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PRESIDENT LORI WILSHIRE CALLS ASSEMBLY TO ORDER  

PRAYER OFFERED BY CITY CLERK SUSAN K. LOVERING 

PLEDGE TO THE FLAG LED BY ALDERMAN LINDA HARRIOTT-GATHRIGHT 

ROLL CALL 

PUBLIC HEARINGS 
 

R-20-071 
 

AUTHORIZING THE MAYOR AND CITY TREASURER TO ISSUE BONDS 
NOT TO EXCEED THE AMOUNT OF EIGHT MILLION DOLLARS ($8,000,000) FOR TWO 

CONSTRUCTION PROJECTS, CONSISTING OF A PUBLICLY ACCESSIBLE GROUND LEVEL 
PARKING GARAGE ($2,500,000) AND ADDITONAL FUNDING FOR THE PROPOSED 

PERFORMING ARTS CENTER ($5,500,000) 
 

 

 Testimony in Favor 
 

 Testimony in Opposition 

 

 Testimony in Favor 

 

 Testimony in Opposition 
 

 

 

https://us02web.zoom.us/j/87680126610?pwd=Q2Y0T0t0R2tjL3Z6em5zMGQrTWo3UT09


 

O-20-030 

 
ADOPTING A TAX INCREMENT FINANCING (TIF) DEVELOPMENT DISTRICT UNDER RSA 162-K 

AND NRO 295-11, THE “SCHOOL STREET TIF” AND A TAX INCREMENT FINANCING 
DEVELOPMENT PROGRAM AND FINANCING PLAN FOR THE NEW TIF 

 

 Testimony in Favor 
 
 
 

 Testimony in Opposition 
 
 
 

 Testimony in Favor 
 
 
 
  
 Testimony in Opposition 
 
 
 

 
 

ADJOURNMENT 
 

 

 











 
 O-20-030  

 
 
 

ORDINANCE 
 

ADOPTING A TAX INCREMENT FINANCING (TIF) DEVELOPMENT DISTRICT 
UNDER RSA 162-K AND NRO 295-11, THE “SCHOOL STREET TIF” AND A TAX 
INCREMENT FINANCING DEVELOPMENT PROGRAM AND FINANCING PLAN 

FOR THE NEW TIF 
 

CITY OF NASHUA 
 
 In the Year Two Thousand and Twenty  
 

The City of Nashua ordains that Part II “General Legislation,” Chapter 295 
“Taxation,” Article V “Development and Revitalization Districts,” of the Nashua Revised 
Ordinances, as amended, is hereby amended by adding a new section as follows: 

 
“§295-12.1 District identified.  
 
A. The following properties shall constitute a tax increment financing 

development district: 
  

The property identified as Tax Map 79, Lot 35 
 
The property identified as Tax Map 79, Lot 54 
 
The property identified as Tax Map 79, Lot 129 
 
The property identified as Tax Map 81, Lot 3 
 
The property identified as Tax Map 81, Lot 16 
 
The property identified as Tax Map 81, Lot 81 
 
The property identified as Tax Map 81, Lot 95 
 
The property identified as Tax Map 81, Lot 98 
 
The property identified as Tax Map 81, Lot 104 
 
 



 
ORDINANCE          O-20-030 
 

 
B. Such district shall also include any lots created out of or established from the 

foregoing lots.” 
 
And further, it is hereby RESOLVED by the Board of Aldermen of the City of 

Nashua that the attached “Tax Increment Financing Development Program and Financing Plan” 
is hereby adopted for the tax increment financing development district comprised of land 
identified in NRO Section 295-12.1.   



 
LEGISLATIVE YEAR 2020 

 
 
ORDINANCE:  O-20-030 
 
 
PURPOSE: Adopting a Tax Increment Financing (TIF) Development 

District under RSA 162-K and NRO 295-11, the “School Street 
TIF” and a Tax Increment Financing Development Program 
and Financing Plan for the New TIF 

 
 
SPONSOR(S):  Mayor Jim Donchess 
 
 
 
 
 
 
 
 
 
 
 
 
 
COMMITTEE 
ASSIGNMENT:   
 
 
FISCAL NOTE: The proposed TIF district at this time does not have any direct 

impact on the City’s budget. This legislation sets out the 
governance process necessary to capture the future tax 
increment within the district, which we do not know, but could 
range from $1,400,000 to $1,500,000 based on a five year 
timeline. This money would be used to make improvements as 
outlined om the plan.   

 
 
______________________________________________________________________________ 
 
 ANALYSIS 
 
RSA Chapter 162-K, adopted by the City in 1998, enables the City to establish economic 
development and revitalization districts, in which enhanced property tax revenue is designated to 
offset the cost of designated improvements, which may be financed by general obligation bonds.  
NRO §295-11 adopts the general powers of RSA Chapter 162-K; this legislation adopts a new 
development district comprised of the identified parcels situated on or around School Street and 
adopts a development program and tax increment financing plan for the district. 
 
 



ORDINANCE   ANALYSIS CONTINUED    O-20-030  
 
A development district may be designated by the Board of Aldermen upon a finding that it will 
serve a public purpose.  RSA 162-K:5.  The district development program and tax increment 
financing plan details the proposed public and private uses of the district and estimates the cost 
of the development program and the sources of revenue.  See RSA 162-K:6 and 9.   
 
Prior to designating any development district, a hearing shall be conducted by the governing 
body, held at least 15 days prior to the date on which action on the proposal is scheduled to take 
place.  Notice of the hearing, including a description of the proposed district, shall be posted in 2 
appropriate places in the City or published in a newspaper of general circulation at least 7 days 
prior to the hearing.  See RSA 162-K:4. 
 
Before formation of a development district, the City shall provide a reasonable opportunity to the 
county commissioners and the school board to meet with the governing body.  The governing 
body shall fully inform the county commissioners and the school board of the fiscal and 
economic implications of the proposed development district.  The county commissioner and 
school board may present their recommendations at the public hearing.  See RSA 162-K:9, III. 
 
The City’s annual report shall contain a financial report for any development district in the City.  
RSA 162-K:11.  The Board of Aldermen must designate an administrator and advisory board for 
the development district.   RSA 162-K:13 and 14.  This legislation has the Economic 
Development Director serve as the administrator and the Advisory Board is described in the 
Plan.    
______________________________________________________________________________ 
 
Approved as to account Financial Services Division 
structure, numbers and 
amount:    By:  /s/ John Griffin    
 
 
 
 
Approved as to form:  Office of Corporation Counsel 
 
 
     By:    /s/ Celia K. Leonard    
 
 
     Date:   9/2/2020    
 
 
 
 
 
 
 



 

School Street 

 

Tax Increment Finance District 

 

Development Program & Financing Plan 

Date: ____________ 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Adopted by the Nashua Board of Aldermen   _______________________________ 
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Introduction 

In accordance with the provisions of RSA 162-K, Municipal Economic Development  and Revitalization  
Districts, the Nashua Board of Aldermen hereby establishes the School Street Tax Increment Financing 
(“TIF”) District, and the associated Development Program and Financing Plan (hereinafter "the TIF 
Plan"). 

Purpose & Objectives 

The purpose of the TIF Plan is to advance the desirable development, redevelopment and physical 
improvements along the adjacent to West Pearl Street and School Street creating a mixed-use 
environment and a growing multi-family neighborhood. This plan is to create the framework to fund a 
variety of public improvements necessary to support this vision. 

The objectives of this development program and TIF plan are to: 

• Improve and upgrade public infrastructure and public amenities that encourage and 
create opportunities for businesses and housing to locate and expand within the district. 

• Enhance employment and residential opportunities for area residents within the district. 
• Expand the property tax base. 
• Enhance arts and cultural assets within the district including continuing supporting the 

future Performing Arts Center located at 201 Main Street. 
• To or improve parking either through management or adding additional parking. 

 
Achievement of these objectives will occur through a combination of efforts. Existing and future 
property and business owners, new investors, and City staff and the City Board of Aldermen will be 
required to discuss redevelopment initiatives, and work cooperatively on funding plans and projects. 

What happens to one singular building is important, especially to its owner, but more important is the 
goal of implementing comprehensive revitalization efforts that help support the economic, cultural, and 
societal health of the entire neighborhood. The goal, purpose, objective, and strategy of the City of 
Nashua is to work in a systematic and dedicated fashion to bring vitality, excitement, and character to 
an area that is ripe for reinvestment in an area of the city that is changing.  The downtown is going 
through a renaissances moving away from retail as a mainstay to an entertainment and arts and cultural 
district. 

Without question the overarching goal is to increase property values and to do this strategic public 
investments are necessary. 

Background 

The city issued a Request for Proposals (“RFP”) in the winter of 2017 seeking real estate development on 
79 Map 54 Parcel an 80+ surface parking lot.  Over the course of the past four years working with 
Lansing Melbourne Group (“LMG”) on developing a plan for this surplus piece of property.  There is a 
proposal to erect a 144 unit apartment building on the air rights above the parking lot.  During the 
development of this proposal the abutters raised the question as to whether public parking could be 
provided for on the first floor.  This led to a re-visioning of how the city and the developer would move 
forward. 
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Simultaneously, the city over the last few years has contemplated a streetscaping and infrastructure 
enhancement along West Pearl Street coupled with a reversal of the flow of traffic on West Pearl.  More 
broadly this would also allow for the squaring off the “Courthouse Oval” on Walnut/Central and 
Factory/Chestnut Street(s).  

In addition to the above the city along with some very committed private sector stakeholders have been 
working diligently to bring a Performing Art Center to the City of Nashua. When this comes to fruition it 
will bring about a cultural asset like no other to the area will assist in the neighborhood in transitioning 
into an entertainment and artistic district. 

District Boundary 

The boundary of the district is shown on Appendix A and included below.  The map delineates a land 
area of 1.63 acres incorporating essentially half of a block from Main Street to Elm Street running along 
West Pearl Street then crossing over and traveling up School Street halfway.  

 

TIF Development Program 

The following outlines the elements of a development program per RSA 162K. 
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Conformance with District Limitations per RSA 162-K:5 

The size of the district is 1.63 acres. The City of Nashua has a total of 19,712 acres. Therefore the 
district represents significantly less than the 5% maximum of the total City acreage per RSA 162-
K:5.l. 

The total assessed value [as of April  1, 2020] of all taxable property within the TIF boundary is 
$5,007,000 or less than half a percent of the total of all taxable property within the City. Per RSA 
162-K:5.ll the properties within the TIF represent significantly less than the 8% maximum 
allowable of the total assessed value demonstrating conformance. 

Proposed Improvements 

The 2003 Downtown Master Plan highlights a broad range of concepts and recommendations that can 
facilitate economic revitalization for specific properties and calls out certain areas where there could be 
a transformative development catalytic for the area, which would reinvigorate the blighted area(s). The 
plan contemplates specific improvements as well as articulating broad-based themes.  It is the belief of 
the that the best TIF plan is one which does not lock the City into a defined list of specific projects; re-
development goals or the infrastructure needs of the City, because they can shift with changing  
markets, or as a result of different land uses that might be proposed for a specific property.  However, 
the design framework outlined in the 2003 Downtown Master Plan is very applicable and will be used as 
a guide. Ultimately, being flexible towards what potential TIF projects might work at a certain time will 
provide for the best utilization of TIF funds, which are, at the end of the day, the incremental tax 
revenues paid by the TIF District. Again, the 2003 Downtown Master Plan is a guiding document, please 
see Appendix B.   

The 2015 Downtown Circulation Study, please see Appendix C is another document that provides 
additional guidance on how the circulation and flow of traffic could improve with broad based 
improvements to the downtown area. Ultimately, the 2015 Downtown Circulation Study attempts to 
better connect Main Street to the Broad Street Parkway with ancillary improvements suggested to 
create a better downtown environment.  

Finally, The Performing Arts Feasibility Study, please see Appendix D, which outlines the City’s overall 
vison to have a 750 seat flexible venue in the heart of downtown to help revitalize the city.  

There is a broad framework of projects that could provide for enhanced revitalization efforts; examples 
include, but are not limited to, the following: 

• Infrastructure improvements [sidewalk/crosswalks/utility upgrades and relocation] that allow 
for better utilization of property in the District; or stormwater drainage upgrades  that will 
provide  for enhanced  protection of the Nashua  River; 

• The construction of, or improvements to, public  spaces that will create better links between  
city residents and visitors to the downtown, which  is important to our City's economic history 
and cultural fabric; 

• Construction of a Performing Arts Center; 
• Open spaces introduced in strategic locations to support a mixed use environment and provide 

good urban design benefits.  
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• The acquisition of buildings or properties which would be better utilized for a public purpose 
[ex. parking or open/recreational spaces]; and, 

• Transportation projects that improve access to the TIF District and/or provide for pedestrian 
safety. Including looking at the one way reversal of traffic flow and the adding of parking spaces 
on street. 

Each TIF project which is presented to the Board of Aldermen will be linked with one of these general 
project categories.  Each project must also satisfy one of the "public use" definitions contained in RSA 
162-K:2.  Each project that is approved, following a public hearing, by the Board of Aldermen will 
constitute a formally adopted modification to this overall TIF Plan, and it's Financing Plan. 

Any project brought forward to the Board of Aldermen for approval will need to address how the 
Downtown area of (West) Pearl and School Streets Tax Increment Financing District is enhanced, utilized 
or benefited through the implementation of the project. The Board of Aldermen understands the 
importance of this land area, especially given the valuable resources being associated in a vibrant 
downtown. 

Examples of improvements that could be part of a TIF project include: 

• Streetscaping on West Pearl Street; and 
• Construction of a Performing Arts Center 
• Sewer upgrades 
• Utility Pole relocation(s) 
• Parking (Management/Creation) 

Economic Benefits of the Overall TIF Project 

The framework of these improvement categories described herein are required in order to service the 
existing population and accommodate and encourage future growth. It is the latter that is needed most 
in the City. As pointed out earlier in this Plan, the economic viability of the downtown area has suffered 
and is starting to resurge. 

The decisions by the Board of Aldermen to undertake TIF improvements coupled with the positive 
initiatives being brought forward by some owners and investors can and will be a significant catalyst for 
an upswing in the downtown economy. The combination of TIF projects, private investments, and the 
use of other state and federal loan, grant and tax incentive programs creates a cooperative framework 
that can be very effective and transformative. 

The complete economic revitalization of the downtown will be fulfilled with many small steps. Progress 
is being made, and will continue to be made, through cooperation and communication. Adopting a TIF 
program is one strategy that needs to be cultivated along with other downtown improvement 
strategies. One singular approach will not solve all of the economic issues within the downtown. 

The following is a list of potential future forecasted development or redevelopment within the district: 

Project Location Use Estimated Tax Revenue 
School Street Apartments School Street Housing $430,000.00 
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*The calculation uses a 2019 tax rate 

Goals and needs of the business community and city residents must be openly discussed and aligned.  
All aspects of a project must be clearly outlined and understood by all parties this way, the economic 
benefits of this overall TIF Plan and the future project-specific modifications will be realized. The 2003 
Downtown Master Plan shall be the principle guiding document due to its breadth in scope outlining the 
desires and wishes of the community due its extensive outreach efforts to gather community input. 

Public Facilities 

There will be a variety of public facilities potentially constructed as discussed including a Performing Arts 
Center and Streetscaping improvements along with the addition of additional parking.  

Open Space Planning 

As referenced in the 2003 Downtown Master Plan open space and the creation thereof along with the 
associated recreational opportunities and aesthetic improvements of this nature are important factors 
and should be taken into consideration for an overall downtown area. These improvements need to be 
balanced with the potential development that is also encouraged in a downtown, because seeking 
economic development opportunities is also a priority, especially to ensure there is sufficient revenue 
available to finance improvements.  In this limited TIF District Open Space Planning will not be highly 
prioritized due to the small land area. 

Environmental Controls 

Given the historic nature of the developed areas of downtown Nashua and the industrial activities that 
occurred in the mills, without question there are environmental issues and concerns that will need to be 
dealt with during any project. The City of Nashua, as well as private parties, will be required to comply 
with all appropriate environmental regulations. These regulations may include, but are not limited to, 
any or all of the following: 

• State and federal regulations regarding the protection of wetlands and floodplains 
• Local/State standards for design of public sewer systems 
• Local/State permits regarding soil disturbance/filling 
• Local/State and federal regulations regarding air, water, and noise pollution 
• Applicable building and life safety codes, zoning ordinance and site planning regulations 
• Contamination by hazardous materials and the required clean-up protocols 

Proposed Re-Use of Private Property 

Since the Board of Aldermen will consider specific projects as plans are finalized in future years, it is 
difficult to know for certain what the intersection of private property and public projects will look like. 
The City has explored in the past the acquisition of certain properties for public uses, and it is expected 
that this approach will remain an option for future projects.  As with all TIF projects, the costs and 
benefits for a possible purchase or taking of private property will be weighed with great care. All public 
uses and any private  uses, whether through  lease agreements, outright  sales, or other appropriate 
mechanism will be conducted  in conformance with all applicable  sections  of the RSA  162-K. 
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Relocation and Displacement 

The City of Nashua will work to minimize the impacts of relocation for any residents or businesses within 
the District boundary. All relocation and dislocation activities will be in conformance with RSA 162-K, 
Section 6 and 15. Prior to the final acquisition of any property that is part of a specific TIF project and 
which would involve persons displaced by the project, a Relocation Plan will be prepared and submitted 
to the Administrator for review and approval. A copy of this plan will also be submitted to the Advisory 
Board for comment. 

Operations and Maintenance of the District 

The added cost for operation and maintenance [O & M] associated with the specific design of a TIF 
project will be part of the proposal package presented to the Board of Aldermen. The City will make 
every effort to minimize added O & M costs. If significant added O & M costs are identified, then, at the 
discretion of the Administrator funding of O & M costs may be part of the TIF Financing plan. 

One of the goals, which is of the utmost importance is that no additional O & M be placed on the city's 
general budget. 

Estimated Costs of the Development Program 

Due to the fact that the Nashua is utilizing a project-specific approval process, it is not possible to 
provide estimates at this time for a development program. Any TIF project presented to the Board must 
include a complete cost estimate. 

What is known is that the Nashua Performing Arts Center Feasibility Study is acting as a guiding 
document.  This project is well underway with a total project cost of $25.0 million. There are a few 
identified sources of funds, but a gap of approximately $6.0 million, which TIF funds could be used.  
Additionally, attached in Appendix E is a technical memo outlining the costs for the proposed parking to 
be included into the School Street Apartment project. 

It should be noted, that the above are two known projects that were the impetuous for the 
development of this TIF.  Over the coming years if a new project is proposed a full cost estimate will be 
included and understood. 

