fall 
minkarahj@ci.nashua.nh.us 

Key Participants (Attach an additional sheet if needed) 

Organization 

Public Agencies: 
City of Nashua ~ Community Develop. Div. 

NH Dept. of Environmental Services 

Architect/Designer & Construction Administrator: 
H.L Turner Group, Inc. 

Developer(s): 
The Residences at Jackson Falls, LLC 

Toureen Realty, LLC 

Nashua Riverwalk, LLC 

Professional Consultant: 
Pilot Construction 

Community Group: 
Great American Downtown 
TIF Advisory Board 

Other: 
SAS/Design Inc. 
Drakes Appleton 

Key Participant 

jay Minkarah & 
Kathy Hersh 

john Lavigne & 
Paul Becht 

Ed Huminick & 
Mark Maynard 

Michael Conneely 

William Bruce 

Lou Shepherd 

Sarah DiSano 
jay Minkarah 

Arturo Vasquez, AlA 
William Bruce 

Weekend contact number; (603) 966-6081 

Telephone/E-mail 

(603) 589-3098/minkarahj@d.nashua.nh.us 
(603) 589-3075/hershk@d.nashua.nh.us 

(603) 228-1122/jlavigne@hlwmer.eom 
(603) 228-1122/pbecht@hltumer.eom 

(603) 5 12-2295/edhuminick@aol.eom 

(603) 436-25 I O/frontdesk@pilotconstructioninc.com 

(603) 883-5700/sarahd@greatameficandowntown.org 

(617) 889-2957/info@sasdesign.eom 
(603) 926-4200 x 16/wabruce@hounail.com 

Please indicate how you learned of the Rudy Bruner Award (or Urban Excellence. (Check all that apply). 
~ Direct Mailing 
_Professional 

Organization 

_Magazine Advertisement 
Online Notice 

=Bruner/Loeb Forum 

_Previous RBA entrant 
_Previous Selection Committee member 
_Other (please specify)------



ABSTRACT 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible. answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

Prolect Name Nashua Landing Riverfront Promenade Project 

48 & 52 Main Street 

I. Give a brief overview of the project, including major project goals. 

Cjty!Sta,ie!ZI P Nashua, New Hampshire 03060 

The Nashua landing Riverfront Promenade Project is one of the most important Downtown redevelopment projects ever initiated in the Oty of 
Nashua. This groundbreaking public/private partnership is intended to stimulate economic development in an otherwise blighted section of the 
city, encourage historic preservation, and to provide new business, housing and recreational opportunities in Downtown Nashua. A copy of the 
site plan is shown in figure I below. Principal components of the project include: 

• Rehabilitation of the 1866 Nashua & Lowell Railroad Car House into a new restaurant and pub, the Pedd/els Daughter. The Main Street 
fac;ade of this important vestige the city's Railroad history has been res(9red to its early 20th century appearance and protected through a 
permanent historic preservation easement- the first time this preservation tool has been used in Nashua. 

• Development of an approximately 700-foot long, 8.5 foot wide public walkway along the north bank of the Nashua River from the Main 
Street Bridge to the vicinity of Margarita's Restaurant. The Riverwalk, a portion of which Is cantilevered off of the side of the historic 
railroad building., will be provided with public -lighting, benches and other amenities. The walkway is planned as a part of a larger 1.6 mile
long Downtown Riverwalk loop. The publicly funded portion of the Riverwalk structure was funded through creation of a Tax Increment 
Finance (TIF) district, the first time that this economic development tool has been used in the Oty of Nashua. 

• Construction of a five-story, 22-unit residential condominium building, Jackson Falls, at the eastern end of the site. 19th century mill 
buildings have inspired the building's design consistent with the character of historic Niashua Riverfront architeCtUre. This development 
would represent the first new market rate residential building built in downtown in a century. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellencel {You may wish to consider such factors as: effect on the urban 
environment; innovative or unique approaches to any aspect of the project development; new and creative approaches to urban issues; design 
quality.) 

During the Downtown master planning process in 2002. the fanner railroad car house, then known as the "Goodales Building", came on the 
market. Realizing that the property was key to implementation of the Oty's Riverwalk vision, the Community Development Department hired a 
consultant to plan this critical piece of the proposed Riverwalk. At the outset, It was agreed that even though there was no land area available 
to construct the walkway, the historic building had to be preserved. Through a strategic planning process, the concept of developing a walkway 
cantilevered off of the side of the historic building and creating a TIF District anchored by a residential condominium building at the rear of site 
emerged. Additional funding was secured through CDBG and EDI funds. 

The Jackson Falls site also presented significant development challenges. At 1.2 acres, the site is small. It is also narrow, positioned between an 
active railroad line and the river, and access is limited to a twelve foot wide strip between the former railroad house and the railroad right-of· 
way. To overcome these challenges, all of the units In the condominium building are situated on the riverside of the property with parking 
underneath. Hallways and other access ways buffer the units from the active railroad line. The building has also been designed to reflect the 
architecture of area mill buildings. Adding to the challenges of the site were a foundation wall situated along a portion of the riverbank that 
needed to be preserved, a huge amount of fill buried on the property after demolition of a railroad building that had been located on the site 
several decades ago, and the need to conduct much of the work from barges floating in the River. 

To address Issues of liability, the Rlverwalk was designated as a Class B Trail under NH RSA 231·A so that it would function as a public way. At 
its juncwre with the Main Street Bridge, the walkway reaches a width of approximately I B feet The walkway then narrows to a teal width of 
8.5 feet (8 feet clear), a width that is retained for most of the remainder of its length. For the first 265 feet(+/-) from the Main street end, the 
walkway surface is construaed with highly durable (non.rainforest), iron wood planking that does not require chemical treatment. The balance 
of the walkway will be paved with concrete. As mentioned previously, the City also retained a preservation easement over the front fac;ade of 
the former railroad car house in exchange for financial assistance. 

The central element of the overall project is the Riverwalk stnicwre which is a critical component of the City's planned 1.6 mile Riverwalk loop 
in the heart of It's downtown area. When completed, this Riverwalk loop is planned to link up with other pedesaianlbicyde ways to form a 
greater non-motorized "highway" in Nashua's urban core. During construction, all efforts were made to minimize disturbance of the riverbank 
and floodplain and to control potential erosion. To the extent possible, existirlg former building foundations and retaining walls were retained 
and incorporated into the Riverwalk design. A significant amount of existing vegetation, primarily comprised of invasive, nuisance species, was 
removed to be replaced with primarily native plants adapted to river shore land conditions including river birch, sycamore and serviceberry 
deciduous trees and shrubs such as forsythia, sweet spire, and low bush blueberry. Slopes were also seeded with New England Erosion 
Control/Restoration Mix. 

Where necessary Armorflex, a product comprised of concrete blocks linked with stainless steel, was used to stabllize the riverbank and protect 
against erosion the potential scouring effects of flooding. Though work within certain floodplain was required, there will be no net impact to 
flood levels. Onsite drainage is to be run through a vortex: unit for treaonent and then discharged into the CSO project recendy developed by 
the City. As mentioned previously, new construction was designed to reflect the character of existing riverfront area. 



PROJECT DESCRIPTION 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible. answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

I. Describe the underlying values of the project. What, if any, significant trade-oR's were required to implement the projectl 

The Nashua landing Riverfront Promenade Project implements the goals articulated in the Nashua 2003 Downtown Master Plan. The 
Downtown Master Plan recommends that "diversifying the Downtown economy by creating a 24-hour Downtown and establishing unique markets 
based on sustainable strategies - not short term market trends- will be the key ingredients to a vital Downtown for years to come. ... There is 
an immediate demand for a multi-family condominium housing in Downtown Nashua .•.. The introduction of market rate condominium housing 
would bring stability to Downtown's housing stock and broaden the range of housing options. ... Creating a well-developed, well-connected 
park and trail system to contribute to Nashua's quality of life and make Downtown an integral part of the lives of all Nashua residents, as well as 
other residents of the region." 

The Nashua landing Riverfront Promenade Project lies on the north side of the river at Main Street. The core of Nashua's Downtown lies on 
the south side of the river. The area north of the river has always suffered from a lack of investment and demand. With the opening of Peddler's 
Daughter, people are streaming over the river. Since the project was approved, other initiatives north of the river have sprung up, including 
coffee shops, such as the Riverwalk Cakery and Coffeehouse, restaurants, and proposals for additional market rate and affordable housing. The 
project. which includes a boardwalk cantilevered off the 1860's building, has opened people's eyes to the possibility of public access along the 
Nashua River. 