Funding Sources 

The City of Nashua intends to use multiple funding sources to complete the proposed work associated 
with any TIF project. Without question, a comprehensive revitalization program needs to utilize a broad 
range of funding sources or support mechanisms. 

Examples include: 

• Community Development Block Grant programs (CDBG) 
• USDA Rural Development Grants 
• NHDES Financial Assistance Water or Wastewater  Grant programs 
• New Market Tax Credits 
• Historic Tax Credits 
• Community Development Finance Authority programs 
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• N.H. Housing and Finance Authority programs 
• NHDOT Enhancement Grants 
• TCSP Grants from the Federal Highway Authority 
• New Hampshire Business Finance Authority programs 

A key component for the project funding is the use of the accumulated TIF Funds. All of the added-value 
tax increments shall be set aside and placed into the dedicated TIF Account fund. 

It is the overall goal of the Board of Aldermen to pay for projects [either entirely or partially] through the 
use of the TIF Account Fund. All of the TIF Funds shall be directed towards the payment for specific TIF 
projects or the retirement of the outstanding bonds and notes issued for the improvements and 
activities approved through this Plan. The baseline values used to determine tax increments will be as of 
April 1, 2020.  Enclosed in Appendix F are the property cards for the subject properties included in the 
TIF District. 

For the purposes of determining the tax increments, the market based appreciation in value of any 
property shall be considered as new values to be captured for the dedicated TIF fund. 

If there are available TIF Funds in excess of that which is necessary to fund the outstanding financial 
obligations for approved projects in a given year then the excess amount shall: 1) be used to make 
additional principal payments on bonds issued in conjunction with approved projects; 2) With the 
consent of the Board of Aldermen, be applied to a newly approved project within the TIF District; and 3) 
used for O&M as necessary. 

Pursuant to RSA 162-K, the City of Nashua may issue bonds or other appropriate debt instruments to 
pay for the proposed work and improvements approved under this Plan, and any future approved 
modification. 

As noted elsewhere in this Plan, the projects carried out under this Plan need to be fluid so the City can 
react to changing needs and circumstances in order to effectively move the goals and objectives 
forward. The Board of Aldermen, through a public hearing and Plan modification process, must approve 
all projects and the expenditures of all funds. 

The TIF District and RSA 79-E 

The Nashua Board of Aldermen voted in 2013 to adopt the provisions of RSA 79-E, the Community 
Revitalization Tax Relief Incentive program. This program provides a tax incentive for the rehabilitation 
of buildings in the City's core downtown area, which includes the area within the TIF District. Projects 
granted tax relief under RSA 79-E pay property taxes, for a determined period of time based on the pre-
rehabilitation values. 

Recognizing that there is a relationship between the implementation of a TIF Plan or project, and the 
collection of taxes that might occur under a property subject to tax relief under 79- E, the NH Legislature 
included the following language at Paragraph 79-E:4: 

 “VI. Municipalities shall have no obligation to grant an application for tax relief or properties 
 located within Tax Increment finance Districts when the governing body determines, in its sole 
 discretion, that the granting of tax relief will impede, reduce, or negatively affect: 
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(a) The development program or financing plans for such tax increment 
finance districts; or 

(b) The ability to satisfy or expedite repayment of debt service obligations 
incurred for a tax increment financing district; or 

(c) The ability to satisfy program administration, operating, or maintenance 
expenses within a tax increment financing district. " 

The Board of Aldermen will provide a public hearing for any application for tax relief under 79-E, and 
each application will be evaluated on its own merits. The Board does recognize that providing 79-E tax 
relief to a specific property may have an impact on the ability of the City to accrue the necessary TIF 
funds for the realization of projects that will benefit the City as a whole, but also may directly benefit 
that specific property. The Board of Aldermen will take the above 79-E language into consideration 
when making a decision on any individual 79-E application(s). 

Development Agreements 

The City acknowledges that the creation of public-private partnerships to further the goals and 
objectives of the TIF District and the Plan as outlined involves some level of risk on the part of both 
parties. 

At the same time, the City recognizes that opportunities for risk with public funds are not in the best 
interest of the citizens and taxpayers of Nashua. It is not the intent of the Board of Aldermen to vote to 
authorize the issuance of any bonds or other financial obligation notes without the execution and 
recording of the appropriate Development Agreements in order to protect the interests of the City and 
its residents. 

As part of the proposal for a private sector spurred project, the Board of Aldermen shall be provided 
with information on the project costs, the funding plan, and the Development Agreement. The exact 
language of a Development Agreement will depend on the complexity of the project. The Board of 
Aldermen may require the developer(s) to execute a clearly enforceable Agreement which will require 
the developer(s) to pay any deficiency between the City's actual annual cost for bond debt service and 
incremental tax revenues generated in, or available to, the District. The Board of Aldermen shall have 
final approval of the language of any Agreement negotiated by the Administrator. All Agreements shall 
be executed and recorded in the Hillsborough County Registry of Deeds. 

Should the City desire to support public improvement within the general project area using the captured 
incremental tax revenues within the district than in this case, a Development Agreement will not be 
required. 

Impacts on Other Taxing Jurisdictions 

Property taxes applied to incremental assessed value in the TIF District will include the municipal, school 
[local and state], and county taxes currently collected by the City. The Board of Aldermen has not yet 
adopted the 2020- tax rates; the current 2019 applicable tax rates are as follows: 

 

Municipal $8.68 
County $9.80 
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Education Local $2.13 
Education State $1.15 

Total $21.76 
 

The estimated impact of tax increment financing on the assessed values of all other taxing jurisdictions 
within the City of Nashua is negligible, since the proposed improvements are designed to encourage 
commercial investment and lessen the residential tax burden.  Thus, these activities will contribute to a 
long-term increase in the non-residential tax base at a faster rate than would otherwise be achieved. 

Over the next five years there is a potential aggregate figure approximately $500,000 of new tax dollars 
on the horizon. 

Plan Amendments 

Pursuant to RSA 162-K:9, this plan may be amended by a vote of Board of Aldermen  in conformance  
with all applicable time frames and notice requirements. As discussed previously, each specific TIF 
project will be brought forward to the Board of Aldermen for review and approval, thus there will be 
future amendments to this TIP Plan. 

Duration of Program 

The  TIF District  will  exist until  all improvements  or projects  approved  by the  Board  of Aldermen  
have been  completed, and all debt issued and borrowing initiated to fund the projects is retired. 

The Board of Aldermen will consider the recommendations by the Administrator regarding the proposed 
expiration of the TIF Plan and District along with amendments.  The Board of Aldermen reserves the 
right to evaluate the TIF Plan every year following its adoption, and make any necessary modifications to 
the Plan to ensure that all goals and objectives are being met. 

Upon full repayment of any outstanding bonds, all TIF Account Funds may be available for all District 
purposes, as outlined in, and approved by the Board of Aldermen as part of any modification to this 
Plan. The Annual Report prepared by the Administrator may recommend that a certain percentage of 
the tax increments may be returned to the City for general fund purposes, and Board of Aldermen 
approval for that allotment shall not be subject to a formal modification and public hearing process. 

Apportionment of Captured Assessed Value 

Pursuant to RSA 162-K:10 (a) this plan designates up to 100% of the captured assessed value will be 
dedicated for retirement of bonds and notes with a de-minimis portion going toward operations or 
further development of the tax increment financing district.  This plan allows for the project to outline 
specifically how the TIF funds are used when presented for approval. 

TIF District Administration 

The City Economic Development Director shall be the Administrator of the District and act in with RSA 
162-K:13, which prescribe the following duties and powers granted to the City Economic Development  
Director  and it is generally understood  the Administrator shall have the following powers: 
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1)  Negotiate  for the acquisition  of real property  or easements,  and sign options  and I or purchase  
and sales  agreements  to  acquire  said property  or easements  subject  to  final approval by the Board 
of Aldermen; 

2)  Enter  into  contracts   for  the  construction   of  any  of  the  facilities  included   in  the development 
program 

3)  Negotiate and sign, upon the approval of the Board of Aldermen, any contracts relative to the design,  
engineering,  construction  or operations  of any phase or component  of the activities proposed under 
this Plan; 

4)  Apply for, and accept and execute, upon the approval of the Board of Aldermen, grants from any 
private or public organization or corporation, or from any state or federal agency for any work 
associated with this Plan; 

5)  Negotiate any Development Agreements and present the Agreements to the Board of Aldermen for 
final approval; 

6)  Certify to the Board of Aldermen, for acquisition through eminent domain, property that cannot be 
acquired by negotiation, but is required for implementation of the Plan; and 

7)  Certify to the Board of Aldermen the amount of funds, if any, which must be raised through the sale 
of bonds to finance the activities associated with this Plan. 

8)  Engage in any other administrative or ad ministerial duties necessary for implementation of the 
development plan and program as outlined. 

The Board of Aldermen may grant through an affirmative vote of the Board of Aldermen, additional 
powers, as deemed necessary and appropriate, in order to implement the goals, purpose, work and 
improvements outlined in this Plan or any future amendment. 

Advisory Board 

In accordance with 162-K:  14, the Board of Aldermen through this Development Program and Financing 
Plan shall appoint the following Advisory Board Members: Managing Partner of Lansing Melbourne 
Group or his/her designee (Peter Flotz), Chair of Performing Arts Center Steering Committee (Rich 
Lannan), the Director of Economic Development (Tim Cummings), the Director of Community 
Development (Sarah Marchant) and the Treasurer (David Fredette) all for a one year term. 

After the initial one year term members of the Advisory board shall be appointed by the Mayor and 
confirmed by the Board of Aldermen, for one year terms or until their successors are qualified, to advise 
the Mayor and district administrator on planning, construction and implementation of the development 
program and on the maintenance and operation of the district after the program has been completed. 

The district administrator shall consult with the advisory board at least forty-five (45) days before 
implementation of a phase of the development program and the advisory board may appeal to the 
Board of Aldermen concerning a district administrator decision no later than thirty (30) days before a 
phase is to be implemented. Decisions of the District Administrator shall not be overturned except for 
abuse of discretion. 
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Annual Report 

Pursuant to RSA 162-K:11, the City, by and through the Administrator of the District, in consultation with 
the Advisory Board, shall prepare an annual report containing the following: 

• A Narrative Report on the status of the implementation  of the Plan and a summary of 
the work that has been completed within the previous year; 

• The amount and source of revenue of the District; 
• The amount and purpose of expenditures; 
• The amount of principal and interest on any outstanding bonded indebtedness; 
• The original assessed value of the District; 
• The captured assessed value retained by the District; 
• The tax increments received; and 
• Any additional information necessary to demonstrate compliance with the TIF Plan 

This is understood through an affirmative vote by the Board of Aldermen to Adopt the provisions of 
Chapter 162-K on November 24, 1998 
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Executive Summary
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Introduction 

Nashua's history is its greatest amenity; it imbues the City

with authenticity, character, and strength. Nashua's history is

also its greatest teacher; its past teaches us powerful lessons

about the importance of urban design. The Nashua Master

Plan (the “Plan”) strives to recognize and leverage these

strengths while incorporating the needs and demands of a

globally competitive 21st century city. The execution of this

Plan will set Nashua apart from its regional competitors, assur-

ing its health, vitality, and sustainability for generations to

come.

Nashua New Hampshire is strategically located on the

Nashua River, where water could power the textile mills. The

1823 Plan for the City, drawn by Asher Benjamin,, established

a remarkably powerful yet simple design concept for the City.

The Olive Street Church and the Nashua Manufacturing

Company were set on axis with each other, within walking dis-

tance, on opposite ends of Pearl Street. Storefronts and services

for the town’s people were located between these two land-

marks. A longer avenue (the present Walnut Street) connected

A Vision for the 
Next Five Years

2

Building upon existing

investments and

branching out from

Main Street, Nashua

will transform itself

from having a notable

Main Street to being a

great Downtown.
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the Mill to the “South Commons.” The

first residential neighborhood was estab-

lished between the South Commons and

the Mill. On any given day, one could

walk from the Commons, to work, to

church, and to the stores lining Main

Street.

The basic lessons from Benjamin’s

plan were applied for nearly 100 years,

until the 1960’s and 1970’s when its ele-

gant urban design was compromised. In

an attempt to save its Downtown, the

City embarked on an ill-fated urban

renewal program.

Throughout the 1980’s and 1990’s,

thanks to grassroots organizing and one

small intervention after another, Down-

town re-established itself. Today, it is a

generally accepted fact that Downtown

Nashua has a “nice Main Street.” Side-

walks are lively, events well attended, and

investment strong.

The general appearance of health

however mask some problems. Behind

Main Street, the many neighborhoods

are fragmented and plagued by disinvest-

ment. They are not connected physically

or economically to each other or to Main

Street. Furthermore, Main Street itself,

south of City Hall, has been developed

as a suburban commercial strip.

As one charette participant stated:

“We have a good Main Street; now we

need a great Downtown.” The purpose of

this Plan is to accomplish that task. It

will do so by:

1 Celebrating Nashua’s primary

amenity: Its heritage. The clarity of

Asher Benjamin’s design has

informed many aspects of this plan.

Most notably, it serves as a constant

reminder that great urban places

encourage social interaction through

a mix of uses, and that community

building must be consciously

designed to a human scale.

2 Strengthening Nashua’s most

unrealized amenity: Its natural

resources, especially the Nashua

River. Natural resources will act as a

framework for the primary connec-

tions between neighborhoods and

mixed use areas.

Downtown Today

A portion of Main

Street is strong but

many of the adjacent

neighborhoods are

fragmented and

separated from this

investment by busy

arterial streets.

Downtown 

Tomorrow

Landmarks and public

spaces are stitched

together with trails and

improved streets, thus

strengthening the

Downtown as a whole.

Hollis
 Ave..

M
a
in

 S
tre

e
t

Hollis
 Ave..

M
a
in

 S
tre

e
t

Nashua River.

Salmon Brook.
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3 Representing a consensus vision

for Nashua’s future. The ideas and

spirit of this document are a direct

outgrowth of the intensity and pas-

sion Nashua’s citizens have for their

Downtown.

The Master Plan

The foundation of the Plan is public

involvement. Extensive outreach was

undertaken to insure that the Plan repre-

sents the ideas brought forth by the resi-

Canal St.

Salmon Brook

Nashua River

Hollis
 St..

Kinsley St..

M
a
in

 S
tre

e
t

Concept Plan

Main Street will

become a vibrant spine

of mixed use activities

connecting the natural

resources of Salmon

Creek and the Nashua

River.

Concept Plan

Public and private

initiatives along the

Nashua River, Main

Street, and in the

neighborhoods will

solidify Downtown

Nashua as the heart of

the region.
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dents, stakeholders, investors, and leaders

of the City. The public involvement

process included twenty focus groups,

three public meetings, and a four day

public, open design charette. In sum,

over 200 individuals took part in the

process.

A market study was conducted to

establish the feasibility of residential and

commercial markets within the five to

ten-year time horizon of this Plan. The

market study concluded that the residen-

tial market is, and will continue to be,

Downtown’s strongest market. Due to

the narrow marketing and appeal of sub-

urban housing, there is a pent up

demand for a wider range of housing

types and markets in Downtown

Nashua, including condominiums and

affordable housing. Another strong mar-

ket is educational, cultural and institu-

tional uses. These uses, though often

non-profit and sometimes subsidized, are

critical to diversifying Downtown’s offer-

ings and to supporting Downtown retail.

The office and hotel market were not

seen as vibrant.

The market study and the public

process both recommended that the City

focus its efforts on initiatives that are

inclusive of all residents of Nashua, not

simply a narrow slice of the population.

Although Main Street remains the focus

of Downtown, many of the Plan’s recom-

mended actions concentrate on areas

beyond the lively sidewalks of Main

Street. Specifically, the Master Plan

addresses areas along the Nashua River,

Main Street South of City Hall, and

areas to the east and west of Main Street.

Design interventions at these areas are

the key to broadening Downtown’s

appeal, maximizing its market potential,

Riverfront North,

behind Cattleman’s

Restaurant

(existing: top left)

(proposed: bottom left)

Aerial Perspective of

Downtown Nashua

(existing: top right)

(proposed initiatives

highlighted: bottom

right)
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and distinguishing it from other cities in

the region.

Initiatives

Nashua has been successful in building

on its strengths and finding ways to

bring private, locally-based efforts

together to create a whole that is greater

than any single part. Main Street North

between City Hall and the River is an

example.

A vibrant Main Street has been created

by 

- public investments in streetscaping that

improve the pedestrian experience

- private building renovations that build

upon the City’s architectural charac-

ter

- locally based investors and entrepre-

neurs willing to provide a product

distinct from competing suburbs and

malls.

- an aggressive and innovative schedule

of events that showcase Nashua as

the center of the region

Main Street North has become the

anchor for a wide range of new uses that

bundle restaurants, entertainment, and

retail together as sustainable develop-

ment in Downtown Nashua.

This Plan connects complimentary

Downtown businesses and destinations

Riverfront West

Property located in the

flood plain will be

redeveloped into a

riverfront park.

Riverfront West

Existing Condition

(top)

Riverfront West

Proposed

Redevelopment

(bottom)



7

Nashua Downtown Master Plan                    

to create a series of initiatives around

which different activities and develop-

ments are organized. Private efforts,

along with public improvements and

public/private partnerships have been

formulated into five initiatives for the

City:

1 Riverfront West

2 Riverfront East

3 Railroad Square

4 Main Street North 

5 Main Street South

Frameworks

In order to support these five initiatives,

the Plan recommends improving upon

and creating a series of frameworks that

connect different parts of Downtown.

The frameworks, focusing on connectiv-

ity, are designed to:

• continually enhance the pedestrian

experience on the streets of Down-

town

• support and extend the system of

bikeways and trails that link the areas

of Downtown to each other, as well

as the neighborhoods, and to the

region’s remarkable recreational and

heritage amenities

• clarify pedestrian and vehicular circu-

lation through an incremental

process of converting one-way streets

Main Street South

New Streetscaping and

redeveloped parking lots

will transform Main

Street South into a

pedestrian friendly

shopping street.

Existing Condition

(top)

Proposed

Redevelopment

(bottom)
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to two-way streets

• establish an alternative for the Broad

Street Parkway that provides access

to development parcels, connects the

trail system, and improves congestion

at Railroad Square

• create guidelines for architectural

character consistent with the tradi-

tion of the City and the objectives of

the Plan.

Implementation

The Plan will be implemented over 10

years. Upon completion, approximately

500 new residential units, and 500,000

new square feet of

commercial/retail/office and institutional

space will be added to Downtown

Nashua. In addition, with construction of

new riverfront parks, Performing Arts

Center, Center for Nashua Heritage and

Future Technology, regional and local

trail connections, the Downtown will

become the region’s center for cultural,

entertainment and recreational networks.

The primary projects to be com-

pleted within three years of adoption of

this Plan will include 

- Main Street South Streetscape

(Design and Engineering)

- Bronstein Homes (Design and Hope

VI Application)

- Broad Street Parkway (Design and

Engineering)

- One Way Street Conversion Study

- Center for Nashua Heritage and

Future Technology (fundraising) 

Implementation of the Master Plan

will create two legacies. The first legacy

will be a completely revitalized Down-

town with a diversified economy that

benefits all residents of Nashua. Down-

town Nashua will solidify itself as soul of

the region,; it will become an indispensa-

ble component to the region’s superior

quality of life.

Equally important to the historic

legacy described above, will be the legacy

of new partnerships and civic coopera-

tion that are essential to and will result

from implementation of this Plan. The

Plan should not be thought of as simply

a way to spend public resources - rather

it should be thought of as a way to form

partnerships, increase investor confi-

dence, raise capital, with the purpose of

leveraging public investments.

The ideas set forth in this Plan come

from the vested interests of the City's

diverse body of residents and investors.

The realization of these ideas rely on a

coordinated, cooperative and active pub-

lic sector working in tandem with a

entrepreneurial private sector. The results

of this private-public partnership will be

a lively and vibrant Downtown for all

Nashuans; a place which embodies both

its history as well as the future aspira-

tions of the region.
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Site Analysis
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a uda x-ray drawing allows the Design team to better

understand the study area, as well as illustrating for city resi-

dents and stakeholders the myriad assets and natural patterns

found throughout the City. An X-Ray drawing isolates a phys-

ical element or category of land use (such as streets) to illus-

trate patterns and opportunities difficult to perceive when

combined in a single drawing. By studying the various natural

and man-made systems, urban designers can unveil the under-

lying patterns, problems, and opportunities of a project area.

Often, from these natural, historic, and development patterns,

the beginnings of strategies and solutions emerge.

UDA X-Rays are drawn at several scales. By examining the

site within the context of the region, city, and immediate study

area, one can begin to see the physical forces that impact and

influence it. In the case of Nashua’s Downtown, X-Ray draw-

ings at the regional scale illustrate the City’s strategic location

within the region, while X-Rays at the site scale depict the

immediate patterns of the built and natural landscape within

the boundaries of the City.

i X-Rays

The study area for the

Plan is centered on

Main Street but

extends east and west

to include the adjacent

neighborhoods and cross

streets-- the extent of

the historic and

traditional

Downtown.
Nashua River

Hollis
 Stre

et

Kinsley Stre
et

M
a
in

 S
tre

e
t

Amherst Street
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Regional Locator

Map

(top left) 

Located just north of

the Massachusetts state

border, Nashua is the

outermost major city in

the Boston “commuter-

shed.”

Regional Natural

Features

(bottom left) 

Located at the

confluence of the

Merrimack and

Nashua rivers, the City

is connected to

watersheds and natural

systems that reach out to

the region in every

direction.

Regional Highways

(top right) 

The City of Nashua is

located at the

convergence of several

arterial roads, each

well-connected to the

Interstates.

Regional Streets

(bottom right) 

Main Street is one of

only two surface road

crossings of the Nashua

River within the City.

Downtown Nashua

comprises a collection of

colliding, irregular grids

and connective arterial

roads.

The suburban street

pattern, where most of

the new growth has

occurred in the last 10 -

20 years is distinctly

different than the urban

grid of the historic town

Nashua

Boston

N
ash

ua R
iv

er

M
e
rrim

a
ck

 R
iv

e
r

101A

Everett 

Turnpike

I-3
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Topography

(top left) 

The Downtown gently

slopes to the Nashua

River from the south,

with the land dropping

more steeply to the river

on its north side. The

lowland stretching from

the Nashua River to

Salmon Brook

represents unstable soils

for development and

has therefore historically

been an industrial area.

Commercial

(middle left) 

Main Street retail

development north of

Hollis Street is a

relatively dense

concentration of small-

scale, street-oriented

buildings that form

pedestrian-scaled spaces.

South of Hollis Street,

the commercial

buildings on Main

Street are scaled to the

automobile.

Residential

(bottom left)

Many of the City’s

neighborhoods are

intact; however, their

edges are  frayed.

Nashua’s neighborhoods

engage neither the river,

nor Main Street. .

Streets

(top right) 

The street framework of

Downtown Nashua is

comprised of several

grids. South of the

Nashua River, the grids

are organized relative

to Main Street. North

of the river, the street

grids respond to the

several diagonal

arterials that converge

at Railroad Square.

Building Footprint

and Flood Plain

(middle right) 

Downtown is generally

comprised of medium -

sized commercial

buildings, small-scale

residential buildings,

and long, linear

industrial buildings.

Several of the original

Nashua Manufacturing

Company buildings,

now converted to other

uses, were originally

built in the 100-year

flood plain (shown in

light blue)

Neighborhoods

(bottom right) 

The neighborhoods of

Downtown Nashua are

delineated by the

arterials and corridors

that carry cross town

traffic.

M
a
in

 S
tre

e
t

Hollis
 Ave.

Tree Streets

Temple Street
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Institutions and

Open Space

(top left) 

The core of Downtown

Nashua has many

institutional buildings

(purple) but no central

park or public gathering

space. The beginnings of

a network of trails  (red

dots) follow the natural

areas along the Nashua

River and the

abandoned rail line.

Parking

(bottom left) 

Surface parking lots

(light grey) are a

dominant land use in

much of Downtown.

Only a few parking

garages (dark grey)

presently exist forcing

much valuable

Downtown real estate

to be used as surface

parking.

Industrial

(top right) 

Industrial uses

dominate the edges of

the Nashua River and

rail lines. Throughout

the City, many of the

former industrial uses

have been converted to

offices or commercial

space.

Connectivity

(bottom  right) 

Despite having tight

grids of streets and

being located at the

traditional center of the

City, few streets extend

beyond the Downtown.
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the best design solutions emerge from the inherent pat-

terns and vernacular of a region. Nashua is one of several Mer-

rimack Valley river towns unique even within the greater

region of which it is a part. Planned as settlements to support

the textile manufacturing industry in New England in the early

nineteenth century, Nashua and its sister cities along the Mer-

rimack River are strikingly similar in their history and plan-

ning. By studying the original urban form and the

redevelopment that has occurred along the Merrimack Valley

as the economy and development base has changed over time,

Nashua can develop strategies to root itself in its unique past

while planning for an ever-changing future.

Other Merrimack Valley cities similar in both form and

history to Nashua, such as Lowell, Lawrence, and Haverhill,

provide precedents of exemplary spaces, development strate-

gies, urban design approaches steeped in a similar regional fla-

vor and industrial past.

ii Precedents
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iii Historic Analysis though daniel abbott is widely regarded as the “Father

of Nashua,” the area of the City now known as Downtown was

designed by Asher Benjamin from 1824 through 1827. Primar-

ily known for his use of the pattern book for residential design,

Nashua was Benjamin’s only foray into town planning. Ben-

jamin originally planned Nashua as an industrial town with an

area for the region’s textile manufacturing on the river, drawing

power for its operation from Mine Falls located three miles

west. His ideas were utilitarian and simple. A north-south

main street provided a bridge across the Nashua River at its

north end, leading to Union Square, a public space and railroad

depot known today as Railroad Square. A cross-axis was estab-

lished along Factory Street, which defined the heart of the

Downtown. At one end of the Factory Street axis stood the

Olive Street Church, later Pilgrim Church; and at the other

end, the great smoke stack of the Nashua Manufacturing

Company. These simple but powerful urban relationships

remained intact for over 150 years 

The Olive Street

Church, Asher

Benjamin’s beautiful

religious structure,

defined the end of a

visual axis between

itself and the Nashua

Manufacturing

Company buildings.
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After World War II, the integrity of

Benjamin’s plan began to erode. In 1984,

the Pilgrim Church was demolished.

Indian Head Plaza, a 6-story office

building surrounded by parking, and a

small park were built on the site of the

Church. One of Nashua’s landmarks was

lost and Benjamin’s plan was weakened.

Other changes since 1960 further

affected the Downtown. Streets were

vacated, traffic patterns changed, build-

ings demolished, and parking lots built in

an effort to accommodate the automo-

bile. These measures were ineffective in

saving Downtown from its slide in the

1970’s. Specifically, the Bronstein Apart-

ments, Courthouse Oval, library devel-

opment and Spring/Elm Street Parking

lots, although well conceived, had nega-

tive urban design consequences.

Nashua weathered the 1980’s and

early 1990’s with studies and projects

that led to important public improve-

ments and traditions, such as the distinc-

tive brick sidewalks. Nashua’s resurgence

in the late 1990’s is due in no small part

to a revived appreciation for the City’s

heritage. This was confirmed in the pub-

lic outreach effort, of this study, as it

became clear there was a strong under-

standing and stewardship of the history

and heritage of Nashua. This public

awareness has manifested itself in

restored buildings, civic programming

and events, such as the Holiday Stroll,

vintage signage on private buildings, and

historically-appropriate streetscaping.

These actions have re-established a con-

temporary authenticity to the City, have

created a sense of place, and have made

Downtown Nashua a regional destina-

tion

Benjamin’s Plan for

Nashua

Asher Benjamin

(bottom) created a plan

for Nashua where axial

relationships provided

focus on prominent City

structures. Pearl Street

was bookended by the

Nashua Manufacturing

Company and the

Olive Street Church,

(later, Pilgrim Church).

The Hunt Building

terminates Main Street

in the north.

Hunt Building.

Nashua Manufacturing

Building

Olive Street

Church
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Changes since 1960

1 Bronstein

Apartments - 

Street vacated for public

housing

2 Courthouse Oval -

Streets reconfigured into

a confusing  one-way

system

3 Nashua Public

Library - Park Street

vacated creating a block

with poor access

4 Spring and Elm

Streets - Many

buildings demolished for

parking lots

1
4

2

3

1 4
2

3

Appreciation for local culture, as well

as a focus on the City’s new technologi-

cal development will be featured in the

proposed Center for Nashua Heritage

and Future Technology, located on Fac-

tory Street and overlooking a new river-

front park. This museum will display

Nashua’s unique history as the founda-

tion on which the City can meet the

challenges of the future.
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The Planning Process



Nashua Downtown Master Plan                    

Prompted by a recommendation in the Nashua 2000 Mas-

ter Plan, the city of Nashua commissioned Urban Design

Associates (UDA) to prepare a Downtown Master Plan in the

summer of 2002. This Plan, is an update of Nashua 2000 and

will be based on public input, will act as a framework for future

development and decision making and will provide guidance to

the City in their efforts to:

1 Seek and evaluate development proposals, and 

2 Prioritize public infrastructure investments.

The UDA team consisted of Urban Design Associates

(lead firm), Glatting Jackson Kercher Anglin Lopez Rinehart

(transportation planning) and Stuart Patz and Associates (mar-

ket analysis). In addition, the UDA team relied heavily on the

technical, institutional and organizational assistance of the

City’s Community Development Division and Public Works

Division. The views and knowledge of city staff were integral

in crafting this plan. Finally, and most importantly, the team

relied on spirited and enthusiastic input from Nashua's resi-

dents and stakeholders.

Citizen participation, central to the planning process, was

strong. In an effort to maximize public input, the planning

team cast a wide net of outreach opportunities including inter-

i Overview of the Process

Public Meetings

The Master Plan Team

met with the citizens of

Nashua to gather input

and learn of their goals

and vision for the

City’s future.

19



Nashua Downtown Master Plan                    

views, focus groups meetings, public

meetings and open houses, culminating

in a public design charrette.

Phase One: Data Gathering 

and Analysis

The UDA team began the planning

process with a two-day data gathering

trip to Nashua in August 2002. During

this visit, the team conducted focus

group meetings and interviews. In addi-

tion, the UDA team photographed the

Downtown, and conducted site recon-

naissance in order to become familiar

with the region, Nashua, and especially

its Downtown. At the same time, data

was collected on land use, zoning, market

research, and transportation. Addition-

ally, the team documented precedents

from similar Merrimack Valley river

towns. (Lowell, Lawrence, and Haver-

hill.) 

In September 2002, the UDA team

traveled to Nashua for additional meet-

ings. The purpose of this trip was to con-

duct a  public meeting and additional

focus group meetings.

The data gathering phase resulted in

an extensive set of UDA X-Ray drawings

and precedent drawings that proved

instrumental throughout the process.

Phase Two : Exploring Alternatives

The second phase of the project began

with a work session in UDA’s office in

Pittsburgh. The UDA team and the City

staff met to prepare for the design

charette. One result of the work session

was a set of design principles.

The majority of Phase Two occurred

during a week-long design charrette con-

ducted on Main Street in Nashua at the

former Goodale’s Bike Shop. During the

week, the focus groups reconvened, the

Steering Committee met twice, and open

houses were held. Concurrent with these

meetings, the UDA team developed

plans, tested ideas, and continuously

revised and refined designs according to

ongoing stakeholder and citizen input.

Phase Two of the process culminated

in a public meeting on Thursday night at

which the design for Downtown Nashua

were presented and additional citizen

input was collected.

Phase Three: Deciding

Based upon feedback from the public

meeting and the Steering Committee,

and the city staff, the UDA team pre-

pared a draft plan for review and com-

ment. This plan, upon adoption by the

City, will become the blueprint for

Downtown Nashua’s development over

the next ten years.

20
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ii Summary of Interviews
and Focus Groups

Design Charette

The Master Plan team

worked closely with

residents, stakeholders,

and City staff.

throughout the fall of 2002, the UDA team conducted

interviews and focus group meetings. Focus groups included:

City Planning Staff

Nashua Historical Society

Nashua Police Department

Nashua Fire Rescue

Aldermanic Planning &  Economic Development 

Committee

Nashua Regional Planning Commission

Nashua Public Works Division

The Great American Downtown

Greater Nashua Chamber of Commerce

Downtown Ward Aldermen

Nashua Board of Aldermen

The UDA team also conducted individual interviews with:

Mayor Bernard A. Streeter

George Crombie, Director of the Public Works Division

Pastor Paul Berube, Grace Fellowship Church

Reverend Evans, First Congregational Church

Anne Barnett, French Hill Resident and Member of 

Inner City Voice

Grace Grogan-Hicks, Executive Director of Nashua Hous-

ing Authority

Klaas Nijhuis, Interim Director of Community Services

Division

Angelo Marino, Manager of City Assessing Department
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Strengths,Weaknesses and 

Opportunities

At each focus group meeting, inter-

view and public meeting, participants

were asked the same three questions:

1 What are the strengths of Down-

town Nashua?

2 What are the weaknesses of Down-

town Nashua?

3 What is your vision for the future?

The Downtown assets considered

strongest and cited most frequently

related to its character character and its

sense of place created by the pedestrian-

friendly environment on Main Street

North.

The liabilities most often identified

included the confusing, local one-way

street system, the disconnect between the

Downtown neighborhoods and Main

Street, and the development along Main

Street, south of Hollis Street.

Visions included a “complete”

Downtown in which neighborhoods

were connected to and interwoven with

Downtown retail and institutions, the

development of an expanded, connective

riverfront park system, the addition of

cultural and entertainment facilities, and

an improved public transportation sys-

tem.

The strengths, weaknesses, and

visions are listed in more detail on this

page and the following two pages.

Strengths

History

• Heritage of Nashua as one of the

first planned industrial cities in the

Northeast

• The preserved and rehabilitated

buildings along Main Street of his-

toric and/or local character

Main Street

• The walkable, vibrant, and safe envi-

ronment between the Nashua River

and City Hall

• New investments and restaurants

creating an active sidewalk and street

• Variety of uses along this spine

• Strong sense of place rooted in tradi-

tional streetscape standards

• Locally owned and operated busi-

nesses – no national franchises

Strengths and

Weaknesses

Main Street North is

depicted in green,

representing the

Downtown’s historic

core and its strength.

Shown in red, the

Downtown’s main

weaknesses are its

underutilized

riverfront and the

vacuous feel and

uncoordinated planning

of Main Street South.
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Strengths (continued)

Amenities

• Riverfront park investments

• Library is a well-organized resource

center for the City

• Multitude of churches and institu-

tions

• Transit center

• Rail trail and other developing trail

connections

• Low taxes

Weaknesses

Main Street

• Brick sidewalks showing signs of

wear and disrepair

• South of Hollis Street is not pedes-

trian-friendly

• No major entertainment, perform-

ance, or educational uses

• No hotel or meeting conference

spaces

• No central park or gathering space

• A lack of modestly priced goods and

services

Streets and Parking

• One-way streets are confusing and

detrimental to retail development

• Parking is not well managed; excess

parking on west side; shortage on

east side of Main Street

• Only one river crossing

General

• Downtown neighborhoods are

detached from the retail district

• Parking along the river is a blight to

this natural amenity.

• Spring and Elm Streets act as service

roads for Downtown parking lots

• Spring and Elm Streets separate the

adjacent neighborhoods from Main

Street

Strength:The

Nashua Public

Library

Nashua’s Library is an

excellent resource;

however, it suffers from

poor visibility and

access.

Weakness: Parking

behind Main Street

The areas behind Main

Street suffer from blight

caused by poorly

designed parking lots.
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Visions

• A central park or gathering place

• A major riverfront park

• Diversity of uses Downtown – edu-

cational, arts, performance and cul-

tural

• Further diversify Main Street with

housing above retail buildings

• A coordinated parking strategy

• Continued support for local busi-

nesses versus national franchises

• “Downtown” to extend south to

Main Street Marketplace and

Salmon Brook

• Develop gateways to Downtown and

a greater sense of arrival

• Retail for all incomes

• Commuter rail to Boston

• Extensive bike and trail system

• New housing: both affordable and

market rate

• Improved public transportation

• Improved and revitalized Railroad

Square

Opportunities

Several opportunity areas emerged after

mapping Downtown's strengths and

weaknesses. These strategic areas are the

parts of Downtown where planning and

taking action is most important and

where benefits will be greatest. Gener-

ally, opportunity areas offer the chance to

to bolster the identified strengths, eradi-

cate identified weaknesses, and to imple-

ment citizen visions.

The primary strategic opportunity

areas were identified as: (see map below

left)

1 The corner of Main Street and Hol-

lis Street

2 The Riverfront

3 Main Street South between Hollis

Street and Allds Street

4 Spring and Elm Streets

5 The Millyard

Opportunities

The Master Plan

establishes strategic

locations in Downtown

Nashua where design

efforts will lead to

further cultural and

economic development.

Property 

Ownership

Many of the

opportunity areas are

owned by just a few

parties. The City of

Nashua is a primary

owner of parcels in the

Downtown, as depicted

in blue.