The Nashua landing Riverfront Promenade Project was a publidprivate partnership, which means that everyone had to compromise for the 
good of the whole project. The City would have loved to have a 10 or 12-foot wide walkway instead of an 8.5-foot walkway, but that was not 
financially, or engineering-wise, feasible. The City would have liked to have more park space along the river, but the site is squeezed between 
the river and the railroad, limiting our options. I'm sure the developer would have liked to have more parking or units, but was limited by site 
constraints as well. The driveway to the condos is between the existing building and the railroad- all of I 0 feet wide. The sight distance Is 
minimal. The City and the developer worked diligendy to find solutions that maintained the economic viability of the project while assuring 
safety for drivers and pedestrians. 

2 How has the project impacted the local community? Please include relevant information on urban context. 

The Nashua landing Riverlront Promenade Project has already generated a notable increase in activity in the vicinity of the popular Peddler's 
Daughter restaurant and the completed portions of the Riverwalk are attracting widespread interest. Earlier in the year, the Riverwalk Cakelf 
and Coffee House opened nearby and quickly became an area destination. In late 2005, Harper Construction, a development company from San 
Diego, purchased about 300,000 square feet of underutilized nearby mill buildings along with adjacent surlace parking lots in the vicinity of 
planned expansions to the Riverwalk and a proposed riverlront park. Harper's plans call for the redevelopment of the sires into a 360-unit 
mixed-use residential/ commercial development- a move that based largely on the power of the City's vision and Its demonsu-ated investment 
in the Nashua landing Riverfront Promenade Project. Southern New Hampshire Services has also recendy teamed up with the Stabile 
Companies to develop another nearby former Mill property into mixed-income housing and a third former mill property is currendy on the 
market. In addition, 40 full-time and 3 part-time permanent jobs were created at the Peddler's Daughter facility. An undetermined number of 
temporary construction jobs and spin-off jobs were also created. 



PROJECT DESCRIPTION (CONrD) 

3. Describe the key elements of the development process, including community partidpation where appropriate. 

Implementation of the Nashua Landing Riverfront Promenade Project has been a private/public partnership between the Gty and three different 
private property owners/ developers: The Residences at jackson Falls, LLC. the City's original development partner, Toureen Realty, the 
subsequent purchaser of the former railroad car house, and Drakes Appleton, the subsequent purchaser and builder of the Residences at 
Jackson Falls condominiums. These parties, together with their engineering, architecrural and legal consultants, worked alongside City staff and 
the City's consultants through the approval and permitting processes. Formal development agreements and easements memorialized the 
division of tasks and flnancing between the parties along with necessary easements for access, construction, utilities, etc. In addition, a TlF 
District Advisory Board was created comprised of representatives from landowners within and abutting the distria to help oversee the process 
as required by statute. See attached Development Timeline document for additional detail. 

4. Describe the financing of the project. Please include all funding sources and square foot costs where applicable. 

A Public Investment 

The City, through the creation of a Tax Increment Finance (TJF) District, financed approximately half of the Riverwalk structUre through 
issuance of a $1.13 million general obligation bond. Of that total, $178,814 was paid as compensation to the owners of the Peddler's Daughter 
building for improvements required to support the cantilevered Riverwalk structUre. The Oty, with federal Community Development Block 
Grant (CDBG) and Economic Development Initiative (EDQ funds paid approximately $107,000 in design, engineering and pemlittlng costs. In 
addition, the City contributed $70,000 in COBG and ED! funds toward the restoration of the far;ade of the Peddler's Daughter Building (in 
exchange for a preservation easement). Total direct public investment in the project was approximately $1,312,000. 

B. Pdyate Investment 

Toureen Realty, the owner of the Peddler's Daughter building, invested approximately $1.75 million for the restoration of the historic railroad 
car house and its conversion into a restaurant and pub in addition to the public investment of just under $250,000. Engineering and design for 
the adjacent jackson Falls condominiums exceeded $100,000. Drakes Appleton, the current owners and builders of the Residences at Jackson 
Falls Condominiums, estimates their costs at about $6 million. Overall, the public investments noted above directly leveraged approximately 
$7,850,000 in private investment. The improvements and investments made in the Riverwalk. the Peddler's Daughter and the jackson Falls 
Condominiums, however, are anticipated to result in increased investment throughout the Railroad Square section of Downtown Nashua. 

5. Is the project unique and/or does it address significant urban issues? Is the model adaptable to other urban settlngsl 

The Nashua landing Riverfront Promenade Project is unique in that it indudes the first building built on the Nashua River downtown in 70 years. 
In the 1960's, the Nashua River was listed as one of the ten most polluted rivers in the country. Thanks to federal laws in the 70's. and the 
work of many dedicated citizens, the river is now an asset to the communities along it. so much so that people now want to live near the river 
and have access to it. The site itself was a rail yard and almost completely covered with buildings in the I BOO's. The redevelopment of the site 
improved the environmental impacts of the site to the river by providing state-of-the-art storm water management and the elimination of 
invasive species. The Riverwalk Itself is cantilevered off an 1860's building, which is certainly unique. The original plan for the Riverwalk to the 
east of the building included pilings to support the walk on top of the 1860's stone wall. The pilings impeded the view of the wall and would 
have been within a few feet of the river. Engineers redesigned the walk with counterweights behind the wall to eliminate the pilings. 

Redevelopment brings challenges that are unique to each site. What is common among all redevelopment projects though is the need to be 
clear on the goal and then be flexible and creative in the design and implementation. The Oty believes this project serves as a model for all 
redevelopment projects, especially those in urban, river settings. The City dearly articulated its vision in its Downtown Master Plan, updated In 
2003. The City came to the table with resources, such as $70,000 toward the historic restoration of the far;ade on the Peddler's Daughter and 
the construction of the Oty's portion of the Riverwalk. paid for through the establishment of the Oty's first tax: increment finance distriCL And 
the City actively and aggressively supported the private developer's proposal through the permitting process. 



Jackson Falls- Nashua Riverwalk 
Development Timeline 

Organized by Date 

Date Responsible Party Purpose or Action 

03/19/03 Human Affairs Committee Approval of$70,000 in CDBG funds for 
Turner Riverwalk design contract and 
$50,000 for Goodales Building fas:ade 
restoration. 

04/28/03 Historic District Commission Approval of Jackson Falls Condo Plan. 
06/24/03 Zoning Board of Adjustment Approval of multiple variances and 

special exceptions for Project... 
07/10/03 Planning Board Approval of Subdivision Plan for 

overall, site, Approval of amended Site 
Plan for "Goodales" Building, and 
Approval of Site Plan for Condo Project 
including Eastern Portion ofRiverwalk. 

09/15/03 Finance Committee Approval of $70,000 Contract for HL 
Turner for Design of Western Portion of 
Riverwalk 

09/16/03 Board of Aldermen Adoption ofTIF Plan and District 
01/05/04 Board of Aldermen Finance Approval of Amended Contract for HL 

Committee Turner for permitting for $25,295 
02/23/04 Historic District Commission Approval of west portion ofRiverwalk 

and west and south building facades. 
03/04/04 Planning Board Authorized administrative approval of 

west portion ofRiverwalk and west and 
south building facades. 

04/06/04 Conservation Commission Approved favorable recommendation of 
west portion ofRiverwalk. 

04/07/04 Jackson Falls LLC/Toureen Realty Toureen Realty purchases former 
Goodales building at 48 Main St. (aka 
1866 RR Car House.) 

04/27/04 Zoning Board of Adjustment Approved special exceptions for west 
portion ofRiverwalk and reconstruction 
of rear addition. 

05/17/04 Historic District Commission Approved demolition and reconstruction 
of rear addition. 

05/20/04 Planning Board Authorized administrative approval of 
demolition/reconstruction of addition 
and revised west building facade. 



07/12/04 

02/15/05 

06113/05 

06/13/05 

07/13/05 

09/13/06 

04/26/06 

Jackson Falls- Nashua Riverwalk 
Development Timeline (continued) 

Board of Aldermen Approval of$1,135,000 bond to 
construct "City portion" ofRiverwalk 
structure and associated improvements. 

Board of Alderman Finance Approval of development agreement 
Committee with Toureen Realty including $178,814 

in TIF funds in compensation for 
Riverwalk related improvements to 
former Goodales Building. 

Toureen Realty/Peddler's Daughter Grand Opening- Peddler's Daughter 
Restaurant & Pub (former Goodales 
Building) 

Board of Alderman Finance Approval of $864,420 contract award to 
Committee Pilot Construction for completion of 

"City portion" of Riverwalk. 
Jackson Falls LLC/Nashua Nashua Riverwalk LLC purchases 
Riverwalk LLC Jackson Falls Condo site (52 Main St.) 
City/Pilot Construction/Jackson Official groundbreaking 
Falls LLC Riverwalk/J ackson Falls Condos 
City, Pilot Construction Riverwalk ribbon cutting (City section) 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible, answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

This sheet is to be filled out by a design professional who worked as a consultant on the project. providing design, planning or other services. 
Copies may be given to other design professionals if desired. 