3

5

2

1

4
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the uda team, in conjunction with city staff, developed sev-

eral urban design principles prior to the design charrette. These

principles acted as a compass for the direction of the Master

Plan development. Design exploration at the charrette was

pursued under the guidance of the following principles:

1 Preserve and celebrate the history of Nashua.

2 Reconnect Downtown to the surrounding neighborhoods.

3 Create a gathering place, a common, or a village green as

the center of Downtown.

4 Connect to the regional open space system.

5 Calm and clarify traffic.

6 Develop a parking strategy for Downtown.

7 Develop urban design alternatives for the transitional areas

behind Main Street.

8 Diversify Main Street to become a mixed-use corridor -

including retail, offices, government, cultural experiences,

housing, medical resources, hospitality centers, and enter-

tainment uses.

9 Create an interconnected pedestrian friendly network.

10 Develop guidelines for appropriate massing and height.

iii Urban Design Principles
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Market Strategies
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great downtowns are diverse. They center a region by

serving a substantial list of needs for a variety of residents.

With a stable and established Main Street North, Downtown

Nashua must now diversify and expand its economic base by

increasing investor confidence and by serving the needs of a

broader cross-section of City residents.

Downtown Nashua must also carefully market and position

itself in the region. Downtown Nashua will never out-compete

other market areas, such as Daniel Webster Highway and

Route 101A for large-scale, discount retailers and rapid hous-

ing production. Instead of competing with these market areas,

Downtown Nashua should create a lasting and unique identity

for itself – an identity that cannot be replicated elsewhere in

the region. 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.

i Economic Development
Strategies

Downtown Retail

The continued, strategic

revitalization of Main

Street in its entirety,

both north and south of

Hollis Street, must be

coordinated and is vital

to the further growth of

the Downtown.
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ii Residential Strategies

Bronstein

Apartments

The revitalization of

this public housing area

located near the heart

of Downtown into a

mixed-income

community is a great

great opportunity  for

urban residential

development.

residential demand will likely continue to be strong in

the upcoming five to ten years. The City’s population has dou-

bled in forty years and grown approximately fifteen percent

over the past ten years. Most of the residential growth has con-

sisted of typical suburban single family housing on undevel-

oped land west of Everett Turnpike.The growth has served

traditional suburban households (primarily married parents

with school age children.) Ironically, despite the fact most of

the new housing products in Nashua have catered to “tradi-

tional households”, this household type represents only one

quarter of the region’s households. The other three quarters

consist of mostly single persons living alone, single head of

household with children or other dependents, or married cou-

ples with no children. These underserved markets are the

household types that can be targeted for Downtown Nashua’s

housing.

Like many regions across the country that have funnelled

their new housing construction to suburban areas, the demand

for new construction housing in urban areas is very strong and

relatively untapped. Thus there is strong market support for

new housing in Downtown Nashua, targeted to a large market

of “non-traditional” households.
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First, there is an immediate demand

for affordable housing. Downtown

Nashua is the historic center of a fast-

growing and affluent sub-region (con-

sisting of Amherst, Brookline, Hollis,

Hudson, Litchfield, etc.) With its plenti-

ful supply of smaller and older homes,

Downtown Nashua has experienced sig-

nificant growth in the low and moderate

income populations.

Second, there is an immediate

demand for multi-family condominium

housing in Downtown Nashua. Most of

the region’s low-income rental housing is

in Downtown Nashua; as a result,owner-

occupied housing is at a lower percentage

than the rest of Nashua. The introduc-

tion of market rate condominium hous-

ing would bring stability to Downtown’s

housing stock and broaden the range of

housing options.

The Master Plan identifies locations

for affordable and market rate housing.

The redevelopment of the publicly-

owned Bronstein Apartments is a perfect

opportunity for a mixed-income, urban

development. Physically obsolete, Bron-

stein Apartments inefficiently and inef-

fectively occupies a key site in

Downtown Nashua. The Master Plan

proposes a redevelopment program of

approximately 100 units (1/3 market-rate

rental housing, 1/3 public housing, and

1/3 low income tax-credit housing). The

new development would be economically

and physically integrated with the Tree

Streets neighborhood and with Down-

town Nashua. If the redevelopment site

includes the County Health and Human

Services Building, the new development

can be built in phases without relocation

of any of the current Bronstein Apart-

ments’ residents.

In addition the the Bronstien Homes

there are other potential sites for afford-

able housing in Downtown Nashua.

Apartment units atop first floor retail on

Main Street as well as selected housing

sites along Main Street South provide

aditional opprotunities for affordable

housing.

New market rate condominium

housing is also proposed in several loca-

tions. Riverfront West presents the

strongest site for new housing. With

ClockTower Place’s conversion to hous-

ing in 1989, the first wave of “pioneers”

settled in Downtown. Buildings in the

Millyard and several Nashua Corpora-

tion buildings can be renovated to create

unique housing opportunities in a unique

urban setting. Overall, the Millyard and

the Nashua Corporation buildings have

the capacity to add up to 500 new units

to Downtown Nashua.
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retail development potential in downtown nashua is

specialized and limited. Growth will depend largely upon

growth in other sectors, such as housing and entertainment.

Adding entertainment uses, recreational uses, regional attrac-

tions, educational uses, and other “off-hour” uses, will help sus-

tain the existing retail demand and create critical mass for

more retail opportunities.

Due to the regional concentration of discount retailers, and

national chains in the suburbs, Downtown Nashua should not

compete for such commercial development. Instead, Down-

town Nashua should seek a competitive position in a specific

retail market consisting of:

• Downtown neighborhood-serving retail

• Visitor and tourist-oriented retail

• Daytime retail supporting Downtown businesses

• Selected, specialized regional retail seeking an urban set-

ting

• Retail serving the myriad uses proposed in the Master Plan

such as performing arts, recreational, educational.

To this end, the Master Plan recommends creating a second

retail node along Main Street South between Otterson Avenue

and Salmon Brook Park. Anchored by the recently renovated

Globe Plaza, now the Main Street Marketplace, the Main

Street South retail node will complement, but not compete

with Main Street North.

iii Retail and Entertainment
Strategies

Retail and

Entertainment

Continued infill

initiatives and

construction of new

cultural, performance,

and entertainment

venues in the

Downtown will

provide nightlife to

complement existing

restaurants and

attractions.
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Entertainment

The Market Study concluded there is a

need for better quality space to serve the

existing performing arts market in the

City. Currently, Nashua-area perform-

ance and arts groups are using several

local facilities scattered around the City.

In addition, there is a potential for a

Downtown Performing Arts Center to

compete for a regional performing arts

market that is not currently attracted to

the area. The market study recommends

a new 400 to 500 seat Performing Arts

Facility in downtown Nashua to be

developed in the short term to meet the

needs of arts groups attracting smaller

audiences.

A larger facility (800-1000 seats) is

not recommended because it will com-

pete directly with several recently built,

high quality facilities in surrounding

communities. Construction of such a

facility is significantly more expensive

than a 400-seat venue, is dependent on

touring acts, would be in direct competi-

tion with facilities in nearby cities, and

perhaps most significant, is not needed

for performing arts groups currently

operating in Nashua, with the exception

of the Nashua Symphony..

The Master Plan recommends 14

Court Street for development of the Per-

forming Arts Center. The site will

accommodate the recommended 400-

500 seat theatre (or a 1000-seat venue if

the market changes in the next few

years.) 

Hotel

The Market Study concluded there is

not currently a strong market for a hotel

in Downtown Nashua due to lack of

major room-night generators. The over-

all Nashua hotel market is currently soft

because business travel is flat. Demand

for a hotel will not likely emerge for at

least three to five years.

The Market Study recommends

long-term planning for a 75-room, lim-

ited service hotel that would serve the

needs of business and leisure travelers to

the Nashua area who prefer competi-

tively-priced hotel accommodations

located near Downtown restaurants and

M
a
in

 S
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e
t

Hotel

Performing

Arts Center

The proposed hotel site is

located adjacent to the

Performing Arts Center

and along the Nashua

River.
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shops, to rooms located along the Inter-

state. The Downtown hotel would be

ideally located for parents visiting stu-

dents attending Rivier College, for

example, as well as for travelers visiting

the Southern New Hampshire Medical

Center. The proposed hotel and pro-

posed Performing Arts Center could

have a mutually beneficial relationship, as

touring performers could stay at the

hotel and weekend “get-away” cultural

packages could be offered, linking

Downtown restaurants, events at the

Performing Arts Center, and hotel

rooms. The suggested hotel concept

would be an attractive, 4-to-5 story

building with 70 to 75 standard guest

rooms, a few suites, a boardroom, and an

exercise room.
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Initiative Areas 
and Opportunities
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the master plan relies on a bundle of strategies that work

together to knit Nashua’s Downtown into a single, cohesive

whole. These strategies, in the form of five initiatives (see map

below), build upon the strengths and alleviate the weaknesses

of the Downtown. Together, these five initiatives will help

Downtown transform itself from a good Main Street to a great

Downtown. These strategies are illustrated and described in

the following five chapters.

To be successful, it is imperative that the streets, parks and

other public infrastructure be improved simultaneously with

the development proposed in each initiative area.

i Introduction

Initiative areas
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Master Plan

The Master Plan is

comprised of many

initiatives throughout

Downtown.

Implementation will

help transform

Downtown from a good

Main Street to a great

Downtown.

Nashua River

Hollis
 Stre

et

Kinsley Stre
et

M
a
in

 S
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Amherst Street
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the term “riverfront west” does not currently exist in the

everyday language of Nashua residents. Historically, the

Nashua River was both the engine and the sewer for industry.

Only in recent years has the City begun to look at its rivers and

riverfronts as opportunities for non-industrial, private invest-

ment and more importantly, for “quality of life” public invest-

ments in parks.

With only one river crossing and the historic pattern of

“backing buildings onto” the river, the two sides of the Nashua

River have always been viewed as separate places. The River-

front initiatives seek to develop the river as the connector for a

ii Riverfront West 36

Riverfront West
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Initiatives

A Riverfront West

Park

B Nashua Corporation

Buildings

C Broad Street

Parkway

D Redeveloped

Millyard

E Redeveloped

Bronstein Apartments

F Reconfigured

Courthouse Oval

G The Center for

Nashua Heritage and

Future Technology

G

E

D

A

C
B

F
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single, mixed-use community.

In order to harness the power of the

river to drive the Mill’s turbines, many of

Nashua’s oldest industrial buildings were

located in the flood plain. Those that

have been redeveloped have sealed off

their lower floors to protect against

flooding. Building new, habitable build-

ings in the flood plain is not feasible.

Therefore, the Master Plan uses the

flood plain delineation for guidance as to

where buildings can and cannot be

located. A riverfront park becomes the

“highest and best use” for the flood plain,

This proposed riverfront park will

become one of Nashua’s most valuable

investments.

Flood Plain

Many of the buildings

in the proposed

Riverfront West area

are located in the flood

plain (shown in light

blue) 
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to flood plain regulations for habitable

structures. Front Street will become a

park drive and the new front door to

fully redeveloped Nashua Corporation

buildings. The regional trail system

should be incorporated in the park.

On the south bank of the river, Le

Parc de Notre Renaissance Francaise

should be improved. The Water Street

ramp currently looms over this park,

Riverfront West

Park

(top)

The flood plain will be

converted into the City’s

largest Downtown

open space, as well as

being connected to the

greater regional park

system.

Clock tower Place

(middle)

Renovating more

industrial buildings,

like Clock tower Place,

will enliven this area of

Downtown with new

residents.

Water Street Ramp

Le Parc de Notre

Renaissance Francaise

can be improved by

eliminating one row of

parking (existing,

bottom left) and

creating a screen of

landscape (proposed,

bottom right).

Riverfront West Park

Much of the land on the north bank of

the Nashua River is in the flood plain.

These parcels of land can become the

jewel and center of Nashua's riverfront

park system. The park should include

both active and passive uses, including

play fields and an outdoor amphitheater.

All new development in the flood plain

are event oriented structures not subject

Franklin Stre
et

Front S
tre

et
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detracting from its beauty. A row of per-

pendicular parking should be removed

and replaced with a row of parallel 

parking in order to provide a planting

strip to mask the base of the ramp.

Redevelopment of Nashua 

Corporation Property and Buildings

Further adaptive reuse of the historic

Nashua Corporation buildings will

require improved access and replacement

parking. The Master Plan proposes

extending Front Street as a park drive for

the new Riverfront West Park which will

allow the Nashua Corporation buildings

to reorient themselves to the river, taking

advantage of a new park address.

The Master Plan also identifies four

optional locations for a parking garage

serving the former Nashua Corporation.

The preferred location is adjacent to the

Nashua Corporation buildings, across

Franklin Street. This parking garage

could be shared with businesses at Rail-

road Square and adjacent to the Main

Street bridge.

All four sites for the parking garage

should be more thoroughly studied by

the City. The garage must achieve the

following objectives:

• facilitate redevelopment of Nashua

Corporation buildings 

• accommodate parking needs of busi-

nesses at Railroad Square

• introduce minimal negative impacts

on surrounding neighborhoods

• have multiple access and egress

points

• minimize the negative impact on

Railroad Square traffic flow

• minimize property acquisition, espe-

cially that of affordable housing.

Broad Street Parkway

Directly serving this area of Downtown,

the Broad Street Parkway must fulfill a

number of needs:

• provide access to important redevel-

opment sites

• become a development address

• address issues of air quality by

improving traffic congestion at Rail-

road Square

• serve as a framework for a trail con-

Four potential sites for

parking garage

Franklin Stre
et

M
a
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e
t

1

2

3

4
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In addition, and equally important,

the Broad Street Parkway will have a

small, two-lane bridge providing direct

access to the Millyard. The bridge con-

nection will link into an extension of

Pine Street which in turn will provide

access to Downtown via Central Street.

This bridge connection will also provide

a trail crossing from one side of the

Nashua River to the other. (Additional

nections

• not a Downtown bypass

The Master Plan recommends the Broad

Street Parkway connect to Franklin

Street as well as the Millyard. This align-

ment will route through-traffic directly

across Railroad Square, thereby alleviat-

ing the cumbersome dogleg movement

that currently exists.

Broad Street 

Parkway

The preferred

alternative for the

Broad Street Parkway

(left) will provide access

to redevelopment

opportunities, as well as

reduce congestion at

Railroad Square.

Recommended cross-

section (section A-A)

(top left)

Recommended cross-

section at the new

bridge (section B-B)

(top right)

Franklin Street

P
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e
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A

A

B

B
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discussion of the Broad Street Parkway is

located in the Transportation Appendix.) 

Bronstein Apartments

Currently an inward facing public hous-

ing project, the Master Plan proposes a

transformation of the 48 units of public

housing into a 100-unit, mixed-income,

mixed-financed neighborhood. The ori-

entation and condition of the existing

units are such that rehabilitation or mod-

ernization will provide only marginal

improvements in the quality of life.

The Master Plan proposes extending

Palm Street, Ash Street, Vine Street, and

Chestnut Street through the Bronstein

site to an extended Myrtle Street. Four

simple, developable blocks are thus cre-

ated for medium-density housing. The

County Health and Human Services

building would be moved from its cur-

rent location, and the block would be

used for additional housing, providing a

new front door to this Downtown site. A

small park, central to the new housing

would be built which would be an

amenity for the Tree Streets Neighbor-

hood linking the new housing to the

existing neighborhood. The redevelop-

ment of Bronstein Apartments could be

phased and implemented without relo-

cating any of the existing residents.

Millyard Redevelopment

The Millyard represents one of Down-

town's most promising redevelopment

possibilities. The Millyard possesses a

rich mix of industrial buildings and prox-

imity to urban amenities. It is a prime

location to create living-wage jobs along

with loft housing and live/work units.

In addition to rehabilitating the

existing structures, several sites have been

identified for new construction . The

extension of Pine Street and a new loop

Bronstein 

Apartments

Illustrative Plan of

Bronstein Apartments

(top)

Proposed view of the

redeveloped Bronstein

Apartments along

Central Street (bottom)

Central Street.
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road will access these sites and create a

connection to Mine Falls Park. Redevel-

opment of the Millyard will create multi-

ple trail connections between Main

Street and Mine Falls Park.

Courthouse Oval and Other

Street Improvements

The Master Plan recommends several

simple but important changes to the

street system. The original Plan for

Nashua, established by Asher Benjamin

between 1824 and 1827, created a strong

relationship between the Millyard and

Main Street. Factory and Pearl Streets

connected the two areas of Downtown.

Over time, however, that relationship has

eroded. One-way streets, traffic ovals,

and inward-facing development have all

but rendered the Millyards and Main

Street as separate districts.

The Master Plan seeks to re-estab-

lish this direct relationship with revised

street connections and modifications.

Most importantly, the traffic oval around

the County Courthouse should be

removed and replaced with two-way

streets. Two additional development sites

are identified, as well, east and west of

the current Courthouse.

Central Street, Pearl Street, and Fac-

tory Street should also be converted to

two-way streets. (Additional discussion

of one-ways street conversion is found in

the Frameworks section and the Trans-

portation Appendix).

The Center for Nashua Heritage and

Future Technology

The Center for Nashua Heritage and

Future Technology is proposed along

Factory Street. This 40,000 sq..ft.

museum and learning center will become

Illustrative Plan of

Millyard

redevelopment; new

buildings in dark red

(far left)

The Center for Nashua

Heritage and Future

Technology, in purple

(left)
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Factory Street

Mine Falls

Park Millyards
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Existing Park: Le Parc

de Notre Renaissance

Francaise and Nashua

River

(top)

Proposed Riverfront

West Park on the north

bank of the Nashua

River

(bottom)

Church and the Millyard.

The facility will benefit from an

existing parking garage located directly

across Factory Street. An additional level

may need to be added to this garage to

accommodate museum visitors as well as

to absorb the loss of parking that cur-

rently exists on the proposed museum

site.

As a “through-block” building, the

museum should provide in its design

open, public access between Water Street

and Factory Street. Another access point

between Le Parc de Notre Renaissance

Francaise and Factory Street will further

aid pedestrian circulation.

a major attraction for Nashua. The

museum will showcase Nashua's strong

industrial heritage as well as provide

interactive areas for learning the new

technologies being developed in the

Region. The recommended site, between

Factory and Water Street, is a strategic

Downtown site perfect for this facility.