Name 

Organization 

Address 

Fax 

Sarah DiSano 

Great American Downtown 

151 Main Street 

(603) 881-7323 

Tide 

Telephone 

City/State/ZIP 

E-mail 

Executive Director 

(603) 883-5700 

Nashua, NH 03060 

sarahd@greawnericandowntown.org 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application 
and all attached materials and to grant these rights and permissions. 

Signature 

I. How did you, or the organization you represent. become involved in this projecd What role did you playl 

Great American Downtown (GAD) is Nashua's downtown revitalization organization, and as such, we strive to be aware of and involved with all 
development projects that will impaa the downtown area. Great American Downtown played an important role in this project in 2003- 2004, 
when the organization's then executive director advocated for the establishment of a Tax Increment Finance (TIF) District for the Jackson Falls 
Condominium and Rive!w.!lk development projectS. 

GAD helped build support In the downtown business community to get the TIF Distrla legislation passed and the bond approved. This included 
holding informational meetings, distributing literature, and testifying at key public meetings. GAD also helped to organize citizens who sent made 
phone calls and sent letters and emails to the Mayor and aldermen, wrote letters to the editor and participated in public hearings. 

2. From the community's point of view, what were the major issues concerning this projeccl 

Some Issues concerning this project included accessibility to the property in an area with limited space - due to its proximity to the river, the 
railroad tracks and other buildings in the vicinity. 

3. What trade-offs and compromises were required during the development of the projectl How did your organization participate in making 
them1 



COMMUNITY REPRESENTATIVE PERSPECTIVE ccoNro) 

4. Has this project made the community a better place to live or workl If so, howl 

This project is greatly Improving the Downtown Nashua area through the additional market rate housing it is providing. The residents of Jackson 
Falls have the incomes necessary to shop in downtoWn boutiques and dine in downtown restaurants on a regular basis; therefore this project 
has signiflcandy increased our Downtown customer base. 

This project is also beneficial to our community because it helps return Downtown's focus to the riverfront, which for several decades has been 
overlooked as an economic and cultural resource. The Jackson Falls Condos and the adjoining Riverwalk have brought renewed community 
interest in the Nashua River and will undoubtedly inspire additional riverfront development in the years to come. 

5. Would you change anything about this project or the development process you went throughl 

No. 



PUBLIC AGENCY PERSPECTIVE 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible, answers 
to aU questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

This sheet is to be filled out by a design professional who worked as a consultant on the project. providing design, planning or other services. 
Copies may be given to other design professionals if desired. 

Name Roger Houston Tide Planning Director 

Organization City of Nashua - Planning Department Telephone (603) 589-3112 

Address 229 Main St, PO Box 20 19 City/State/ZIP Nashua, NH 03061 

Fax (603) 589-3119 E-mail houstonr@ci.nashua.nh.us 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application 
and all attached materials and grant these rights d p missions. 

Signature ~~_./----

I. What role did your agency play in the development of this project! Describe any requirements made of this project by your agency (e.g., 
zoning, public participation, public benefits, impact statements). 

The Nashua Planning Department was instrumental in developing the concept and the method of financing. The previous Goodale's Bike Shop 
was leaving the building on Main Street and had offered to sell property behind the building to the City that could be used for a riveriront 
trail/promenade in keeping with the City's Downtown Master Pian. The timing was such that the Gty did not have time to acquire, so they 
looked at other options. The City wanted a continuous trail along the river's edge so the only way to achieve this was to explore cantilevering 
from the existing building and to utilizing counter balance walkway from the river's bank beyond the walkway. The Department looked at 
options to see if another building could be constructed behind the existing historic building incorporating the riverfront trail as part of its design. 
We sought professional architectural advice and a concept drawing was produced. This was utilized in our negotiations with the new owner of 
the property. The net result was a residential building with 22 dwelling units with parking spaces on the ground floor. 

The Department then reviewed the subdivision, site plan and building elevations and the approval necessary before the Zoning Board of 
Adjustment, Historic District Commission, Conservation Commission and the final approvals by the Oty Planning Board. The Office of 
Economic Development's role was to coordinate the financing and contraas for the City's responsibility for the trail it was going to build in 
partnership with developer who was completing the trail in front of its new residential building and represent the Gty's interest in the 
application approval process at the local and state level of govemmenL 

2. How was this project intended to benefit your cityl What trade-off's and compromises were required to Implement the projectl How did 
your agency participate in making theml 

The intent was to get a significant part of the riverfront trail/promenade completed east of the Main SL bridge along the north bank of the 
Nashua River that would eventually connect with a restaurant and a major employer to the EasL This was one the most complex portions of 
the riverfront loop trail/promenade. Forming a publidprivate partnership, the Gty achieved its goal of the trail extension. Several variances 
needed to be obtained to permit the project and a special exception to work within and build in a prime wedand buffer. The net result ended in 
better storm water treatment before entering the river and the removal of invasive plant species along the riverbank. The Planning Deparunent 
was involved in every step in sculpting the best solution given the numerous complexities facing the project. 



PUBLIC AGENCY PERSPECTIVE (CoNro) 

3. Describe the project's impact on your city. Please be as specific as possible. 

This project has encouraged further redevelopment in the Downtown to the west that will link Downtown housing with employment centers 
and shopping Downtown. It will provide additional housing opportunities Downtown and the completed trail segment will link Downtown with 
the restaurant and BAE Systems to the east of the building. 

4. Did this project result in new models of public/private parmershlpsl Are there aspects of this project that would be instructive to agendes 
like yours in other dtiesl 

Yes. It involved a creative solution to implement a public plan and yet maintain developer incentives to gain more from the site than was 
possible without the partnership. 

5. What do you consider to be the most and least successful aspects of this project? 

The public cantilevered trail blends remarkably well with the existing building (now a public restaurant named "Peddler's Daughter') and inviteS 
people to walk along the river. The restaurant has utilized small outside tables for eating on the trail that adds to the ambience and dining 
experience. Employees from BAE Systems will be able to walk to Downtown or use the trail to walk to work. The trail has been a great 
success in stimulating and bringing people and jobs to Downtown. It has been such a great success that we felt that the trail could have been 
made wider, but cost constraints limited this aspect. 
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OTHER PERSPECTIVE 

Pleose onswerquestions in space provid~d. Applications should feel free ~o use photocopies of the appli~tion 
forms if needed. if posSible, onswers to an questions should be typed Orwri~ten directly on the forms. If the fortns 
are not used ond answers are typed on a separate page, each answer must be preceded by the question to 
which it responds, and the length of each answer should be firnited to the area provided on the o~ginol form. 

This sheet is to be filled out by a design professional who worked as o consultant on the project. providing 
design, planning or other services. Copies may be given to other design profesSiondls if desired. 

Name William Angus Sruce Title President 

Organ!Z<Jtion Drakes Appleton Corp. Telephone (6031926-4200 

Address 1 Park AVe., PO Box 119 City/Stale/ZIP Hampton, NH 03843 

Fax (6031 926-4109 E-mail wabruce@hotmail.com 

1. What role did you or your organization play in the development of this project? 

Drokes Appleton Corp is the developer and contractor of tne Jackson Foils project- 221UXUI)' condominiums in 
downtown Nashua on the Nashua River, at 52 R Main street. 

2. De.scnbe the projed's impoct on your community. Please be as specific os possible. 

The project was a combined effort between the City of Nashua and the <:i!eve!oper. The location wo~ originally 
a dirt parking lot neglectM and with no visual value. Due to aTIF Program, the Citywos able to create a 
beautiful public walk extending over the Noshuo River. This was accomplished by creating a project with 
historic flora tho! will also generate tax dollars to pay tor the improvements. 

This redevelopment Will chonge a once undesiroble location too beautifUl odcflfion to Downtown Nashua. 
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OTHER PERSPECTIVE (CONT'DI 

:0. What trade-oils and complornises were required du(rng the development of the project~ Did you 
porticipale in ma~ing them? 

P. 3 

f was not involved in the initial negotiations however from my existing experience with the project. it has been a 
win-win for the developer and the City of Nashua. 

4. What do you consider to be the most and least successful aspects of this project~ 

There has been no less successful port of any of this project. With the addition of a pubfic Riverwolk, adding a 
beautiful building to the Downtown, and giving local residents a ptoce to five in the middle of one of the nicest 
cities in the United stot~s. I honestly con soy that it has been 100% successfuL 



OTHER PERSPECTIVE 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible, answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page. each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

This sheet is to be filled out by a design professional who worked as a consultant on the project, providing design, planning or other services. 
Copies may be given to other design professionals if desired. 

Name William Angus Bruce Tide President 

Organization Drakes Appleton Corp. Telephone (603) 926-4200 

Address I Park Ave., PO Box 119 City/State/ZIP Hampton, NH 03843 

Fax (603) 926-4109 E-mail wabruce@hotmail.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application 
and all attached materials and to grant these rights and permissions. 

Signature 

I. What role did you or your organization play in the development of this project? 

Drakes Appleton Corp is the developer and contraaor of the Jackson Falls project- 22 luxury condominiums in downtown Nashua on the 
Nashua River, at 52 R Main Street. 