Located less than a block from Main

Street, the museum and learning center

will have a Main Street presence without

occupying valuable Main Street retail

frontage. The building will face both

Factory Street and Water Street. Its front

on Factory Street will help re-establish

Benjamin’s historic axial relationship that

once existed between the Olive Street
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riverfront east presents a different experience and

opportunity than Riverfront West. The riverbanks are steeper,

and the river is more narrow. The crashing waterfall of River-

front East contrasts with the tranquility of the wetland pockets

at Riverfront West.

iii Riverfront East

Riverfront East



45

Nashua Downtown Master Plan                    

Initiatives

A Library and 

Performing Arts Center

B New Temple Street

neighborhood housing

and Riverfront Park

C Riverfront East

Park

D Railroad Square

revitalization

D

A

C

B

Canal Street

M
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There are, however, similarities. Like

Riverfront West, Riverfront East is pro-

posed to become a single place on both

sides of the river with the river as the

focus. The current trails are discontinu-

ous, inaccessible, and perceived as dan-

gerous. Many of the buildings back onto

the river with parking lots, service alleys,

and backyards.
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Riverfront East Park

A new riverfront park is proposed along

both sides of the river. The park will be

narrow and linear. It will be active with

trails but not with recreation areas. The

dam and the railroad bridge should be

developed with pedestrian and bike

trails. The trail on the south side of the

Nashua River should be improved with

additional connections to an extended

Park Street and selective clearing of trees

and shrubbery.

The large parking lot between Canal

Street and the Nashua River should be

improved to be more appropriate for a

riverfront and park setting. A parking lot

will remain for BAE Systems and other

businesses along Canal Street and Rail-

road Square. A pedestrian bridge built

atop the existing dam would connect this

parking resource to the south side of the

River - particularly to the proposed Per-

forming Art Center at 14 Court Street.

The parking lot could be shared by park

users on weekends. A trail head for the
Illustrative Plan of

Riverfront East Park

(top)

Existing section of

north bank of Nashua

River (middle)

Proposed section of

north bank of Nashua

River (bottom)

Canal Street
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park system and regional trail system

should be developed at this location.

The rail right-of-way along the north

side of the Nashua River can be utilized

for a trail connection between the bridge

and Riverfront West park, but can also

be used as a connection between Rail-

road Square and a future commuter rail

station, proposed to be located in the

vicinity of East Hollis Street near the

Merrimack River. This rail line is cur-

rently active (with extremely light use)

providing rail access to towns west of

Nashua. redevelopment of the rail line

and areas around the rail line would have

to be consistent with continued use of

the rail line.

Nashua Public Library and The Per-

forming Arts Center

The Nashua Public Library is a valuable

resource for the City. It is the most active

library in northern New England. As an

important cultural resource, however, it

suffers from inaccessibility and a lack of

defined parking. The Master Plan pro-

poses an extension of Park Street

between 14 Court Street and the Library

along the riverfront to Temple Street.

This new road will provide a common

front door and entry sequence for both

the Library and 14 Court Street, at the

terminus of the Spring Street Institu-

tional and Cultural Spine.

14 Court Street should be redevel-

oped as the proposed Performing Arts

Center. Whereas there are no high qual-

ity facilities for Performing Arts in

Nashua, the nearby cities of Portsmouth,

Keene, and Manchester have quality ven-

ues for audiences of approximately 850.

There is a market in Nashua for a

400 seat facility. However this size could

increase anywhere from 400 to 1000

seats if justified by the market, commu-

nity interest, funding, and the needs of

performance groups within the City.

The construction of a facility of this

size was analyzed in depth in a previous

Performing Arts Feasibility Study. The

issues surrounding this cultural develop-

ment are discussed in the Market Study

Appendix of this report. The 14 Court

Street location for the Performing Arts

Center is recommended by both the pre-

vious study and this Master Plan, how-

ever, is agreed upon between the

Feasibility Study and this Master Plan,

as an appropriately prominent site within

walking distance of Main Street.

Parking resources will need to be cre-

ated for a new Performing Arts Center.

Illustrative Plan of the

proposed street and

plaza between the

Performing Arts Center

and Nashua Public

Library
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Temple Street

Performing

Arts Center

Nashua

Public

Library

Parking

Structure
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Illustrative plan of

Riverfront East 

(top)

Existing section of

south bank of Nashua

River 

(middle)

Proposed section of

south bank of Nashua

River 

(bottom)

Temple Street

A new parking garage may have to be

built to support this facility. A site along

Spring Street, just south of Temple

Street, is recommended. The BAE Sys-

tems parking lot, located on the north

side of the river should be considered a

parking resource for the Performing Arts

Center. If the dam structure is modified

to contain a pedestrian walk, the BAE

Parking lot will be less than a five minute

walk from the Performing Art Center.

Temple Street Neighborhood

The Temple Street neighborhood should

be extended to include new housing along

an extended Park Street. The new housing

would overlook the Riverfront East trail

and park. As Park Street is extended along

the river to Temple Street, a site for a new

100-unit senior/elderly building is pro-

posed. Creating a new riverfront drive will

a great new address and will be an impor-

tant component to improving visibility and

visitability to the park.
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Existing rail right of

way behind Cattleman’s 

(top)

Proposed rail right of

way, redevelopment

and trail connection.

(bottom)
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railroad square is an urban design landmark located at the

confluence of four regional arterials. With four high-volume

arterials converging into a small area bound on one side by

water, Railroad Square performs admirably, as it delicately bal-

ances the heavy impacts of regional through-traffic on all four

arterials with an environment that is surprisingly pedestrian-

friendly. The challenge of Railroad Square will be to establish

it as Main Street’s northernmost retail node, while maintaining

its status as an historic  pedestrian-friendly place.

iv Railroad Square

Railroad Square
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Development Opportunities

Most of the buildings on Railroad

Square are worthy of preservation. While

several buildings may be renovated, one

site is identified for new construction. It

is important that new construction as

well as renovation adhere to strict archi-

tectural design guidelines, based on

Nashua’s historic architectural traditions.

The most important renovation proj-

ect will be the Laton Hotel. Specifically,

the striking double-level porch should be

restored

In order for Railroad Square to real-

ize its potential as Main Street’s north-

ernmost retail node, additional parking

resources will be required. The Master

Plan identifies four possible locations for

parking structures that could serve the

businesses at Railroad Square, as well as

other uses.

Riverfront West

and Railroad

Square Parking

Four potential sites for

a parking structure are

identified (as dotted

boxes)..The structure

must serve both the

redevelopment of the

Nashua Corporation

buildings, as well as

Railroad Square.

Veterans Park

If a new parking structure is built for

Railroad Square businesses, the parking

lot defining the north edge of Deschene’s

should be rebuilt as a through lane with

on-street parking. It should be built as

narrow as possible to discourage cut-

through traffic, yet define the park more

clearly and publicly.

Lowell Street

Canal Street

M
a
in

 S
tre

e
t

Laton Hotel

The full front porch of

the Laton Hotel should

be restored to its

original elegance.
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main street north is healthy. Also referred to as “walking

Main Street”, there are almost no retail vacancies, sidewalks are

active, and there is a vibrant mix of retail, offices and restau-

rants. Behind Main Street on both sides, however, significant

attention is required. The seam between the neighborhoods

and Main Street North is ragged. Spring Street and Elm Street

are characterized by disinvestment, surface parking lots, and

unpaired and confusing one-way streets.

v Main Street North

Main Street North
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Main Street North

A Main Street North

Streetscaping 

B Relocation of Joanne’s

Kitchen

C Spring Street

Institutional Spine

D Citizen’s Bank site

E New Nashua

Commons

F SENHMC

expansion

G Redevelopment of

existing buildings

A

F

B
D

C

G

E

Hollis
 Street

Pearl S
treet

M
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Streetscaping

Maintenance and upgrades to the

streetscape of Main Street is critical.

Begun in the early 1980’s, the streetscape

program has been a great success. The

comfortably wide sidewalks, warm red

bricks, and the canopy of street trees cre-

ate a pedestrian environment that has

been instrumental in Main Street’s resur-

gence over the past 15 years. However,

some sidewalk bricks have been dis-

lodged and many of the street furnish-

ings are either historically inappropriate,

poorly located, or in general disrepair.

Basic upkeep and selective improve-

ments to the streetscape on Main Street

North are as critical today as the intro-

duction of these standards 20 years ago.

If the public sector falls behind in its

responsibility, the private sector will not

Main Street North
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re-invest. The Master Plan therefore rec-

ommends pursuing a responsible mainte-

nance and upgrade program for

streetscaping on Main Street North as an

early action item for the City. At a mini-

mum, “responsible maintenance” should

include annual inspection of sidewalk

Pavers and grates on

Main Street in need of

replacement  

Benches

Several benches along

Main Street are poorly

located. Benches that

face traffic or are located

in the middle of

sidewalks are rarely

used. Where possible,

benches should either be

paired, facing each

other, or they should be

located with their backs

to storefronts.

conditions following the spring thaw and

immediate replacement of damaged

pavers. In addition, the City should con-

sider utilizing a more delicate sidewalk

sweeper, one that does not damage the

pavers as it cleans them.

Diagrams

Inappropriate bench

location (below left)

Appropriate bench

location (below right)
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Pedestrian Connectivity

The Library Walk is a great success. It

provides pedestrian access through

Nashua's long blocks to destinations

located one block behind Main Street.

More such connections are required in

order to connect and stimulate invest-

ment along Spring and Elm Streets.

The Master Plan recommends creat-

ing five additional through-block pedes-

trian connections: two on the interior of

buildings, and three exterior. The exterior

pedestrian paths should be public, well-

lit, and modeled after the successful

Library Walk. The interior paths require

partnerships with private building own-

ers. They should be integrated with the

interior circulation through a lobby or

public corridor.

Hollis and Main Street Intersection:

The Region’s 100% Corner 

There is no more important intersection

to redevelop in Nashua than the intersec-

tion of Hollis and Main Streets. The

intersection is the region’s “100% corner,”

as it creates gateways to Main Street

from the east and west and south.

All four corners of this intersection

are currently underutilized and under-

performing. In a City with limited avail-

able land and relatively low-scale

buildings, three of the four corners pres-

ent opportunities to add significant

square footage to the Downtown inven-

tory of office, retail, institutional, and

cultural space without creating an inap-

propriately sized building. Downtown’s

largest new buildings should be sited at

New Pedestrian

Connections

Several new pedestrian

connections (similar to

Library Walk and

shown in red) should be

created to improve the

permeability of Main

Street’s long blocks.

A Through an existing

building

B In place of the

relocated Joanne’s

Kitchen

C A new lane beside

relocated parking

D Along side of the

church

E Through new

Downtown common

F An extension of the

rail trail

A

B

F

E

D

C
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this intersection. A series of distinct, 4-

to 6-story, mixed-use buildings wold cre-

ate a center to the Downtown. They

buildings would anchor both ends of

Main Street by creating a strong center.

and transform an anonymous intersec-

tion into the region’s symbolic heart.

Citizen’s Bank Site

The most important site at Nashua’s

100% intersection is the northeast corner

of Hollis and Main Streets - commonly

referred to as the Citizen’s Bank site.

This site has an address on two of the

busiest arterials in Nashua (Main Street

and Hollis) and is a gateway to the

Downtown. Additionally, with the Main

Street Marketplace under reconstruction,

it is the largest remaining developable

site fronting Main Street. The long term

redevelopment of the Citizen’s Bank site

must establish the standard for all other

development in Nashua because it is a

front door to the region. It should leave a

positive legacy for years to come.

In December 2002, Citizen’s Bank

secured approval for plans to build a sin-

gle story bank with drive through facili-

ties. This building should be considered

an interim solution for this important

Hollis and Main

Street: The region’s 

100% Corner

The intersection of

Hollis and Main

Streets as it exists today:

an under-developed

intersection dominated

by high volumes of

through traffic.

Hollis
 Stre

et

M
a
in

 S
tr

e
e
t

Hollis Street

M
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Main Street as a

Series of Rooms

The entire length of

Main Street should be

designed as a series of

rooms and experiences,

not as a single

monolithic avenue.

A Railroad Square

B Main Street North

C 100% Corner: Hollis

Main Street

Intersection

D Transitional area:

Hollis to Otterson

Streets

E Secondary retail

node: Main Street

marketplace

F Southern Gateway:

Salmon Brook

F

E

D

C

B

A
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site. When market forces dictate redevel-

opment of the site, the City should part-

ner with Citizen’s bank to create a legacy

project.

The public outreach process and the

market study both conclude that this site

would be best developed as a mix of uses,

including a ground floor bank, and

anchored by an institutional use such as a

a downtown campus for an area college.

Such a use would bring a diverse group

of people into the area at all hours,

enforcing the desire of developing

Nashua as a “24-hour city”.

As an educational building, class-

rooms would occupy the upper floors of

the buildings with Main Street retail at

the ground level. This configuration

allows for active, pedestrian-oriented

uses on the street to add to the already

healthy street-life on Main Street North.

Also, providing for retail uses on the

ground level allows for businesses and

restaurants to be open and active after

office hours.

The site north of the Citizen’s Bank

site can also be integrated into an

amenity for Main Street. The potential

relocation of Saint Patrick’s gymnasium

to Spring Street provides a proper civic

greenspace for the City of Nashua. The

desire for outdoor, public space is great in

the City, and this resource would provide

a new “Commons” for Nashua.

Southeast Corner of Hollis Street and

Main Street

To truly create a 100% corner at Hollis

and Main, the southeast corner of the

intersection should also be a redevelop-

ment opportunity. At present, this site

houses a service station, a drugstore, a

few miscellaneous businesses and restau-

rants, and surface parking for Southeast

New Hampshire Medical Center

(SENHMC). Constitution Plaza occu-

pies the other corner of the site, that of

Main and Kinsley Streets, though few

would know it is there amidst the unco-

ordinated land uses. The proposed build-

ing configurations will not only define

the corner of Hollis and Main Streets as

a gateway, but with ground floor retail

uses they will encourage pedestrian-ori-

ented street-life.

Citizen’s Bank Site,

Short Term Vision: A

bank with a drive

through facility. (left)

Citizen’s Bank Site,

Long Term Vision:

Redevelopment as an

Educational Complex

with ground floor retail

and Main Street

Commons (right)

Hollis Street

Hollis Street
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The proposed buildings would have

retail businesses at street level with

offices above. The offices could be used

by the hospital, or physicians offices, or

other businesses seeking office space in

the heart of Downtown.

At the easternmost part of the block,

a parking garage is proposed to accom-

modate current parking needs for

SENHMC as well as addressing parking

requirements of other uses on the block.

And most importantly, Constitution

Plaza will be surrounded by public uses

to provide a more defined, proper envi-

ronment for community gathering.

Parking Strategy

Easy access to parking was identified by

many as a problem in Downtown

Nashua. Currently, there are approxi-

mately 3,500 parking spaces and 850,000

square feet of retail/office/commercial

space in Downtown. This is over 4 spaces

per 1000 square feet - a more than ade-

quate supply for an downtown that

aspires to be pedestrian friendly, mixed

use, dense and urban so supply is not the

problem.

Analysis and public testimony sup-

port the fact that there is not a shortage

of parking, but rather that the existing

parking supply is not well-managed,

coordinated or visible. Therefore, simply

providing more parking would not only

fail to solve the parking problem, but it

would conceivably create additional

problems in Downtown.

Parking issues should be addressed

on two fronts. First, the current parking

resources should be better organized and

managed. Second, new parking should be

carefully and selectively added to proper

Illustrative Plan of a

redeveloped Hollis and

Main Street

intersection

Hollis Street

M
a
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Proposed redevelopment

of Hollis Street and

Main Street

Existing conditions at

Hollis Street and Main

Street
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locations when it is needed. Determina-

tion of need should consider issues such

as the deleterious effect of excess park-

ing, the potential impacts on surrounding

properties, and the need to create a dense

unique urban environment for Down-

town.

Parking Management

Currently the 3,500 parking spaces

downtown are scattered throughout

downtown in private and public lots,

large and small lots, metered and free

lots, on streets, and in public and private

structures. Existing parking resources

must be more effectively managed. This

should be a priority, initially, over build-

ing more spaces.

As an inexpensive first step, the City

should implement a wayfinding and sig-

nage system to help visitors to Down-

town have better access to the City’s

parking supply. In addition, parking lots

and sidewalks should be designed with

comfortable pathways, trees, and lighting

in order to maximize their use.

A second step should be to organize

and manage the current parking space -

both public and private. Metered spaces

should be used for short-term parking.

They should be the most expensive cost

to park per hour, and have a limit of two

hours. Because they are the most accessi-

ble and important to retail, the metered

spaces should encourage a high turnover

of users.

The parking garages should be used

by employees and for longer-term park-

ing. Upper floors of garages, the least

convenient spaces, should be reserved for

employees who park all day.. They can be

leased out to business owners, thereby

freeing up their on-site spaces and street

spaces for customers. Lower levels of

garages should be used for both long

term and short term parking.

Shared Parking and Partnerships

The City should enter into discussions

with owners of large parking lots and

parking structures (SENHMC, BAE

Systems, Indian Head Plaza, etc) in

order to allow these facilities to be used

at “non peak” times.

For example, the Performing Arts

Center (PAC) may require very little new

parking if the unused evening capacity of

the BAE parking lot (connected to the

PAC with a walkway atop the dam) and

the Indian Head Plaza are utilized. Both

are within a five minute walk of the pro-

posed PAC.

Surface Parking

Limited surface parking located on street

or in small lots is important for retailers

in Downtown Nashua. The spaces are

easy to use, have a rapid turnover, and are

readily accessible in small lots, behind

buildings or mid-block. They lots should

be well-designed and have clear pedes-

trian connections to sidewalks and paths.

Many of downtown Nashua’s parking

spaces are scattered throughout the

downtown in small and large lots. The

dozens of small parking lots provide an

efficiency and efficacy that belies their

size. Many smaller lots, tucked away and
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behind buildings, are more effective and

efficient than fewer larger lots, but the

location and availability may be difficult

to discern for visitors.

On-street parking should be intro-

duced wherever possible. If peak hour

traffic flow is an issue, parking can be

prohibited during rush hours. Cars

parked on the street provide convenient

short-term parking as well as acting as a

traffic calming barrier between cars and

pedestrians.

Parking Garages

No new parking garages are immediately

needed. There is adequate parking to

serve today’s inventory of occupied com-

mercial/office/retail space as well as to

absorb the current vacancies (approxi-

mately 200,000 sq..ft. of

commercial/office/retail space). How-

ever, implementation of the Master Plan

will further intensify downtown uses and

necessitate the conversion of some sur-

face lots to structured lots. The Master

Plan proposes five potential sites for

parking garages. These new parking

garages, combined with the three exist-

ing garages will adequately serve down-

town upon build-out.The proposed

locations will correspond with places

where there is a current parking deficit,

or where new development will generate

future parking demand. With two

garages currently located on the west side

of Main Street, priority should be given

to a new structure on the east side of

Main Street. Any new parking facility

should be matched with a private sector

initiative. Parking should be shared to

balance the daytime and evening uses.

Spring Street Institutional Spine

The Master Plan proposes Spring Street

as an institutional spine. Currently sev-

eral public buildings are located along

Spring Street. However, they are not

connected to each other or related to

Main Street or the neighborhoods.