2. Describe the project's impact on your community. Please be as specific as possible. 

The project was a combined effort between the City of Nashua and the developer. The location was originally a dirt parking lot neglected and 
with no visual value. Due to a TIF Program, the Oty was able to create a beautiful public walk extending over the Nashua River. This was 
accomplished by creating a project with historic flare that will also generate tax dollars to pay for the improvements. 

This redevelopment will change a once undesirable location to a beautiful addition to Downtown Nashua. 



OTHER PERSPECTIVE (CONTDJ 

3. What trade-offs and compromises were required during the development of the projecd Did you participate in making theml 

I was not involved in the initial negotiations however from my existing experience with the project, it has been a win-win for the developer and 
the City of Nashua. 

4. What do you consider to be the most and least successful aspects of this projectl 

There has been no less successful part of any of this project. With the addition of a public Riverwalk. adding a beautiful building to the 
Downtown, and giving local residents a place to live in the middle of one of the nicest dties in the United States. I honesdy can say that it has 
been I 00% successful. 



OTHER PERSPECTIVE 

Please answer questions in space provided. Applications should feel free to use photocopies of the application forms if needed. If possible, answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each 
answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided on the 
original form. 

This sheet is to be filled out by a design professional who worked as a consultant on the project. providing design, planning or other services. 
Copies may be given to other design professionals if desired. 

Name Arturo Vasquez. AlA Tide Principal 

Organization SAS/Oesign, Inc. Telephone (617) 232-9335 

Address 251 Harvard Sc, Suite IS City/State/ZIP Brookline, MA 02446 

Fax (617) 232-9337 E-mail avasquez@sasdesign.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any 
purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application 
and all attached materials and to grant these rights and permissions. 

Signature 

QL (A 
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I. What role did you or your organization play in the development of this projeal 

SAS/Design, Inc. was the urban design consulting firm hired to work with the Oty of Nashua, Community Development Division to create 
the redevelopment master plan for the Nashua Riverwalk/jackson Falls project. The master plan proposed Development Goals, and 
established the Urban Design Guidelines and Recommendations for the redevelopment of areas along the Nashua River. 

2. Describe the projea's impact on your community. Please be as specific as possible. 

The Nashua Riverwalkljackson Falls urban design master plan was designed to leverage the City of Nashua's most important natural asset
the Nashua River- and achieve three important goals: 

• Retain the downtown historic character and "sense of place", 
• Expand the potential redevelopment and access to the riverfront, 
• Recapture the development opportunity of underutilized land along the water. 

In addition, the plan proposed three key urban design strategies that would increase economic: development opportunities, improve the 
overall urban character of the downtown, and provide greater access and pedestrian amenities along the Nashua riverfront. The strategies 
induded: 

• lnfill a Key Development Sites, 
• Adaptive Reuse for the three Historic Buildings, 
• Streetscape Improvements. 



OTHER PERSPECTIVE (CONTD) 

3. What trade-offs and compromises were required during the development of the projecd Did you participate in making theml 

The Nashua Riverwalk/jackson Falls urban design master plan encouraged the development of underutilized parcels located along the edge of 
the Nashua River adjacent to the Railroad right-of-way. These parcels were targeted for a low-scale development with a mix of residential 
uses. The plan also promoted the redevelopment of the surface parking parcels located at the key intersection of Main Street and Canal 
Street as "gateway parcels" with a mixed-use medium density development. A "boardwalk" along the bank of the Nashua River was 
envisioned to connea Main Street with the river and designed to reinforce the public realm and civic qualities of the Nashua River and 
Jackson Falls. 

The trade-offs and compromises would require a rigorous design review and approval process by various departments in the City of Nashua 
to address the implementation of the master plan. Our firm did not participate in this component of the plan. 

4. What do you consider to be the most and least successful aspects of this project! 

A successful aspect of this project was the articulation of an urban design plan that helped establish a proactive vision for the redevelopment 
of historically significant buildings along the Nashua Riverwalkljackson Falls area, and that recognized the importance of the Nashua River as 
public and civic amenity. The redevelopment of the Nashua riverfront offers implementation and funding challenges that many cities and 
towns located along historic riverfronts must negotiate, in order to provide open space and access to the water. 
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Artist Rendering of the Nashua Landing Riverfront Promenade Project 



SAS / D ESIGN, INC . 

Process Archttecture 

Firm Brochure 

HISTORIC RAILROAD 

SQUARE: URBAN 

DESIGN PLAN I 

proposed adaptive reuse of the 1860 Nashua & Lowell RR Fre;ght Depot 

image from the Nashua River 
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Illustrative site plan showing mixed-use redevelopment concept 

Introduction 
The Railroad Square Urban Design Plan 
combines preservation and adaptive reuse 
strategies for three historic structures 
including the 1865 Nashua & Lowell RR Car 
House; the 1860 Nashua & Lowell RR 
Freight Depot; and the 1881 Laton Hotel 
historic porch and makes specific urban 
design and open space recommendations 
for the redevelopment of areas along the 
Nashua River. 

The purpose of the plan is to create proac
tive planning criteria, urban design guide
lines and preliminary architectural design 
concept to focus redevelopment opportuni
ties into the Railroad Square area. 

Public/private partnerships for mixed-use 
residential development, mitigation criteria, 
access to the river, and basic zoning tools 
were applied to spur growth. 

Firm Brochure 

HISTORIC RAILROAD 

SQUARE: URBAN 

DESIGN PLAN 

Project Description: 
Urban design redevelop
ment plan for a mixed-use 
town center, and adaptive 
reuse for three historic 
buildings. 

Project Location: 
City of Nashua, 
New Hampshire 

Project Size: 
Town Center Area 

Design Completed: 
August 2002 

Client: 
For the City of Nashua, 
Community Development 
Division 

adaptive reuse 

I 



Nashua Landing Riverfront Promenade Project 13-07 

The former Railroad Car House- Before The former Railroad Car House- After 

Constructing the Riverwalk - a crane lowers materials from Main St Bridge (left). 
Working from a barge (right). 

Completed section looking toward Main Street Condos rising to the east. 
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pub and music venue would be 
used to pay off the bond, offi. 
cials said. 

Mark Maynard, the condo de
veloper, said the vote came after 
a lot of hard work. 

"That will spur all the other 
redevelopment in the area. The 
smart people with vision realize 
that," said Maynard about the 
riverwalk. The project is about 
the life of downtown, he said. 

Maynard predicted that 
within five years, the neighbor
hood around Railroad Square 
would be the most vibrant area 
in the city. 

Economic Development Di
rector Jay Minkarah said the 
riverwalk is part of the city's 
plan to develop public spaces 
along the Nashua River. It helps 

the river into a focal point 
he community, he said. · 

The project helps preserve a 
mid-19th century railroad build
ing critical to the city's history, 
Minkarah said. 

Aldermen were handed an 11-
page petition before the vote to 
emphasize the public support of 
the project. 

The project, proposed by 
Ward 4 Alderman Marc Plamon
don and Alderman-at-Large 
Brian McCarthy, squeaked by 
the board without a vote to 
spare. Aldermen-at-Large Jim 
Tollner and David Rootovich 
were absent. 

Ward 1 Alderman Kathryn Vi
tale said she has not always en
dorsed the proposal, especially 
on issues surrounding environ
mental concerns. She Said she 
was certain the concerns have 
been addressed. 

"It'll be a bonus to the city," 
Vitale said. 

Ward 2 Alderman Richard 
LaRose said the money was an 
investment in the city's infra
-~--~ture. Investing in this pro-

would build up the tax base 
___ Nould be a piece of the puz
zle to rehabilitate the area, he 
said. 

Others did not see it that w~y. 

fHowrHiv-vorEo·-·- -
Here· is a summary of how the I Board of Aldermen voted Tues· 

: day night on whether to borrow 
$1.1 miUion to erect a wal~ay 
along the Nash,tia River: · 

ALDERMEN-AT-LARGE 

BOLTON: Yes 

DEANE: .Y,es 

JOHNSON: No 

McCARTHY: Yes 

>

1 
· ROOTOVI,CH: absent 

• TOLLNER: absent 

I 
i WARD ALDERMEN 

Ward 1·, VITALE: Yes 

Ward 2 • LaROSE: Yes 

1 .ward 3 • GAGE: Yes 

• Ward 4 ·PLAMONDON: Yes 

!
I Ward 5 ·LOZEAU: Yes 

Ward 6 ·DION: No I Ward 7 ·~ARDIN: Yes _ 
I ward 8 . MacLAUGHLIN:-No ! . Ward 9 ·.SHAW: yes , 

<-~- ---~~~ , ...... _. __ ---- ~--' 

Ward 6 Alderman Robert 
Dion said the city has bonded 
between $165 million to $180 
million, so borrowing more 
money is not the right course. 

There are more important pri
orities for the city, he added. 

It is a smokescreen to claim 
that taxpayers will not be pay
ing the bill, Dion said. The addi
tional tax revenue from the de
velopment will not go to reduce 
everyone else's taxes, but in
stead to pay the bond, Dion said. 

Ward 8 Alderman David 
MacLaughlin questioned 
whether the project should not 
be City Hall's main concern, 
considering city leaders have 
said the city is in a fiscal crisis. 

"I'm not saying the riverwalk 
is a bad idea; it is just not a good 
idea right now," he said. 
Andrew Nelson can be reached at 594-
6415 or nelsona@telegraph-nh.com. 
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River 
walkway money supported 

By TOM WEST, Telegraph Correspondent 

Published: Friday, Jul. 2, 2004 

-NASHUA- The aldermanic Finance Committee on Thursday approved a $1.13 million 
'bond issue to help finance a river walkway that is considered an integral part of the 
redevelopment of Railroad Square. -

:Following a public hearing attended by about 90 people, aldermen voted 6-2 in 
support of the walkway that will be called Nashua Riverfront Promenade and will be 
financed through a tax increment-financing plan that the board approved in 
September. · 

Aldermen-at-Large David Rootovich and David Deane voted against the bond issue, 
which still must be approved by the full Board of Aldermen. The rest of the panel 
supported the measure without comment, following the public hearing, which lasted 
about 75 minutes. 

Under the plan, new tax revenues generated by the construction of developer Mark 
Maynard's five-story 22-unit Jackson Falls condominium project and the conversion 
of the former Goodale's Bike Shop on Main Street into an upscale Irish pub and 

· music venue will be used to pay off the bond, officials said. 

Only one person, Sandra Ziehm, spoke against the project, saying the timing was 
wrong for the city to build the walkway. 

At least 15 people spoke in favor of the boardwalk, which would be built of the same 
type of wood used on the Atlantic City boardwalk. Supporters said it was a critical 
element of the redevelopment of Railroad Square and the continued revitalization of 
downtown. 

"We believe this project is an anchor-economic development project for the Railroad 
Square area and is critical piece of the area's overall economic development," said 
Scott Flegal, president of the Great American Downtown organization. 

"We believe the Nashua River Promenade will create much-needed public space 
downtown. We believe that the Nashua River Promenade will lead to an increase in 
downtown residents. Studies have shown that people are willing to move downtown 
if they have sufficient space for recreation." 

Former -Alderman Fred Teeboom, a frequent critic of city spending, said the city 
needs to take advantage of its riverfront property. 

"This development will not cost the taxpayers, for the costcomes from revenues 
currently nonexistent, namely taxes on the new development. 

These costs are about $110,000 annually, from a $1.1million bond. The remainder of 
the tax revenues accrues to the Nashua general fund." 

.. ~. 



Resident Carolyn Choate couldn't attend the hearing, but she sent the committee a 
letter in support of the project. sh·e said a promenade was built in her hometown of 
HclVre de Grace, Md., and it is "the best thing that ever happened to a rundown, 
ugly, industrial looki[lg part of the city." 

Choate and others said Manchester is making major strides in the redevelopment of 
its waterfront and Nashua would be foolish not to do the same thing. 

"For far too long Nashua has been a bridesmaid and Manchester the bride," she said. 

Maynard said he was astounded that some aldermen were reluctant to approve the 
project, after they already approved the TIF district and appropriated about 
$100,000 for the design of the boardwalk. 

"I never dreamed the aldermen would vote to design a river walk they would never 
build," he said."! don't know. how any developer could enter into a deal with the city 
and be in the position I'm in now." 
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Former Goodale's building to go Irish 
NASHUA - Even if you can't pay a visit to Ireland this summer, you can get a taste of traditional 
Irish food and drink at an upscale pub and restaurant opening downtown in August. 

Construction on the old Goodale's Bike Shop will start next week to make way for The Peddler's 
Daughter, a fancier, Victorian version of the rustic Irish pub of the same name in Haverhill, 
Mass. 

With 24 beers on tap, live Irish bands from Boston and brunch on Sundays, The Peddler's 
Daughter will be a new downtown choice. 

"I want to make it fun," said Michael Conneely, who bought the 10,000-square-foot Main Street 
building two weeks ago and plans to start demolition next week. 

The Peddler's Daughter is the 'latest in new downtown destinations for the 25-plus crowd, who 
often travel to the Queen City for nightlife. 

"They don't have to travel to Manchester," Conneely said, "because there's nothing like this in 
Nashua." 

Originally from Galway, Ireland, Conneely, 35, came to the United States 15 years ago to play 
Irish football. A chef by trade, he later went to work for several years in the hotel industry, 
including a stint as assistant general manager of the Boston Park Plaza hotel. He later opened 
The Peddler's Daughter in Haverhill, which now has Bistro 45, a martini and tapas, or appetizer, 
bar upstairs. 

This will be his third restaurant. 

Conneely looked in the Nashua area five years ago when he first opened his restaurants, but 
didn't find any properties he liked. When he was approached six months ago by a friend about 
the vacant Goodale's building, Conneely jumped at the opportunity. 

"I love historic buildings. It's brick. There's an ambiance already. It's on the water. It's great," 
he said. 

"I've always kept my eye on Nashua," Conneely said. "Nashua's a great community. They've got 
a lot of forevision." 

Catering to the over-25 crowd, the 5,000-square-foot authentic Irish pub will even have an Irish 
"snug." 

In the pre-prohibition years, a snug was the only place in an Irish pub for women, who weren't 
welcome in the same area as the men. 

http://www.nashuatelegraph.corn!apps/pbcs.dll/article?Date=20040423&Category=NEWS... 4/30/2004 
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Nestled in the corner of the pub, the snug will have its own entrance, but will be open to both 
sexes. 

"It's kind of semi-private(' Conneely said. -

Mahogany furniture will decorate the pub, tile and wood will make up the floor, and the walls 
will be maroon and yellow. Patrons can sit on elevated tables Conneely describes as "nooks and 
crannies -so you're not on top of the people next to you, either." 

During construction, the interior walls will be torn down to expose the original brick. 

Brick will be restored on the exterior, too. 

Conneelly, who said it's been a pleasure working with city community development officials, is 
planning outside seating on the future "Riverwalk" walkway planned for downtown. 

For now, plans call for one story, although the building includes a basement, which Conneelly 
will eventually either use as an extension of The Peddler's Daughter, or as a martini bar with 
dancing~ 

Conneely is bringing in master chef Frank Lydon, who is in Ireland right now. This Peddler's 
Daughter will serve lunch and dinner. 

Menu items will include beef tenderloin with bleu cheese, herb encrusted pork tenderloin, among 
other dishes, as well as traditional pub fare, such as fish and chips wrapped in newspaper. 

"I want to give it the service that goes along with an upscale place(' he said. 

The Peddler's Daughter's food has received "rave reviews" from the Phantom Gourmet, the 
Boston Globe and has been featured on Chronicle, Conneely said. 

As for competition, Conneely isn't concerned. His concept is different from anything else in the 
area. 

"I'm not competing with Michael Timothy's:' he said. "We're going for a different group." 

He doesn't see Margarita's as competition either, since they seem to attract the 21-to-25-year
old crowd, he said. 

Karen Spiller can be reached at 594-6446 or spillerk@telegraph-nh.com. 

© 2003, Telegraph Publishing Company, Nashua, New Hampshire 

http://www.nashuatelegraph.cornlapps/pbcs.dll/article?Date=20040423&Category=NEWS... 4/30/2004 
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Planners defend riverbank proposal 
Thursday, September 04, 2003 

By KEVIN LANDRIGAN Telegraph Staff, landrigank@telegraph-nh.com 

CONCORD - Planners and engineers told state officials Wednesday that a five-story, 22-unit 
condominium and apartment complex along the Nashua River would be more stable and introduce 

. more native plants than the existing use ofthe property. 

"We've come up with a good compromise we believe has taken care of the riverbank," said project 
engineer Paul Hayner on behalf of the developer, Mark Maynard. 

But Nashua Conservation Commission Chairwoman Kathryn Nelson said replacing all vegetation 
and building a 22-space parking lot is a risk to the river's vitality and goes against what other 
communities are doing to preserve waterways. 

"I think this represents a step backward on river stewardship," Nelson said. "I don't think we can 
say we have achieved any river restoration goals with this development." 

. Senior wetlands inspector Frank Richardson will decide whether the project is deserving of a permit 
to dredge and fill within wetlands after taking more than two hours of public testimony Wednesday. 

The developer's proposal would affect 600 cubic feet within the 100-year flood plain, though 
supporters claim it would add 2,100 cubic feet of flood storage. 

Maynard could appeal an adverse decision to the state Wetlands Board, but he emerged confident 
after having obtained permits to build along rivers in Dover, Manchester and Exeter. 

"I feel it went well. I think we are going to be able to obtain the permit," he said. 