Parking Strategy

Upon completion of the

proposed garages, the

Downtown core will be

well served with

parking, as denoted by

five minute walking

radii. (left)

A well-defined parking

lot in the heart of

Lowell, Massachusetts

illustrates that small,

surface parking areas

can be tucked in and

around buildings and

landscaped creating a

pleasant street wall.

(right)
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A streetscaping program will create an

appropriate setting for the five public

buildings located on Spring Street.

Also, four additional sites along

Spring Street have been identified for

public buildings. One of the sites could

be used for the relocation of Saint

Patrick’s Gymnasium from Main Street.

Moving the gymnasium to this site

maintains the facility’s adjacency to the

parish but rebuilds it on a more appro-

priate site and frees up the Main Street

site for a town green, or Commons.

Spring Street 

Institutional Spine

Anchored on the north

by the Performing Arts

Center, an improved

Spring Street is an

ideal address for civic

and public buildings.
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Foundry Street

Performing Arts

Center

Public Library

Site B: St. Patrick’s

Gymnasium

Site C: Edu-

cational

Complex

Site A

Site D
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Hollis Street
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vi Main Street South main street south – or “Driving Main Street” – stands in

sharp contrast to Main Street North or “Walking Main

Street.” Main Street South has an exceedingly wide road, a

large number of auto-dependent uses, and the absence of an

intact historic fabric. Historically, Main Street South was resi-

dential, not commercial. However, over time, as traffic volumes

increased, Downtown commercial uses grew south towards

Salmon Brook. A few grand houses and apartment buildings

still exist; however, most have been demolished. Main Street

South was formerly identified by Salmon Brook and its wet-

lands. However, the wetlands have since been filled and the

stream was covered and culverted by the Globe Plaza (now

Main Street Marketplace) in the 1960’s.

Main Street South
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Main Street South can become an

important part of the overall Downtown

experience, its retail strategy, and its cir-

culation and park system. The half-mile

length of Main Street South should be

developed as a series of spatial experi-

ences varying one’s perception of the

long straight road, not as a single mono-

lithic avenue. The initiatives contained in

the following pages develop Main Street

South as a progression of unique places

with a mix of uses.

Main Street South

A Streetscape program

B Redevelopment sites

C Salmon Brook Park

A

C

B



64

Nashua Downtown Master Plan                    

Main Street South

Existing (left)

Proposed (right)

Hollis Street

Kinsley Street

Otterson Street

Salmon Brook

Streetscape Program

The Master Plan recommends the City

undertake a comprehensive streetscape

and road improvement program for

Main Street between Hollis Street and

Allds Street. Creating a high quality

pedestrian environment does not require

major traffic flow modifications. The

Master Plan proposes preserving the cur-

rent lane configuration. The moving and

turning lanes that exist today, will

remain. However, the curb should be

moved east or west 8’ to create on-street

parking lanes wherever possible. The

parking would be set between bulb-outs

at the corners in order to minimize the

pedestrian crossing distance of Main

Street. Easements or acquisition of prop-

Lake Street

Prospect Street
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ular experience of Main Street South. A

new streetscape program should locate

utilities underground in accessible

trenches. In addition, the streetscape

should provide generous street trees, low

level pedestrian scaled lighting, high level

street lighting, textured (possibly brick,

extended from Main Street North) side-

walks and crosswalks. The streetscape

should be designed to calm traffic by cre-

Street Sections

Existing Main Street

North, between Hollis

Street and the Nashua

River (top)

Proposed Section for

Main Street South

between Salmon Brook

and Otterson Street

(second)

Proposed Section for

Main Street South

between Hollis Street

and Otterson Street

(third)

Existing Section of

Main Street South

between Otterson and

Salmon Brook (bottom)

erty would be required in front of most

properties to create sidewalks and a

planting zone. Buildings between Otter-

son and Hollis should be set back

approximately 15’ the sidewalk to pre-

serve the residential/institutional fabric.

Buildings between Otterson and Salmon

Brook should be built to the sidewalk.

The streetscaping program will

improve the overall pedestrian and vehic-
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Proposed Plan and

Section for Main

Street South:

The moving lanes of

traffic remain

unchanged. Parking

bays are created, street

trees are planted. A new

sidewalk is constructed

on private property. No

building demolition is

required.

(bottom two images)

Existing Condi-

tions of Main

Street South:

Sidewalks are located

directly adjacent to

moving lanes of traffic.

The lack of street trees

and presence of

overhead utilities creates

a dangerous and

unattractive pedestrian

environment.

(top two images) 
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P
P

P
P

P
P

P
P

P

P

Circulation and

Parking

Regional through traffic

on Main Street (shown

in yellow) will be aided

by the reduction of local

traffic and curb cuts

from Main Street. The

network of cross streets

(shown in magenta)

and parallel lanes

(shown in green)

provide local access to

parking and service.

P

P

ating visual interest and subtle cues to

drivers that Main Street is an environ-

ment that balances the needs of automo-

biles and pedestrians. All street

furnishings (benches, light poles, trash

receptacles) should be coordinated

through a carefully selected palate of

materials and colors.

Circulation and Parking

The Master Plan recommends improved

commercial circulation by creating rear

lanes to access most of the properties

along Main Street and installing traffic

signals at key cross streets. The rear lanes

will provide parallel access to Main

Street. Traffic destined for establish-

ments on Main Street South will access

the properties at controlled intersections

and rear lanes as opposed to via curb cuts

directly on Main Street. In addition, a

rear lane allows local traffic travelling

from one establishment to another on
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Main Street South to avoid Main Street

altogether. By removing as much local

traffic and curb cut access from Main

Street as possible, Main Street can func-

tion more effectively as a regional

through route.

Salmon Brook Park

Located south of Main Street Market-

place, Salmon Brook Park is the southern

Gateway to Downtown. The park can

create a “green” gateway.

Studies and a public design charette

for Salmon Brook Park have explored the

possibility of daylighting the culverted

brook south of the Main Street Market-

place and creating a pedestrian underpass

under Main Street. Additionally, the

park would restore and stabilize remnant

historic industrial structures where a dam

and turbine once stood. Implementation

of this plan will require a partnership

with the private property owner.

Redevelopment Opportunities

Main Street South presents many oppor-

tunities for redevelopment. Most are

located between Otterson and Salmon

Brook. With the exception of a few of

the grand residences between Hollis and

Otterson, most of the buildings are

either disposable, obsolete, or of no his-

toric value. Over the next ten years, it is

likely that many of these properties will

be redeveloped. The Master Plan recom-

mends this redevelopment occur incre-

Salmon Brook Park

Section A:

Section across Salmon

Brook : dam and

turbine are restored as

an historic industrial

remnant and public

sculpture. (top left)

Section B

Section through Main

Street: a pedestrian

underpass under  Main

Street is created

connecting Salmon

Brook Park to Main

Street Market Place.

(top right)

(section drawings from

Salmon Brook

Charette) 

The reconfigured park

celebrates and preserved

this part of Nashua’s

early heritage and

development (bottom)

A

B
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Main Street

Market Place

Salmon Brook

Park
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mentally and be primarily driven by the

private sector. A public streetscape pro-

gram is recommended however whole-

sale public sector acquisition and

redevelopment is not necessary.

In sum, the Master Plan identifies

approximately 10 to 15 sites for private

redevelopment. Most of the sites on Man

Street South are located at the proposed

retail node between Otterson and

Salmon Brook Park. With the redevelop-

ment of the Main Street Marketplace,

this retail node will complement both the

form and types of retail on Main Street

North. Storefront buildings would define

the street and sidewalks. Overall, this

retail node can absorb between 50,000

and 75,000 additional square feet of

retail, further widening the array of

Downtown businesses.

Retail sites along Main Street South

should redevelop according to the fol-

lowing principles:

• a build-to line should be established

at the back of the sidewalk, and a

building’s frontage must occupy at

least 60 percent of this frontage line

• parking must be located behind the

building; parking may be located in a

60' wide lot beside the building pro-

vided it is adequately screened from

the sidewalk and street.

• buildings must have windows and

activities that animate the sidewalk;

at least 50 percent of a building’s

facade on Main Street must have

windows and ground floor glass

doors opening onto the sidewalk.

• primary entrances must face Main

Street South

• in order to minimize parking

requirements and encourage develop-

ment, parking should be shared

between adjoining properties; a park-

ing maximum of one space per 4000

square feet should be enforced

• properties must be developed

between .25 FAR and .5 FAR (FAR

stands for “floor-area-ratio”, meaning

the ratio of the building’s floor area

to the overall area of its site).

• buildings must be a minimum of 2 to

3 stories in height
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Existing 

Main Street South

(top)

Proposed

Main Street South

(bottom)
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Frameworks
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in great cities streets are more than a means of simply

moving traffic. Streets are just one of the many components

creating the public realm.

This Master Plan proposes a new framework of streets and

blocks for Downtown Nashua. The framework includes con-

verting one-way streets to two-way streets, improved

streetscaping, and alignments of new streets.

Conversion of One-Way Streets to Two-Way Streets

Many of the streets in Downtown Nashua were converted to

one-way movement after World War II as a means of moving

higher volumes of traffic through Downtown. Typically streets

were converted in pairs, one in each direction (such as Kinsley

and Hollis or Pearl and Factory). However, some are

“orphans”--that is, they are not paired.

The public outreach process uncovered a variety of opin-

ions, both negative and positive, about one-way streets. While

they do move more traffic, there are several negative impacts:

• faster traffic, therefore a less pleasant pedestrian experience

• confusion and frustration for drivers who cannot move

through Downtown based on intuition

• needlessly additional vehicle miles due to restricted move-

ments and re-routing

• less desirable retail environment because businesses get

exposure to traffic during either the morning or afternoon

commute, but not both

• diminished access to parking and other destinations

because of restricted movements

• reliance on wayfinding and signage because driving is no

longer intuitive.

For these reasons, the Master Plan recommends converting

as many one-way roads to two-way as possible. Doing so, how-

ever, is more complicated than simply removing the one-way

sign. Typically, slight reconstruction of the road and intersec-

tion, as well as new traffic signals are required. Because of the

complexity of converting streets from one-way to two, the

Master Plan recommends a phased sequence of conversions.

All streets have been categorized. A phased conversion is rec-

i Streets:
Access and Connectivity
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ommended beginning with those streets

that are the most simple to convert (the

“orphans”) because they are not paired

with another one-way street. Streets were

categorized as follows:

• streets that are less than 30' wide and

are too narrow to convert to two-way

movement with on-street parking

• streets that can be easily converted

because they are wider than 30' and

are not paired with a street in the

opposite direction

• streets that are paired but can be con-

verted with signalization improve-

ments 

• lowest priority streets whose conver-

sion is most complicated and there-

fore require most study.

A more detailed study of one way street

conversions is recommended as an early

action item in the Implementation Sec-

tion This study should examine street

widths, land uses, social / cultural con-

texts, impact of potential loss of on street

parking and costs.

Broad Street Parkway

One of the charges of the Master Plan

process was to examine the existing plans

for the Broad Street Parkway and make

recommendations for revisions if neces-

sary to better serve the Downtown and

the neighborhoods.

Tier One 

Conversions:

(top)

Unpaired streets greater

than 30 feet wide

shown in green

Remaining one-way

streets are shown in red.

Tier Two 

Conversions:

(middle)

Paired streets with

sufficient width and

capacity shown in

green. Remaining one-

way streets are shown

in red.

Tier Three 

Conversions:

(bottom)

Paired arterials that

require further study

shown in green.

Remaining one way

streets shown in red.
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To this end, the planning team

reviewed and analyzed the current pro-

posal, interviewed the community devel-

opment staff, public works staff, and the

regional planning commission staff, con-

ducted a field examination, and applied

national experience from other similar

projects to the design of the Broad Street

Parkway.

Broad Street Parkway:

Existing Proposal

The existing proposal for the Broad

Street Parkway calls for a four-lane arte-

rial highway, most of it divided by a cen-

ter median, extending a distance of 1.7

miles, from a northern terminus at Broad

Street to a southern terminus on Hollis

Street. In addition to its two terminus

intersections (Broad Street and Hollis

Street), the proposed parkway would

have three other intersections: at a con-

nection to a Sargent Avenue extension,

in the Millyard south of the Nashua

River, and at Ledge Street just to the

south of the Millyard. Auxiliary lanes

(left-turn lanes and, in some instances,

right turn lanes) would be present at all

intersections.

The design speed of the proposed

Broad Street Parkway is 40-50 miles per

hour, typical of a multi-lane suburban

arterial highway. The Parkway is a lim-

ited access roadway, with no fronting

properties having access to the road.

Access to adjacent properties is gained

through the three internal intersections

and the two terminus intersections.

Existing One Way

Streets

(top)

Current inventory of

all one-way streets

shown in red

Proposed 

Conversions

(bottom)

Through an

incremental process, 20

of the 47 one-way

streets can be converted.

Converted streets are

shown in red,

remaining one-way

streets are shown in red.

Strengths and Challenges

The master plan team recognized the

two underlying strengths of the current

Broad Street proposal:

• It adds to the arterial street network.

Adding new street network is always

preferable to the alternate action of

widening the existing street network.

• It adds new street network in per-

haps the most useful alignment in

Nashua: i.e., north/south across the

Nashua River, thereby creating a par-
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allel alternate route to the Main

Street crossing of the Nashua River,

one of the most problematical traffic

“bottlenecks” in the City.

• The proposed Parkway provides a

large increment of new access to the

Millyard district, enabling travel

between the Millyard and the north

side of the Nashua River without

requiring the use of Main Street.

However the Master Plan team

developed an alternative which better

meets the goals of the City and Down-

town.

Although in agreement with the funda-

mental premises of the Broad Street

Parkway, the Master Plan team identified

several challenges with the current

design as proposed:

• Road Type A limited access road is

fundamentally at odds with the char-

acter of Nashua, and indeed with

cities in general. Limited access roads

are most appropriate where mobility

– higher speed travel over longer dis-

tance – is paramount. In contrast, the

primary purpose of arterial streets

within the city is access, i.e. distribu-

tion to as many intersecting streets

and fronting properties as possible,

and the provision of frequent oppor-

tunities for pedestrian crossings. The

limited access feature of the proposed

Broad Street Parkway, therefore, is

fundamentally at odds with the exist-

ing character of Nashua streets, and

with the desired character for new

streets within the system.

• Design Speed The proposed Broad

Street Parkway has a design speed of

40-50 miles per hour. This high

Current Broad

Street Parkway

Existing Proposal

(bottom left)

The proposal provides a

high-speed link between

Broad Street and the

Millyard, but does little

for regional through-

traffic.

Preferred 

Alternative for the

Broad Street 

Connector

(bottom right)

The preferred

alternative will provide

access to redevelopment

properties and will

improve congestion at

Railroad Square created

by regional through

traffic.

Exit 6

Broad Street
Sargent A

ve..

Amherst Street

Hollis Street

Exit 6
Broad Street

Amherst Street

Franklin Street
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Diagnosis

(top)

Traffic from Exits 6

and 7 is funnelled

through a dog-leg at

Railroad Square and a

single Merrimack

River crossing on East

Hollis Street.

Current Broad

Street Parkway

Proposal

(middle)

Proposed roadway

serves only Exit 6

traffic to the Millyard.

Much traffic is still

funnelled through

Railroad Square and

the single Merrimack

River crossing.

Alternative Pro-

posal Broad Street

Parkway

(bottom)

Exit 7 traffic takes the

Henri A. Burque

Highway across the

Merrimack River on a

new bridge. Exit 6

traffic crosses Railroad

Square in a “through-

movement.”

design speed is incompatible with the

densely developed urban fabric (or

what should be such fabric) in the

road corridor. Design speeds in the

40-50 miles per hour range are

appropriate for suburban arterials, in

which mobility is the highest consid-

eration. For urban streets for which

access and urban street values are the

primary consideration, design speeds

of around half this amount (i.e., 25 to

30 miles-per-hour) are more appro-

priate.

• Number of Lanes Four through

lanes of traffic, as proposed in the

current Broad Street Parkway design,

are far in excess of any need likely to

be generated by even the most opti-

mistic of downtown growth scenar-

ios. A two-lane roadway (one lane in

each direction) is, on the other hand,

fully adequate for all reasonable pro-

jections of downtown growth. For

example, a two-lane roadway would

accommodate downtown growth of

1.25 million square feet of new shop-

ping, or 1.74 million square feet of

new office, or 6,200 new downtown

dwelling units. These supportable

growths, or combinations of them,

are greatly in excess of any downtown

growth projections.

A cross section with four through

lanes translates to a cross section of

six lanes at most intersections, and

seven lanes at the “worst case” at

Ledge Street. Intersection widths of

this type are not only visually blight-

6

7

5

4

6

7

5

4

6

7

5

4

Henri A. Burque Hwy.
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ing and out of character with the

City of Nashua, but they are ineffi-

cient for traffic operations, and hos-

tile to pedestrian and bicycle travel.

• Lack of Address Value The pro-

posed limited access feature on the

proposed Parkway design means that

fronting properties cannot have an

“address” on the Parkway. At best,

properties can appear to front on the

Parkway, but must be reached from

side streets or parallel “frontage

roads.” The proposed limited access

feature of the Parkway, therefore, will

prevent the Parkway from ever

becoming an “armature” of develop-

ment in Nashua. Failure to realize

Broad Street Park-

way: “An armature

for everything”

If designed well, the

road can provide (A)

access to redevelopment

parcels, (B) connections

to a regional trail

system, (C) an

extension of a local trail

system, and (D)

improvements to signal

operations at Railroad

Square. A

D

C
B

A

this potential is particularly disap-

pointing, given the currently unde-

veloped state of two prime

developable areas through which the

corridor passes: (1) the Millyard

south of the Nashua River and (2)

the currently undeveloped land on

the south side of the corridor near its

western terminus at Broad Street.

• Lack of East/West Street 

Connection Although the proposed

Broad Street Parkway design accom-

plishes the all-important north/south

connection across the Nashua River,

it does little to provide an additional

east/west connection on the north

side of the River. Such a connection

Amherst Street M
ai

n
 S

tr
ee

t

Mine Falls Park

Millyards

Greeley Park

Tannery Site Canal Street
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would be highly valuable in redirect-

ing east/west traffic now on Amherst

Street through Railroad Square to

other locations (most obviously, to

Franklin Street, thereby crossing

Main Street away from Railroad

Square).

• Lack of Local Street Connections

To the south of the Nashua River

(i.e., in the Millyard and in the Hol-

lis Street area), the Parkway termi-

nates in a dense network of small

local streets or street-like spaces in

the Millyard and the Tree Streets

Neighborhood. Rather than weaving

the Parkway into these streets, how-

ever, the proposed design obliterates

them, connecting only at one existing

street (Ledge Street) with a seven-

lane cross section, and at a large new

single intersection (five lane

approaches) in the Millyard.

• Through Trips Although a stated

purpose of the proposed Broad Street

Parkway is the relief of through traf-

fic (i.e., traffic with neither origin nor

destination in Nashua), the road as

configured does not offer an impres-

sive source of relief. The major

through movements within Nashua

are not fundamentally north/south

movements, but rather east/west

movements, primarily between inter-

changes 5, 6 and 7 of the Everett

Turnpike and the single crossing

(Hollis Street) of the Merrimack

River. The currently proposed con-

figuration of the Broad Street Park-

way rearranges some of these move-

ments, particularly the movements

between Everett Turnpike inter-

changes 6 and 7 and the Hollis Street

crossing of the Merrimack River. The

proposed Parkway will permit the

rerouting of these movements (or

some of them) away from the con-

gested multi-leg intersection at Rail-

road Square, and redirect them

toward the new north/south river

crossing and then onto Hollis Street

and Kinsley Street. This rerouting of

traffic, however, may not have a large

benefit, since the same volume of

east/west traffic would still appear at

the critical bottleneck location at the

Hollis Street crossing of the Merri-

mack River.

• Cost The cost of the proposed Board

Street Parkway ($60 million) is

extravagant and out of scale. Almost

all of the major street network (arte-

rial and collector street) within

Nashua is in need of major expendi-

ture for preservation and upgrading.

Reducing the scope of the proposed

Broad Street Parkway and redirecting

the "savings" in funds to other

needed projects throughout the City

would, in all likelihood, yield a far

greater level of return per dollar

expended.

• Land Consumption The sweeping

curves, dictated by the higher design

speed of the proposed Parkway, con-

sume large amounts of land for the

roadway footprint itself, and further
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render a number of land parcels into

unusable fragments. Such land

gained in excess of real footprint is

not suitable for other uses, such as

park land or an adjacent trail. The

intersections (particularly at Ledge

Street, with its seven-lane approach)

are notably larger than anything now

existing on any surface street within

the City of Nashua.

• Neighborhood Impact The pro-

posed Broad Street Parkway design

terminates in the Tree Streets neigh-

borhood. More accurately, it obliter-

ates a good part of a neighborhood

by terminating there.

• Unimodal The proposed design is

heavily oriented toward moving the

maximum possible volume of vehi-

cles, at the highest reasonable speed.

Travel by other modes – bicycling

and walking – do not appear to be a

serious consideration in the design.

The design does not appear to inte-

grate the regional walking and bicy-

cling system, despite the fact that the

new design constitutes a major

acquisition of new land and provides

a new river crossing.

Preferred Alternative, Broad Street

Parkway

The Master Plan team, in realization of

the challenges associated with the cur-

rently proposed Broad Street Parkway,

proposes the following modifications to

the plan:

• Road Type In contrast to the cur-

rently proposed limited access road,

the master plan recommends a con-

trolled access street. On such a street,

high-value fronting properties are

encouraged, and are given vehicular

access under controlled conditions

(carefully planned driveway spacing,

rear alley connections, etc.). Rather

than minimizing the number of

intersections, the preferred alterna-

tive would seek to maximize intersec-

tions. Specifically, to the south of the

Nashua River, the preferred alterna-

tive would be carefully woven into

the fabric of five or six local streets,

rather than obliterating them and

imposing a new single intersection.

• Design Speed The preferred Broad

Street Parkway has a design speed of

25-30 miles per hour, appropriate for

a new arterial street in an urban area.

The lower design speed permits more

compact geometric design of the

street, smaller intersections, reduced

sight distance requirements, makes

on-street parking more feasible,

greatly improves the pedestrian

atmosphere, permits plantings and

street furniture to be placed closer to

the street, and generally reflects the

desirable traits of existing streets in

Nashua.

• Number of Lanes The preferred

alternative should have two through

lanes (i.e., a single through lane in

each direction). At intersections, a

third left-turn lane should be pro-

vided. Right-turn auxiliary lanes
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should not be provided. A two-lane

roadway provides an increment of

capacity that is far more than ade-

quate for any reasonable projection of

new downtown growth in Nashua.

• Address Value The design features

of the preferred Parkway – specifi-

cally its accessibility, design speed

and size – should add to the value of

the road as an address. Supporting

City policies (zoning, redevelopment

initiatives, etc.) should foster the role

of the road as an armature for new

development.

• East/West Street Connection to

Franklin Street A major advantage

of the preferred alternative over the

currently standing Broad Street pro-

posal is the connection to Franklin

Street on the north side of the

Broad Street 

Parkway

The preferred

alternative for the

Broad Street Parkway

(left) will provide access

to redevelopment

opportunities, as well as

reduce congestion at

Railroad Square.

Recommended cross-

section (section A-A)

(top left)

Recommended cross-

section of Parkway at

the new bridge (section

B-B) (top right)

Franklin Street

P
in

e
 S

tre
e
t

A

A

B

B
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Nashua River. This connection cre-

ates a new east/west route parallel to

Broad Street and Amherst Street,

and permits east/west through traffic

(from Everett Turnpike interchanges

6 and 7 to the Hollis Street/Merri-

mack River crossing) to divert from

Broad Street and Amherst Street, to

use Franklin Street and Canal Street

instead, and thereby avoid the major

congestion at the multi-leg intersec-

tion at Railroad Square. Although

the currently proposed Parkway

could redirect some of this same

through movement southward across

the new Nashua River crossing

(thereby evading the Railroad Square

location), the current plan does not

create a new east/west connection,

but simply adds the redirected

through traffic to the already high

volumes on Hollis Street and Kinsley

Street.

• Local Street Connections The pre-

ferred alternative, rather than obliter-

ating street connections in the

Millyard and Tree Streets neighbor-

hood, will create a fabric of new con-

nections and small streets. The

preferred alternative will have far less

impact on local streets than the cur-

rently standing proposal, because: (1)

it will deliver only a single lane of

traffic across the Nashua River in

each direction and (2) it will disperse

its traffic to a number of local street

connections, rather than focusing

onto a single new large intersection

at Ledge Street.

• Land Consumption The preferred

alternative will consume far less land

than the currently proposed Broad

Street Parkway. The controlled access

feature (as contrasted to the limited

access feature of the current pro-

posal) will require the taking of fewer

properties, since fronting property

value will be increased, not obliter-

ated, by the road. The more compact

geometric design of the road, mani-

fested in low design speeds, small

frequent intersections, and two-lane

cross section, will greatly reduce the

land needed for the road footprint

itself. Rather than obliterating much

of the neighborhood land at the

southern terminus, the preferred

design would restore this land to

dense urban uses.

• Cost The compact right-of-way,

two-lane cross section and lack of

limited-access purchases will yield a

preferred Broad Street alternative

that is most likely a fraction of the

cost of the currently proposed alter-

native. Some individual elements of

the cost savings are likely to be spec-

tacular. For example, the structure for

the crossing of the Nashua River,

some 1,100 feet in length (4 lanes)

under the currently proposed plan,

would be less than 200 feet (2 lanes)

under the preferred alternative.

• Neighborhood Impact An impor-

tant principle of the preferred alter-

native is the restoration of
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neighborhoods, and creation of new

neighborhood fabric, particularly at

the southern end of the Parkway. The

preferred alternative does this

through a downsized street, the

adoption of urban street design

guidelines, and the connection to the

existing street system at numerous

points.

• Multi-Modal The preferred design is

multi-modal, providing connections

to the regional trail system and

extension of the local trail system.

An Alternative to Through Traffic:

Extension of the Outer Loop

A Broad Street Parkway – either the cur-

rently proposed version or the preferred

alternative from this Master Plan – is not

the answer to through traffic in down-

town Nashua. Far more important than

the Broad Street Parkway, in any of its

versions, is the extension of the Henri A.

Burque Highway with another crossing

of the Merrimack River.

As part of the original circumferen-

tial connector, the Henri A. Burque

Highway was designed to provide a

"beltway" around downtown. As is often

the case with large road projects, the

planning process was slower than private

development. As a result, intense devel-

opment occurred in the corridor and the

right-of-way. In the 1990's, the idea of

extending the Henri A. Burque was

"shelved" in favor of a new alignment for

the circumferential connector several

miles to the north on more easily

acquired greenfield land.

Extending the Henri A. Burque was

valid many years ago. Today it is still

valid, albeit highly unlikely and infeasi-

ble. Extending the Henri A. Burque

Highway to Hudson will allow traffic

generated from Everett Turnpike inter-

change 6 (Broad Street) and interchange

7 (Amherst Street) destined east to Hud-

son to do so without traversing Amherst

and Canal Streets, and most importantly

avoiding Railroad Square and the Hollis

Street bridge.

Extension of the Henri A. Burque

highway is not likely. Acquisition costs

in the foreseeable future are prohibitive.

Likewise, NHDOT is in the process of

issuing an SEIS on the Circumferential

Highway several miles north of the

Henri A. Burque   However, should con-

ditions in the corridor change such that

the extension of the highway becomes,

once again feasible, Nashua should pur-

sue this option.

Preferred Proposal:

Design Recommendations

If the City decides to pursue the basic

alignment of the current Broad Street

Parkway proposal, the following recom-

mendations are made to assure this

alignment best serves both downtown

and the region.

The Parkway should be true to its

name and be designed as a 25-30 mile-

per-hour, two lane road, not a 45-50

mile-per-hour, limited access highway as

it has been designed as and conceived of.
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A two-lane cross-section will reduce the

cost of the roadway significantly yet will

not reduce its effectiveness.

The Parkway should incorporate trail

elements that substantially implement

the City's Master Plan for trails and

greenways.

All efforts should be made to pre-

serve and protect the Tree Streets Neigh-

borhood, located at the road's southern

terminus. The greatest impacts will likely

occur on Elm Street between Hollis and

Kinsley, now a small residential street,

where the roadway will force all regional

traffic to converge.

The Broad Street Parkway proposal

will require traffic modeling in order to

confirm the strategic assumptions and

decisions. It is important to note that

traffic modeling, by itself, should not be

considered a litmus test for good (or bad)

transportation proposals. Rather they

should be used as a tool to help evaluate

proposals.
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a framework of trails is as important to Nashua as a new

framework of streets. People will choose to move to and invest

in Nashua because of a package of amenities – not simply

because it is affordable or proximate to employment opportu-

nities. Creating a well-developed, well-connected park and trail

system will 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. Its natural assets will

attract homebuyers and visitors searching for a connected and

public life. Investments in trails will:

• provide recreational outlets for both residents and visitors

to Nashua

• weave together important places in the City for individuals

and families on bike or on foot

• provide an alternate means of commuting to Downtown

• be a draw for tourists as a connection between the abun-

dant heritage resources Nashua has to offer

• provide improved air quality by offering access to the City

without the automobile

ii Trails

Loops and 

Connections

The new Downtown

riverfront park will

connect into the larger

regional open space

system, linking Mine

Falls Park to the

Merrimack River and

other Downtown open

space amenities. Dotted

red lines indicate on-

street bikeways. Solid

red lines indicate paths

and trails.

Herita
ge Rail Trail

M
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S
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North Common &
Holman Stadium

Nashua River

M
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ack River

Memorial
Park

Mine
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Railroad Square
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• serve an economic development

objective by providing a valuable

leisure activity for individuals and

families.

The idea of an extensive trail system is

already a part of the City's 1993 Trails

Plan, adopted as part of the City’s Mas-

ter Plan, as well as the region's long-

range plan. This Master Plan illustrates

how trail systems can be implemented by

private and public initiatives recom-

mended in this Plan.

A trail would line both sides of the

Nashua River in the Downtown, linking

together the new parks, as well as Mine

Falls Park . Multiple river crossings cre-

ate “loops” in the Downtown, connecting

many nodes and attractions along the

trail system. Short loops in the Down-

town are particularly important because

they make short excursions on foot, such

as a walk during a lunch hour, interesting

and enjoyable.

The riverfront park system proposed

in this Master Plan will be connected to

Mine Falls Park, thus connecting to the

City's predominately residential areas

west of the Interstate. This wider con-

nection will open up Downtown as a

destination for families and recreationists

who would not otherwise go Downtown

for anything other than an occasional

visit. These trail connections will help

expand the appeal of Downtown to all

residents of Nashua, not just those living

east of the Interstate.
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iii Design Guidelines design guidelines are necessary to encourage new devel-

opment along Main Street South and to reinforce and support

the overall goals of this Master Plan. The design guidelines

that follow can be applied to new private development oppor-

tunities along Main Street South, between Hollis Street and

Salmon Brook Park. Within this area, however, the Master

Plan defines two very different areas of development:

1 A retail node between Otterson Street and Salmon Brook

Park, distinct from, yet complementary to, Main Street

North.

2 A mixed-use area between Hollis and Otterson Streets that

respects the architecture and urban design of the existing

historic mansions, apartment buildings and institutions.

As such, two sets of design guidelines are developed to address

desired development patterns for these areas.

Design guidelines present standards for new development.

They should be supported by the new zoning code to assure

development compatibilities, minimize design review friction,

insure investor confidence, and ultimately that new, urban

buildings will be appropriate to their context and contributory

to the overall health of Downtown Nashua.

Hollis Street

Kinsley Street

Otterson Street

Salmon Brook

Lake Street

Prospect Street
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Main Street between Hollis and

Otterson

Urban Design Intent

The urban design intent in this area is to

strengthen Downtown by creating a

transitional zone between the two retail

nodes along Main Street North and

South. This area should contain smaller

buildings with residential, institutional or

office uses. Retail development should be

discouraged. The form of the buildings

should relate to the existing residential

buildings; that is, they should be narrow

and deep buildings with small yards on

all sides.

Massing

(top)

Buildings should be

domestic in form, two

stories and evenly

spaced.

Siting

(second)

Buildings should be set

back approximately 15

feet, with one front

entry per building.

Easement

(third)

A rear easement is

required to coordinate

an efficient parking,

circulation and service

system.

Parking and 

Pedestrian 

Circulation

(bottom)

All parking should be in

the rear and on-street.

Pedestrian circulation A

walkway should connect

the sidewalk to the front

door.

Otterson Street
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Massing

(top)

One to three story

buildings should be

simple, well-

proportioned masses

that front the street.

Siting

(second)

Buildings must be

located on the sidewalk,

with multiple entries to

multiple storefronts.

Easement

(third)

A front easement is

required to create a

broad sidewalk. The

rear easement is

required to provide

access to parking, service

and and a clear

circulation system.

Parking and 

Pedestrian 

Circulation

(bottom)

Each block should have

a mid-block pedestrian

connection. This path

can be either interior to

the building or an

exterior walkways to

access parking behind

the buildings.

Main Street between Otterson and

Salmon Brook 

Urban Design Intent

The urban design intent in this area is to

concentrate Downtown's retail growth

potential in a second retail node along

Main Street South by creating mixed-use

buildings with mandatory, traditional

retail storefronts on the round floor.

Broad sidewalks, street trees, on-street

parking, awnings, and active storefronts

will create a vibrant pedestrian-oriented

retail node.

Otterson Street
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Residential Design Guidelines

The Master Plan identifies several sites

throughout Downtown for new housing.

These sites fall into two categories: (1)

extensions and insertions into old neigh-

borhoods and (2) former commercial or

industrial sites.

The architectural character of new

housing should be based upon traditional

patterns found throughout and proven

successful in Downtown Nashua. Adher-

ence to guidelines is more critical on sites

adjacent to or within existing neighbor-

hoods.

Essential characteristics of housing

adjacent to or within existing neighbor-

hoods:

• simple, straightforward volumes with

gabled or hipped roofs

• windows and doors with wide but

vertical proportions

• simplified details and trim

• orderly, but not necessarily symmet-

rical relationships between windows,

doors, and overall building mass

• buildings setback approximately 20

feet from the sidewalk, consistent

with surrounding houses, providing a

shallow yard zone.

Typical massing of

houses (top)

Detail of entrance

(second)

Perspective of Bronstien

Homes (bottom)
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iv Implementation 90The Master Plan will be implemented over ten years. Upon

completion, approximately 500 new residential units, and

500,000 square feet of new square feet of commercial space

will be added to Downtown Nashua. In addition, with con-

struction of a new Performing Arts Center, The Center for

Nashua Heritage and Future Technology, riverfront parks, and

trail connections, the downtown will be strengthened as the

region’s center for cultural and entertainment, and recreational

networks.

Completion of this Master Plan will create two legacies.

The first will be a revitalized downtown with a diversified

economy that benefits all residents of Nashua. Downtown

Nashua will become the soul of the region, and a critical com-

ponent to the region’s superior quality of life.

Second and equally important will be the legacy of part-

nerships and civic cooperation that are critical to realize the

visions of this Master Plan. The Master Plan should not be

thought of as a way to spend scarce public dollars - rather it

should be thought of as a way to form partnerships, raise capi-

tal, and leverage resources.

The ideas set forth in this plan come from the vested inter-

ests of the City’s diverse body of residents and investors. They

rely on a coordinated, cooperative and active public sector

working in tandem with an entrepreneurial private sector. The

results of this private-public partnership will benefit current

and future generations of Nashuans.
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Phasing Diagram

Design, Engineering,

Feasibility and

Fundraising for

primary projects

described in the Master

Plan are shown in blue

Primary construction

projects are shown in

red; Phase One : (years

1-3)  (top)

Phase Two: (years 3-6)

(middle)

Phase Three: (years 7-

10) (bottom)

Phasing of Priority Projects

The priority projects within the first
phase of implementation will include 

• Main Street South (Design and
Engineering)

• Bronstein Homes (Design and Hope
VI Application)

• Broad Street Parkway (Design and
Engineering)

• One Way Street Conversion Study

• Center for Nashua Heritage and
Future Technology (fundraising)

The priority projects within the second
phase of implementation (years 3-6) will
include:

• Main Street South (begin construc-
tion)

• Broad Street Parkway (begin con-
struction)

• Bronstein Homes (begin construc-
tion)

• Riverfront Parks (design and engi-
neering)

• Performing Arts Center (feasibility
study) 

• Center for Nashua Heritage and
Future Technology (design)

The priority projects within the final
phase of the implementation will
include:

• Riverfront Parks and related develop-
ment projects (construction)

• Center for Nashua Heritage and
Future Technology 
(construction)

• Performing Arts Center 

(construction) 
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Bronstein Homes

(top)

Ownership

(bottom)

Illustrative Plan

Acquisition and Strategy

Many of the Master Plan initiatives, par-

ticularilly those listed in the previous sec-

tion as priority projects will be relatively

simple to implement because of the lack

of complicated property acquisition. In

most cases much of the required property

is either owned by a single private entity

or by a public body.