The plan is to build at the rear of the former·Goodale's Bike Shop at 48-52 Main St., bordering on 
Canal Street. 

The city's Planning Board, Zoning Board of Adjustment and Historic District Commission have given 
apprq.val to the project, which has the strong support of Nashua Mayor Bernie Streeter. 

The city intends to use tax proceeds from the development to build a 1.5-mile walkway along the 
river. 

The Conservation Commission objected that the project would disturb a 75-foot buffer to the river 
and set a bad precedent for what it fears could touch off a blizzard of building projects. 

Former Republican state Rep. David Gleneck of Nashua, who owns property along Fairmont Street 
that.ruris down to the river, said he has witnessed erosion over the years. 

"We need to abide by these laws and regulations or we need to get rid of them so people like 
myself can develop my property," he said. 
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Alan Mailoian, the city's assistant economic development director, -gave an extensive history of the 
proposed housing site to drive home the argument it has not been an unspoiled riverbank. 

Starting in 1826, a massive stone landing or wharf was built to accommodate canal boats that 
were at least 75 feet long and weighed 40 tons. 

Then, in 1866, a stone wall, riow buried, was built and a coal house erected to house fuel and cars 
for the Nashua & Lowell Railroad, the first rail service in the state. 

"We've got a good sense this was not a natural riverbank, but a heavily engineered area to support 
a lot of moving load on that site," Manoian said. 

· Engineer John Lavigne said the developers would us~ a new form of riverbank protection material 
known as Armorflex to protect the slope and allow vegetation to grow through holes in it. 

The developers intend to use the material to reduce by half the steep slope of the bank. 

Bob Prokof of Wetlands Consulting Services in Merrimac, Mass., said the builders will replace 
"nuisance plants" with 1,000 small shrubs such as willows, black cherry, lilac and forsythia, along 
. with more than a dozen sycamore and river birch trees. "Overall, we feel this will create a dense 
bed of vegetation," Prokof said. 

"With the vegetation right now, the farther away from the bank, the better it looks. The closer you 
are to the site, the worse it looks." 

Nelson said until those new plants take hold, the potential for erosion and sediments running into 
the river is high. 

The new building will also block views of the river from Canal Street, she said. 

"This is a very tight squeeze site. It will not look as vegetated as it is now," Nelson said. 

Gleneck claimed the old coalhouse that Manoian referred to collapsed from its own weight decades 
ago. 

"There has been no work on that site for 80 years," he said. 

Kevin Landrigan can be reached at 224-8804 
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Condo development seeks final OK 
Sunday, July 27, 2003 

By ANDREW NELSON Telegraph Staff 

NASHUA -The developer for the J~ackson Falls condos on the Nashua riverbank is confident his 
project will clear state protection of riverbanks and wetlands before construction. 

The proposed 22-unit condominium complex at 52 Main St. passed review by the Zoning Board of 
Adjustment and Planning Board recently. 

The development needs the final OK from the Department of Environmental Services to move 
forward. The state agency is reviewing the project based on its shoreline protection and prime 
wetlands concerns. 

"It is difficult, but not impossible," Gary Springs, the shoreline outreach coordinator, said about 
getting the necessary variance. 

The condos are part of a major building project on the river. Proposed by developer Mark Maynard, 
the plan includes high-end condos and a revival of the former home of Goodale's Bike Shop. The 
Community Development Division wants to construct a 1.5-mile walkway hugging the riverbank as 
part of the project. 

Maynard said his plan has already been revised to take care of concerns raised by the state 
regulators at two meetings. 

"We did all their suggestions," he said early last week. "The state has a favorable opinion on it." 

However, the plan carried an unfavorable recommendation from the Conservation Commission. The 
members questioned whether the project hurts the river and could be precedent-setting for other 
developers who want to build so close to the water. 

The state's Shoreline Protection Act guards land within a 250-feet buffer of bodies of water. 

Springs said the environmental regulators would pay attention to the requirement that all 
structures be built at least 50 feet from the water's edge. The buffer prevents contaminated runoff 
from getting into the water system. 

"It's certainly a hurdle they will have to get over," he said. 

The awkward parcel, pinched between the Nashua River and the Guilford Transportation railroad, 
measures only 80 feet at its widest point. 

The test will be whether the condo complex is a reasonable use of the land, he said. 

Also, developers would have to implement erosion control and other controls to prevent pollutants 
from getting into the Nashua River. 
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Maynard said pollution control comes from use of a concrete-type material called Armorflex to 
stabilize the riverbank. The material has spaces in it to allow for the planting of saplings, along 
with flowers and shrubbery. 
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Riverside condos boon to downtown 
Sunday, July 27, 2003 
By 
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To respond to this editorial click here. Be sure to include contact information if you would like your 
letter to appear as a letter to the editor. 

Mark Maynard is betting that downtown Nashua is a desirable location for 22 luxury condominiums. 

Maynard wants to build a five-story condominium building on the banks of the Nashua River behind 
the former home of Goodale's Bike Shop at 48-52 Main St. 

The project, which would sit snug·on the riverbank on a narrow lot, has already passed muster with 
the city's Historic District Commission, Zoning Board of Adjustment and Planning Board; right now 
-it's awaiting approval from the state Department.of Environmental Services to work in a wetlands 
area. 

If it comes to fruition, it will be a validation of the city's efforts to 
improve Railroad Square. 

In recent years, the city has done extensive landscaping and curbing 
improvements to Deschenes Oval, which holds Nashua's war 
monuments. Meanwhile, many of the businesses in Railroad Square 
have improved their appearance and visibility, and the owner of the 
Dunkin' Donuts at the corner of Main and Canal streets tore down the 
old building and put up a new one that's more palatable with the 
character of the area. 

The condo project would be the next step in improving the area and 
fulfilling Nashua's long-term goal of having more people live 
downtown, making the community vibrant and bringing people to the 
streets after dark. 

KEY POINTS 
BACKGROUND: Pending 
approval of state 
environmental regulators, a 
riverfront condominium 
project will be built in 
downtown Nashua along 
the Nashua River. 
CONCLUSION: The 
project, assuming it crosses 
the final regulatory hurdles, 
will be a boon for the 
downtown and another step 
in revitalizing Nashua's 
urban landscape. 

Now, 22 units of upscale condos won't turn the neighborhood into yuppie-ville. Nor should it. Much 
of the Nashua's affordable housing base is downtown an.d the city needs to protect - and improve -
that base to maintain the area's economic diversity. A healthy downtown must be a welcome place 
for people of different means. 

To help blend into the area, the condos, which would be known as Jackson Falls, would use red 
brick similar to what is used in older mill buildings that line the river. As part of the proposal, the 
former Goodale's Bike Shop building is expected to be used as retail space. 

In endorsing the plan by a unanimous vote, the Planning Board panel set down 14 stipulations, 
including that Maynard must receive approval to dredge and fill wetlands on the riverbank from the 
DES before a building permit for the project can be issued. A permit from DES is a requirement 
under state law before such a project can go forward. 
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Before the plan got to the Planning. Board, the Zoning Board of Adjustment established all 10 
conditions on the project sought by the Conservation Commission - although it chose to overlook 
the commission's unfavorable recommendation on the project. The Conservation Commission is an 
advisory body". 

Several commission members also urged the Planning Board to reject the project, saying it would 
destroy the 75-foot prime wetland buffer mandated by city regulations and the state Shoreline 
Protection District, and set a dangerous precedent for other developers. 

Despite those objections, we,don't see this project as a precedent-setter that would open the 
riverbank up to widespread development, nor should the city allow it to be. Nor do we believe this 
is a black-and-white issue of economic development versus environmental degradation. If built, the 
project will have passed through several city and state panels. And, quite frankly, the Nashua River 
in that area isn't of much use to anybody these days. 

There are no recreational activities to jeopardize, nor is there any public access to be denied. In 
fact, the project would do the opposite. Using tax revenue from the development, the city wants 
build a river walkway, which could eventually loop around the condos from Main Street to 
Margaritas Mexican Restaurant off Canal Street. The walkway would be built jointly by the 
developer and the city, and would be paid for with tax revenues generated by the condos. 

Imagine that. After years of talking about leveraging the river as a downtown asset, the city may 
finally be on the verge of doing just that. 

Done right, this project would be good for the downtown. 

One sidelight to the issue that bears mention is Mayor Bernie Streeter's use of the former Goodale 
building as a campaign office. 

Streeter, like the majority of city officials, supports the project, so plastering his campaign signs in 
the windows of Goodale's only gives credence to some opponents of the plan who ·reel that the 
mayor- and by extension the city- is simply rubber-stamping the project. Until they can bring 
specific proof to back their criticisms, the condo project must stand on its merits. 

Members of the zoning and planning boards, as well as the Historic District Commission, have 
reviewed this project and deemed it sound and worthwhile for the city - albeit over the objections 
of the Conservation Commission - and Streeter's horribly ill-advised choice of a campaign office 
notwithstanding. 

To respond to this editorial click here. Be sure to include contact information if you would like your 
letter to appear as a letter to the editor. 
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NASHUA 

For Railroad Square, a tale of two visions 

Key to conflict is river's health 

By James V aznis, Globe Staff Correspondent, 5/4/2003 

Red-brick and boxy, the Jackson Falls condominiums would blend in with the old factories 
that dot the banks of the Nashua River. But with its rooftop gardens, verandas, and a 
riverfront walkway, the five-story building would also add a little cosmopolitan panache to 
downtown Nashua. 

City planners and Nashua developer Mark Maynard envision young professionals and empty 
nesters taking up lodging in the 22 luxury units, and they predict Jackson Falls would usher 
in a spirit of revitalization to Railroad Square, the onetime heart of downtown Nashua, 
which has largely been left out of the economic boom that has transformed most of Main 
Street south of the Nashua River into a shopping and eating destination. 

"It's time to make a breakthrough with Railroad Square," said Alan Manoian, the city's 
assistant economic development director. "The place should be brought back to a point of 
dignity, a safe place to live." 

The condo proposal, however, will test the boundaries of how far the city should go in its 
zeal to revitalize the downtown area, setting up a classic debate that pits economic 
development against environmental protection. Jackson Falls would be the first building to 
go up along the banks of the Nashua River since 1926, and it would require a retaining wall 
and a reconstructed river embankment that would include a walkway overhanging it. 

The Conservation Commission contends the project runs afoul of a state law that requires 
buildings to be 50 feet away from a river's high-water mark and a stiffer city ordinance that 
requires a 75-foot buffer between development and prime wetlands, such as the Nashua 
River. 

"Everyone wants a vital, vibrant downtown, but we don't want to peel back" the progress 
that's been made in cleaning tip the city's rivers, said Kathryn Nelson, chairman of the 
Conservation Commission, which will vote on the proposal Tuesday. "The Nashua River, the 
Merrimack River, and Salem Brook are primary wetlands. They serve as a vital part of the 
downtown area, and they deserve to be protected." 

City planners and Maynard are trying to redevelop a narrow strip of land- about 75 feet 
wide, including the riverbank - that is pinched by the river and an active railroad track. The 
land is part of a larger parcel that includes a historic building on Main Street that recently 
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housed Goodale's Bike Shop. As part of the redevelopment project, city planners and 
Maynard would like to attract a quality restaurant to that building and restore its 1886 
facade. 

"We won't have another opportunity like this again for 20 or 25 years," said Katherine Hersh, 
the city's community development director, who noted that vacant riverfront land is hard to 
come by. 

City planners believe so strongly in the project, which they say fits into the city's new 
downtown master plan, that they have spent $5,000 on conceptual designs for the site. They 
also would like to fund improvements to the historic building and the public walkway with a 
federal Community Development Block Grant and· from revenue raised by creating a special 
tax district for the condo property, which would also provide Maynard with a temporary tax 
break. 

Revitalizing Railroad Square has been particularly problematic for the city. It once bustled 
with activity until fire destroyed the train station in the 1930s and passenger rail service 
eventually stopped. Since then, the neighborhood has fallen into disrepair, attracting 
transient residents and petty crime. 

The city has tried to spruce up the neighborhood in recent years and make it safer. It opened 
a community policing office. It cleaned up a small park that honors World War II veterans 
and built a gazebo - a feature that had been absent since 1936 and will enable the city to hold 
open-air concerts there this summer for the first time in seven decades. 

The neighborhood also now boasts a sushi bar and lounge. 

But many residents still hesitate to visit the neighborhood, and some of the older buildings, 
especially a former railroad hotel with a two-story porch, require refurbishing, Manoian said. 

"We would like Railroad Square to go mainstream Nashua again," Manoian said. "With the 
coming of this new residential structure, it should result in an investment domino effect." 

City planners and Maynard are preparing for a tough sell before the Conservation 
Commission on Tuesday, and they are reaching to the riverfront's past for their pitch. They'll 
remind the commission that coal houses once sat along the narrow strip of land during the 
1800s, providing a precedent for the condo building, and that the embankment has been 
reconfigured to meet the evolving needs of the riverfront during the industrial age. 

Maynard also intends to extend a historic canal wall along the property 140 feet using 
similar stones when he builds a retaining wall, and he wants to use "native" plants along the 
reconstructed embankment. 

\ 

"This is the last piece of the puzzle for Main Street," Maynard said. "This will get people to 
cross the bridge pedestrian-wise." 

But Nelson has her doubts about the suitability ofthe land for such a large project, and she 
:annot find any benefits it would bring to the Nashua River. She questions whether Maynard 
would be able to grow new plants on a reconstructed embankment, especially since the area 
faces south and would be exposed to direct sunlight for most of the day. She also doesn't like 
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that the project requires taking some flood plain areas, even though they would be replicated 
someplace else. 

"Every inch of the 75-foot buffer would be made impermeable. It would be covered with a 
parking lot or a building," Nelson said. "It's a very tight site to be trying to place that many 
apartments." 

She would prefer that the land be preserved as open space with grass, trees, and shrubs, 
which would provide better protection to the river from storm-water runoff. 

Proposing a building that encroaches on a river embankment or requires filling in a portion 
of that embankment is a rarity in New Hampshire, according to the state Department of 
Environmental Services. 

Neither the city nor the developer has submitted an application with the wetlands bureau to 
have the project exempt from the state's Comprehensive Shoreline Protection Act, which 
restricts the design and location of primary structures 50 feet away from water. 

"Perhaps no permits are required," said Collis Adams, the wetlands bureau administrator, 
who has seen no details on the proposal. But he emphasized that building on the Nashua 
River is not permitted. 

City planners and Maynard concede they may have to pursue a state wetlands permit to 
receive exemption from the law, and that the project may even require approval from the US 
Army Corps of Engineers. 

Aside from environmental concerns, the tight space is also creating difficulties for the 
project in meeting guidelines for emergency vehicle accessibility. There is only one right-of
way into the property, and emergency vehicles cannot encircle the building, a typical 
requirement for multistory structures. The fire department is working with Maynard on 
alternative entry points and a more sophisticated fire protection system for the building. 

This story ran on page NI of the Boston Globe on 5/4/2003. 
© Copyright 2003 Globe Newspaper Company. 
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BY JODY REESE 

PUBLISIJMrf 

Here's a story that may 
or may not have a happy 
ending, You decide. 

· For years, City leaders 
have tried to encourage 
Main Street's renaissance 
to spread north across the 

Nashua River to the buildings around Rail
road Square. 

The area haS a lot of potential, but it's 
been a tough sell. Restaurants and shops 
have come and gone, but few have made it. 

In the past year, city leaders got serious. 
They established a special tax district in the 
area to allow public improvements to get 
financed, which.in turn would encourage 
developers to invest. 

It worked. A plan to add much-needed 
modem housing downtown emerged in the 
form of condos along the river's north 
bank. Also, a restaurateur from Haverhil~ 
Mass. recently decided to rehab the old 
Goodale's bike shop into an Irish pub 
called The Peddler's Daughter. 

Both these projects promise to bring 
more people across the bridge, which 
would jump start other investment and 
development all around Railroad Square. 
The outcome would be good for the neigh
borhood and good for downtown. 

One reason these project:s,materialized 
was the city's commitment to a relatively 
small item-a 700-foot-long boardwalk 
along the Nashua River. As designed, the 
boardwalk would run alcing the river from 
Goodale's (behind 48 Main St.) down to 
near the former Jackson Mill building, now 
home to Margarita's. 

The total cost is $100,000, to be paid for 
by tax revenue generated by the new prop
erty development. Neat, huh? Overall~ it 
was a textbook e((ample of public-private 
partnership-the kind of creative problem
solving needed to help keep Nashua mov
ing forward. 

You'd think. But now some members of 
Nashua's Board of Aldermen say they can't 
support the boardwalk because it fails to 
meet their priorities for city spending in a: 
tight budget year. 

That's their prerogative. But by failing 
to follow-through on the promised board
walk, aldermen will cause a lot of things to 
happen, or not happen, as the case may be: 

• Developers may change or cancel their 
plans, which have been designed to accom
modate and make use of the boardwalk. 

• The city will gain a reputation as hard 
to deal with or, worse, one that doesn't 
honor its commitments. 

• Railroad Square will continue to lan
guish instead of going through a revival 

. that will benefit many parties, the city 
included. 

So which will it be? Is Nashua a place 
where short-sighted "this year only" men
tality prevails at city hall? Or is it a city 
that ho~ors its commitments and works 

with developers to create projects that ener
gize neighborhoods and that benefit every
one? 

PG Summer at the movies 
Sequels! Action movies! Love stories! · 
Big budget blockbusters! Crappy block· 
busters! Summer at the cinema has it 
all. And so do we! Check out all the bi~ 
summer movies as well as the theaters 
and films that will make Nashua's sum
mer movie season special. 