Key

Private Ownership

Public Ownership

Institutional Ownership
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Riverfront West

Park

(top)

Ownership

(bottom)

Illustrative Plan

Key

Private Ownership

Public Ownership

Institutional Ownership
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Riverfront East

Park and 

Performing Arts

Center

(top)

Ownership

(bottom)

Illustrative Plan

Key

Private Ownership

Public Ownership

Institutional Ownership
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Broad Street Park-

way

(left)

Ownership

(right)

Illustrative Plan

Nashua Center For

Heritage and

Future Technology

(left)

Ownership

(right)

Illustrative Plan

Key

Private Ownership

Public Ownership

Institutional Ownership
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New Streets

Improved Streets

Parks

Parking Structures

Trails outside

Parks

Riverfront 

West

10,650 lf

6,350 lf

8.2 acres

520 spaces

9,600 lf

Riverfront 

East

3,150 lf

0

7.5 acres

0

250 lf

Railroad

Square

0

700 lf

0

0

0

Main Street

North

650 lf

2,200 lf

.7 acres

640 spaces

3,300 lf

Main Street

South

250 lf

4700 lf

6.4 acres

300 spaces

0

Total

14,700 lf

13,950 lf

22.8 acres

1,460 spaces

13,150 lf

Public Infrastruc-

ture

The Master Plan

recommends public

action be taken to crate

infrastructure that will

leverage substantial

private investment.

Infrastructure

Quantities

The table below is to be

used to generate

preliminary estimates of

costs. Locally

appropriate per unit

costs can be applied to

the values in the table.

Key

New Streets 

Improved Streets

Parks and Trails

Parking Structures
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2015 Downtown Circulation Study 

 































































































































Appendix D 

Performing Arts Center Feasibility Study 
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Agenda

✲Needs assessment summary

✲Physical and business plans for Court St.

✲Physical and business plans for a new facility

Page 1
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✲Webb Management Services, Inc. is a management consulting 
practice for the development and operation of performing arts 
facilities.  We work for governments, schools, developers, and 
arts organizations on facility feasibility, business planning, and 
strategic planning.  Our practice was founded in 1997, and we 
just started our 390th assignment.

✲ In 2001, we completed the original feasibility study for this 
project.  Other regional experience includes projects in Gilford, 
Keene, Lowell (MA), Framingham (MA), Lynn (MA), Worcester 
(MA), and Fitchburg (MA). 

Page 2

Webb Management Services
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✲The idea of building a performing arts center in Downtown Nashua has been 
under consideration for at least 15 years.  

✲Significant cultural development has been accomplished since the genesis of 
the idea. 

✲While some community leaders and local residents think that a performing arts 
center would be another important catalyst for downtown development, there is 
much work to be done around the idea. 

✲Webb Management Services was hired to establish whether or not building a 
theater in  downtown Nashua is feasible.  In 2016, we assessed the market for 
the arts in Nashua, demand for performance space, the current supply of 
performance facilities in the region, and the goals of the City for the future.

✲Having reached positive conclusions on the need for facilities, we went on to 
develop physical and business plans over the past six months.

Study brief + background
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✲ Market segment 1 is 
defined as the City of 
Nashua.

✲ Market segment 2 is 
defined as the 15-mile 
radius surrounding 
the Keefe Auditorium.

✲ Market segment 3 is 
defined as the 40-mile 
radius surrounding 
the Keefe Auditorium. 

Market 
analysis: 
segments 
one, two 
+ three

Page 4
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Size* Growth Characteristics Conclusions

Nashua 87,477 é

Slowly	growing	population;	Diverse	in	age	
with	a	large	number	of	families;	Varying	

household	incomes	+	levels	of	educational	
attainment;	Racially	+	ethnically	diverse	
with	a	large	Indian	American	community

Opportunities	for	increased	family,	
culturally	specific	+	hands-on	

programming;	Need	for	price-sensitive	
programs	and	facilities

15-mile	Radius 668,901 é

Growing	population;	Diverse	in	age	with	a	
large	number	of	families	+	Millennials;	
Affluent;	Varying	levels	of	educational	

attainment;	Racially	+	ethnically	diverse

Opportunities	for	increased	family,	
culturally	specific	+	hands-on	

programming;	Propensity	for	supporting	
traditional	arts

40-mile	Radius 4,693,531 é

Growing	population;	Diverse	in	age	with	a	
large	number	of	families;	Affluent;	Well-

educated;	Racially	+	ethnically	diverse

Opportunities	for	increased	family	+	
culturally	specific	programming;	

Propensity	for	supporting	traditional	
arts;	Possible	demand	for	jazz	events	

and	programs

Tourism 38.4M é
Outdoor	recreation	oriented	with	arts	+	

entertainment	participation
Recreation-based	programs	+	events;	

Partnership	development	with	Visit	NH

*2026	Estimate

Market	Conclusions:	By	Segment

Page 5

Market conclusions
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0.0	

0.5	

1.0	

1.5	

2.0	

2.5	

3.0	

3.5	

4.0	

0	 50	 100	 150	 200	 250	 300	 350	 400	 450	 500	 550	 600	 650	 700	 750	

Facility Rating vs. Capacity 
(0 to 750 seats) 

 

Local Facilit ies 

Regional Facilit ies 

Court Street Theatre

Local

Regional
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Facilities Mapped:
• Courtyard Marriott Hotel
• Crowne Plaza
• Holiday Inn Hotel + Suites
• Radisson Hotel
• Nashua Country Club
• Sky Meadow Country Club
• Welcoming Light, Inc.
• Country Tavern
• Daniel Webster College
• Rivier University

Existing 
meeting + 
event 
facilities
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Utilization: user demand

User	Demand	Summary:	

Performance	Facilities	(13	Users)*
Rehearsal/	

Tech
Performances Other Total

750+	seats	(2	users) 23 21 1 45
351	to	500	seats	(4	users) 4 30 47 81
350	seats	or	fewer	(7	users) 66 73 166 305

Total	Days	of	Use: 93 124 214 431

*Actorsingers	is	counted	twice	to	account	for	demand	for	multiple	facilities

User	Demand:	Performance	+	Classroom		Space
Rehearsal/	

Tech
Performances Other Total Capacity

Classroom	
Space	

Demand
Symphony	New	Hampshire 7 15 1 23 1100 -

Actorsingers	(Large	Space) 16 6 - 22 750 -

Gate	City	Charter	School	for	the	Arts - 2 45 47 500 -

Positive	Street	Art 4 4 - 8 500 -

Spartans	Drum	+	Bugle	Corps* - - 2 2 500 -

Steve	Ruddock/Riverwalk	Café - 24 - 24 400 -

Peacock	Players 30 36 166 232 350 166

Actorsingers	(Small	Space) 16 6 - 22 350 -

North	Main	Muisc	School 2 2 - 4 300 2

Nashua	Community	Music	School 10 10 - 20 250 312

Nashua	Chamber	Orchestra - 9 - 9 200 -

Blue	String	Marionettes - 4 - 4 200 -

Nashua	North	High	School:	Theatre	Arts 8 6 - 14 100 -

Daniel	D.	Rok	Swain	(Dance	Instructor) - - - 0 - 208

Sheetal	Kelkar	(Indian	Dance	Instructor) - - - 0 - 3

Total	Days	of	Use: 93 124 214 431 - 691
*estimated	capacity
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Utilization: charrette results
Calendar	Totals 600-seat	Hall 300-seat	Hall 150-seat	Multipurpose	Space	

Group Abb. Disc.
Event	
Days

Prep	
Days Total

Event	
Days

Prep	
Days Total

Event	
Days

Prep	
Days Total

Actorsingers A/S TH 6 10 16 9 21 30 0
Blue	String	Marionettes TLM TH 0 0 24 24 48
City	of	Nashua City X 10 10 0 0
Ghostlight	Theater	Company GL TH 0 0 12 13 25
Great	American	Downtown GAD X 0 57 5 62 0
Hear	Now	Live HNL AM 0 0 16 16
Nashua	Theatre	Guild NTG TH 0 0 7 14 21
Peacock	Players PP TH 0 139 61 200 0
Symphony	NH SNH UM 2 2 4 4 8 12 0

18 12 30 209 95 304 59 51 110
Totals	by	Discipline 600-seat	Hall 300-seat	Hall 150-seat	Multipurpose	Space	

Discipline Abb.
Event	
Days

Prep	
Days Total

Event	
Days

Prep	
Days Total

Event	
Days

Prep	
Days Total

Theatre TH 6 10 16 148 82 230 43 51 94
Dance D 0 0 0 0 0 0 0 0 0
Amplifed	Music/Ent. AM 0 0 0 0 0 0 16 0 16
Unamplified	Music UM 2 2 4 4 8 12 0 0 0
Opera O 0 0 0 0 0 0 0 0 0
Talks TA 0 0 0 0 0 0 0 0 0
Other X 10 0 10 57 5 62 0 0 0

18 12 30 209 95 304 59 51 110
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✲The Educational Sector: Nashua and the surrounding region are home to 
multiple educational institutions, including Rivier University, Nashua Community 
College, Daniel Webster College, the University of New Hampshire, and 
Southern New Hampshire University.  A partnership with one or more of these 
entities would connect new arts spaces to an experienced facility operator, 
ensure a certain level of use, and provide a certain amount of financial stability. 

✲Local Developers: There are handful of active developers in Nashua working to 
repurpose the city’s former warehouses.  Some of these projects have been very 
arts-friendly (The Nashua Area Artists’ Association Gallery is currently housed in 
a commercial building downtown, which also displays the work of local artists 
throughout the building). 

✲The Tech + Business Communities: Nashua’s tech and business communities 
are growing.  New arts facilities could be used for product launches, retreats, 
customer appreciation events, and so on. 

Utilization: key potential partners
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✲The Nashua Arts Commission released the Nashua Arts + Cultural Plan in 
2015.  The plan outlined six primary goals for the arts in Nashua:

The development of new arts facilities is in line with many of these goals, 
particularly identity, centralization, education, and commerce.  

Benefits + impacts

Identity: Create a unique brand to represent Nashua’s 
culture that distinguishes the city within the region. 

Centralization: Develop a collaborative citywide association 
of arts and culture by understanding and leveraging digital 
networks and existing venues and spaces within the city. 

Education: Engage residents of all ages, backgrounds, and 
abilities in arts and culture by raising awareness from a 
young age and integrating culture into educational, 
recreational, and social activities.

Marketing: Attract visitors and residents to local events by 
publicizing the Nashua cultural brand through strategic 
outreach and promotion of the arts to both local and 
broader audiences. 

Commerce: Produce new economic opportunities for the 
city by integrating the arts into public and business policies, 
stimulating Nashua to evolve as a sustainable, resilient, and 
livable community.

Growth: Encourage proliferation, prosperity, and visibility 
for both existing and emerging organizations in the arts. 
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✲ The market:  The market is diverse.  In all market segments, there are varying levels of 
educational attainment, household income, races and ethnicities, and ages.  This indicates a 
need for programming that ranges from the hands-on to the traditional, with a range of 
different price points.

✲ Existing facilities:  Nashua is located in a crowded arts market with a number of facilities 
that present national touring products.  In addition, the are two new facilities planned for one 
of Nashua’s neighboring communities, one of which will present touring musical acts.  Even 
with these facilities, a gap remains for high-quality theatre and dance space.  An additional 
gap exists for meetings and events. 

✲ User demand: There is significant demand for a performance facilities with 350 seats or 
fewer, and also for 500 to 700 seats.  An additional 691 days of demand exists for classroom 
space. 

✲ Benefits + impacts: New arts facilities align with many of the goals identified in the Arts 
Commission’s  Arts and Culture Plan, as well as with goals identified in the City’s 2010 
Consolidated Plan.  

Conclusions
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Recommendations

✲We presented a series of options to the City in May 2016. Based on feedback, 
we determined that the best course of action was to consider the development 
of a new 500-700 seat arts and events venue that could serve a range of 
nonprofit arts groups and commercial promoters, also responding to demand 
for a downtown meeting and event venue.

✲We also recommended the development of small and affordable spaces for 
local groups, potentially through the redevelopment of Court St.

✲Finally, we advocated for the development of a downtown arts district including 
existing and new facilities. 





Bruner/Cott Architects
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Lower Court St. 

✲ There is consensus in the community that Court St. should be 
improved as and when possible.

✲ A portion of the building could be restored for use by local theater 
groups, including a theater, rehearsal space and support areas.

✲ That portion could be operated as a co-op between the groups, or 
as a lease to one user with conditions motivating rentals to others.

✲ The City’s financial goal should be to have user groups pay rent 
sufficient to cover core building expenses.

✲ Users provide all services in and for the building, except capital 
repairs.

Page 20
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Lower 
Court St. 

Page 23
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Operating goals for a new arts + events center

✲ Present high-quality arts and entertainment programming of 
interest to the permanent population and other visitors to the 
area.

✲ Support local businesses, government and citizens with 
professional meeting and event facilities.

✲ Provide affordable access to well-equipped performance, 
rehearsal, and support spaces for users that are working towards 
the cultural development of Nashua and the region.

✲ Contribute to the economic vitality of Nashua and the wider 
region with active facilities that drive economic and community 
development.

✲ Utilize a sustainable business model primarily driven by earned 
income.

Page 31
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Governance recommendations

In this case we recommend that the City of Nashua be the owner and and operator, 
with at least two partners:
1. A foundation to raise money and represent the interests of the private sector.
2. A programmer to bring cultural and entertainment events to the new facility.

We make this recommendation given:
✲ The City has the resources and the ability to recruit the skills required to manage 

the Center, and the City’s mandate to serve local residents is consistent with our 
operating goals of providing access and support to local and regional residents 
and visitors.

✲ The Foundation can play a role through the renovation, leading the private sector 
component of the capital campaign and providing guidance and advice to the City 
as the project advances. Once the Center opens, the Foundation can play an 
ongoing role in fundraising for annual support, taking some responsibility for 
programming, education, and outreach. That promise of an ongoing role will be 
important to drive private sector financial support for construction and operations.

✲ A programmer can be solicited through a competitive bid process and be 
contracted to take the risk on programming the Center.

Page 32
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Operating policy

✲ Access + scheduling
✲ Rental rates + fees
✲ Resident status for particular groups
✲ Ticketing + analytics
✲ Food + beverage operations
✲ Volunteer leadership + support
✲ Green operations

Page 33
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Staffing plan

Page 34

City of Nashua

Executive Director

Technical Director

Technical Staff Custodian

Front of House 
Manager

Event Staff Event Cleaning Volunteer 
Manager

Development 
Director Ticketing Manager

Ticketing Staff

Full-time Staff Event StaffPart-time Staff

Legend:
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Pro-forma operating budget

✲ A live, Excel-based model that starts with activity estimates.
✲ The year before the theatre opens, plus five years of operations.
✲ Fully-developed staff and infrastructure to support programming 

estimates – from the outset.
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Pro-forma operating budget
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Pro-forma operating budget
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Pro-forma 
operating 
budget
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Economic impact analysis

✲ Calculates the economic impacts of building and operating new 
facilities in Nashua.

✲ Informed by RIMS Type II multipliers purchased from the Federal 
Bureau of Labor for Hillsborough County.

✲ Direct, indirect, and induced impacts based on construction, 
operations, and audiences.

✲ Year three of operations for new facilities.

Page 39
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Economic impacts - quantitative 
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Economic impacts - quantitative 
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Economic impacts - quantitative 
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building creativity

Webb Management Services Inc.

Economic impacts - quantitative 
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building creativity

Webb Management Services Inc.

Economic impacts - qualitative

✲ A catalytic project for the redevelopment 
of downtown Nashua.

✲ Attracting companies, workers, and 
residents to downtown Nashua.

✲ A key attraction within a district for tourism 
development.  
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building creativity

Webb Management Services Inc.

Critical path plan

✲ A
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building creativity

Webb Management Services Inc.

Our next steps

✲ Recommendation
✲ Pursue $15.5MM Bond - subject to private 

donations/contributions being raised in 
advance for an endowment fund to sustain 
operations

✲ Immediate Issue(s)
✲ Alec Shoes – An option is necessary
✲ Bond Request – Develop financing plan
✲ Capital Campaign – Develop infrastructure to 

raise $4M to capitalize endowment
✲ Seed capital – to advance fundraising and 

physical planning
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Appendix E 

Technical Memo For Parking On School Street Site 

 



Cost Proposal 
Addition of Ground Level Parking 

School Street Lofts 
Nashua, NH 

 
Dated:  August 20, 2020 
 
The following presents the components of cost included in the proposed addition of publicly 
accessible ground level parking to a proposed 146 unit multi family apartment project on a city 
owned parking lot.  By elevating the building above the site, the ground floor would include an 
area for parking (48-50 spaces), a minimum amount of lobby and amenity space, fire stairs 
landing at grade from the building above, and mechanical spaces so serve the building with 
power, water, and other infrastructure.  Resident parking would not be permitted in this public 
facility, but rather would occur in the garage located across High Street. 
 
The incremental costs are outlined below: 
 
Construction Hard Costs 

General Conditions   $  125,000.00 
Site Work    $  221,600.00 
Concrete    $  529,000.00 
Masonry    $  398,700.00 
Ceiling and Fireproofing  $  238,320.00 
Public access controls   $    47,800.00 
Electric     $  202,000.00 
Plumbing    $    50,000.00 
Mechanical    $  252,000.00 
Elevators (none for parking)  $     0.00 

Subtotal Hard Cost    $2,064,420.00 

Soft Costs 

GC Fee and insurance   $   309,663.00 
Contingency    $   178,056.23 

Budget Price     $2,552,139.23 

Developer Fee (0%) 
 
Note that key to the above assumption is that there is no carry cost (interest or equity return) 
included in the Grand Total.  Further, there is no lobby cost or other finished areas that are for 
the exclusive use of the residents. 
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Appendix F 

Property Cards 

 







































Appendix G 

District Properties, Acreages & Established Values 

 

 Parcel ID Location Acres Total Value Notes 
1 79-54 School Street 0.68 $107,400 Public Parking Lot 
2 79-35 West Pearl 0.11 $519,600  
3 81-16 West Pearl 0.16 $889,400 Office Building 
4 81-81 Elm Street 0.09 $397,400  
5 81-98 West Pearl  0.06 $230,100  
6 81-104 West Pearl 0.04 $263,100  
7 81-95 West Pearl 0.06 $285,100  
8 81-3 West Pearl 0.36 $2,058,800 City Owned 
9 79-129 West Pearl 0.07 $276,100  

 

 
Total Acreage: 1.63 Acres 
Total Assessed Value: $5,027,000 
 



Appendix H 

Adopting Provisions of RSA 162-K 
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