Cover art by Peter Noonan. 

HippoStaff 
Editorial 
Editor 
Amy Diaz 
Contributing Editor 
Lisa Parsons 
Staff Writers 
Bernard Vaughan 
Seth Hoy 
Lead Photographer 
Gil Talbot 
Contributors 
Len Brisson, David Bruce, Cristine Burke, Allison 
Cummings, John Fladd, Mike Flint, Nate Graziano 
Sherry Hughes, Dave Long, Jeremy McHugh, 
Peter Noonan, Judith Pellowe, Craig Pierce, lim 
Protzman, Kevin Rodriguez, Michelle Saturley, 
KAM Smith, Holly Tate. 
To reach the newsroom call625-1855 x1 

Business 
Publisher 
Jody Reese 
Associate Publisher 
Dan Szczesny 
Associate Publisher 
Jeff Rapsis· 
Community Coordinator 
Chris Golomb 
Comptroller/Advertising Direction 
Jill Holt 
Production Manager 
Glenn Given 
Account Executives 
Alyse Savage (Nashua) 
Dan Szczesny 
Bob Tole 
Mark Bowley (Nashua) 
Mark Hautsmann (Milford) 
lim Wood 
National Account Representative 
AWN 
To place an ad call 
625-1855 x2 

Nashua's city paper. 
Published every Thursday 
(1st copy free; 2nd $1). 

June 3-9, 2004 
944Eim St., Suite 21 
Manchester, N.H. 03101 
p 603-625-1855 
F 603-625-2422 
www.hippopress.com 
e-mail: news@hippopress.com 
Unsolicited submissions are encouraged, but m 
not be returned. 

FCPNE CIRCULATION AUDIT BY 

Media Audit 

HippoNashua 
is published by HippoPress LLC. 

All rights reserved. 



0 

BUSINESS 
Brookstone sales 
improve for Q2 
and year I Page 19 

TOWN NEWS EXTRA 17 
BUSINESS18 
LOCAL STOCKS 19 
GET CLASSIFIED 21 

news@nashuatelegraph.com I City Editor: Jeffrey Merritt I 594-6433 

n 

Regional Editor: Jonathan Van Fleet I 594-6465 THURSDAY, JULY 27, 2006 I PAGI 

Downtown housing market on ris~ 
5-story Jackson Falls building boasts 22luxury units 
By KAREN SPILLER 
Telegraph Staff 

NASHUA - You can see it 
from Main Street, Canal Street 
and Railroad Square. The Jack
son :falls condominium building 
is hard to miss with its tall win
dows and prominent location on 
the north bank of the Nashua 
River. 

Each of the 22 luxury units is 
still under construction, but will 
be ready this fall- for those who 
can afford the $337,5.00 starting 
price tag. Units go as high as 
$439,900. . 

The new condos add housing 
to downtown and should ·pro
mote the adjacent Riverwalk, 

the city's 700-foot boardwalk un
der construction from Main 
Streetto near the Jackson Falls 
dam. 

"This is the first new invest
ment in market-rate housing 
that we've seen in downtown in 
decades," said Jay Minkarah, 
the city's economic .develop
ment dfrector. "Once people see 
this prominent example of new 
investment in this area, it will 
stimulate other property owners 
to redevelop or rehabilitate 
their properties." 

The five-story complex is be
tween the Irish pub the Ped
dler's Daughter and Margarita's 
Mexican Restaurant and Water
ing Hole. The area is home to 

several dilapidated buildings as 
well as some upscale busi
nesses, including the new River
walk Cakery and Coffeehouse, 
at 35 Railroad Square. 

"I think they're priced right," 
said Martha Baroody of Pruden
tial Rush Realty, the real estate 
agent for Jackson Falls. "With 
the quality and the lifestyle and· 
the location, it's going to be a 
homerun." 

Baroody said she started mar
keting the condos less than a 
month ago and she already has 
five units reserved and one un
der agreement. A sales center 
for the condos will open soon at 
83 Main St., on the corner of 
Main and Water streets. 

"We're getting a lot of inter-· 
est," she said. "Really, it's the · 
downtown lifestyle, it's the ac
tive lifestyle with the restau
rants, boutiques. You're in the 
mecca of Nashua. I just think 
the building itself is going to 
change the face of that area." 

When completed this fall, the 
building will have a brick 
facade. Each unit will have 
granite countertops, hardwood 
floors, marble baths, a security 
system, central air and private 
balconies. 

Ground-level parking under
neath the first level will include 
elevator access to the units, 
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Staff photo by DON HIMSEL 

The Jackson Falls Condominiums in ·downtown Nashua offer 
views of the Nashua River. The homes are near one of the last sur
viving railroad-oriented buildings still surviving in Railroad Square. 

Condos 
CONTINUED FROM I PAGE 15 

which are at least 1,300 square 
feet. The largest unit has 1,369 
square feet, Baroody said. 

The most expensive units are 
those on the top level. "We have ·· 
a penthouse level and a couple :,l 
of lower penthouse levels," she ;;:j 
said. , 

People who have ·expressed l:j 
interest thus far include young 
professionals who work in 
Nashua, and people looking to 
downsize . from homes in 
Amherst, Bedford, Hollis and 
Nashua, Baroody said. 

Minkarah said he had the 
chance to go into the building 
and was impressed with the wa
ter and city views. 

"I always expected that the 
views were going to be nice; but 

_ the views were much better 
tpan wha:t I expected," he said. 
"Some of them just looked like a 
framed picture. 

'.'I'm confident," Minkarah 
said, "when it's completed it's 
going to look as though it's al
ways belonged there." 
Karen Spiller can be reached at 594-6446 
or ksplller@nashuatelegraph.com. 
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Aldermen fiddle,· downtown gets burned 
No backpedaling now 
on boardwalk bonding 

A handful of Nashua aldermen are hold
ing hostage a plan to revitalize the Railroad 
Square area in a remarkable display of 
shortsighted thinking and plain old igno
rance. If they succeed in reversing a com
mitment made by a previous vote of the 
same board last fall, they will cause ir
reparable harm to the cause of downtown 
revitalization and the city's reputation. 

At issue is a $1.13 million bond to build a 
700-foot boardwalk along the north bank of 

KEY POINTS 
BACKGROUND: Alder
men opposed to a 
$1.13 million bond for 
construction of a 
boardwalk along the 
Nashua River have 
voted against holding 
a public hearing on 
the matter. 

CONCLUSION: The 

the Nashua River. The 
boardwalk would be 
the city's contribution 
to a multimillion-dollar 
construction project, 
funded entirely by pri
vate investors, to 
change the face of 
Railroad Square. One 
entrepreneur would 
open an upscale 
restaurant at the for .. 
mer site of Goodale's 
Bike Shop, while 
around the corner an
other is planning to 
build a 22-unit condo
minium project facing · 
the river. 

consequencesifthe 
city reneges on its 
commitment to build 
the boardwalk are so 
severe that the 
matter should at least 
be brought to a public 
hearing. 

Both plans were de
veloped in cooperation with city officials 
and are linked architecturally and from a 
marketing point of view to what would be 
called ''The Nashua River Promenade." 

These businessmen have already invested 
thousands of dollars in the design, planning 
and permitting process, and stand ready to 
invest millions more based on promises 
made in good faith by city officials who 
thought they had a vote of aldermen in sup-
port of the project. · · 

The city has already irivested $100,000 in 
engineering and permitting contracts ap- · 
proved by aldermen last year. Now, at the 
11th hour, an ill-informed faction of the 
board that apparently wasn't paying atten
tion when the initial votes were taken is 
balking at the bonding. 

Their concern - that the city is facing 
tough times financially, and a boardwalk is 
a "frill" - would make some sense, if not for 
the fact that the increased tax revenue 

( 
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Staff file photo by DON HIMSEL VIA NORSTAR HELICOPTER 

The proposed Nashua River Promenade would run 700 feet along the river starting on the east side of 
Main Street, center left. 

from the new constr~ction will more than 
cover the payments on the bond. Once the 

· bond is p~id off, the city benefits into the 
indefinite future with millions of dollars in 
new tax revenue, not to mention the ancil
lary benefits of a more prosperous down-
town. · 

The aldermen last year voted to create a 
special tax district, the exclusive purpose 
of which would be to pay off the bond used 
to finance the boardwalk. Yet now some 
have to audacity to suggest that they were 

r--\ 
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unaware of the bonding requirement. Al
dermen should not have to be' spoon-fed this 
kind of information, as some are now sug
gesting, It's their job to pay attention. 

The concept is not that complicated. The 
tax value of the property in question is now 
very low - a vacant building and an empty 
lot. Let's say, for purposes of discussion, 
that generates a $10,000 tax payment to the 
city. An upscale Irish restaurant and a 

EDITORIAL! PAGE E-2 

.~ 

J 


