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Letter of Intent – Site Plan Review  

For 

CC Railroad Street Newmarket, LLC. 

Mixed-Use Development 

Tax Map U3 / Lot 138A 

Tax Map U4 / Lot 16 

 
February 23, 2024 

 
The Subject Property 
 
The subject property is located at 3 Railroad Street and is comprised of two parcels being Tax Map U3, 
Lot 138A, and Tax Map U4, Lot 16.  The subject property is accessed from Railroad Street and is 
bordered by S. Main Steet to the north, the railroad to the east, and mixed use residential and 
commercial to the south and west.  Lot 138A is 0.18 acres and Lot 16 is 0.94 acres, resulting in a total 
project area of 1.12 acres.  The subject property contains one existing historical brick building, one office 
building, historical railroad tracks, gravel area, and native vegetation.  The property is serviced by 
municipal water, sewer and there is a closed drainage system within the Railroad St., but this lot does 
not drain to that system.   Overhead utilities are also currently provided to the site from Railroad Street.  
The subject property has a gentle downgradient slope from west to east, and contains steeper slopes on 
the northern portion up to South Main Street.   
 
The Site Development Proposal 
 
The proposal is to construct a 3-story mixed used building with a 11,100+/- SF footprint comprised of 41 
residential apartment units including a 2,276 SF office space on the first floor.  The improvements also 
include the construction of a parking area containing 62 parking spaces including.  The proposed 
building will connect to municipal water and sewer mains located on Railroad Street via a new 6” water 
service and 8” sewer service.  The site will be accessed by a new 24’ wide drive approach onto Railroad 
Street.  Other improvements include green space and sidewalks, both internally and along the Railroad 
Street frontage.  The site development details and architectural building plans are included herein.  
Additionally, a stormwater narrative and analysis has been provided, to demonstrate adequate 
stormwater management.  All existing structures within the subject property will be demolished and 
removed as part of this development.  It should be noted that a previously approved zoning variance 
allows the proposed uses and parking spaces.  A copy of the approved variance is enclosed. 
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Approvals Being Requested from the Planning Board  

The Site Plan Review Regulations (S.P.R.R.) will require the following approvals based on the current 
proposed development scope of work. 

1. Planning Board Approvals: 
a. Site Plan Approval per Site Plan Review Regulations pursuant to Section 1.05 C and 

RSA 674:43.   
b. Special Use Permits per the Zoning Ordinance pursuant to Section 32-46A (b) (2). 

 

Department Approvals 

a. Public Works & Water and Wastewater Department relative to water and sewer 
connections, drainage, and other design considerations. 

b. Fire & Police Departments relative to safety, fire protection, and other design 
considerations. 

c. Building department relative to building codes and ADA requirements. 

 
Pursuant to the special use permit under section 32-46A (b)(2), we believe the permit should be 
granted for the multifamily residential units because the project meets the purpose of the district, and 
is a suitable location because the project is providing residential apartments within walking distance of 
the downtown area.  The parcel is on the edge of the M2A and R2 district, so the proposal fits with the 
neighborhood.  The approval of the special use permit will not cause any adverse impact because the 
parcel is setback from the road, and is adjacent to a residential neighborhood, including a multi-unit 
apartment building at the end of Railroad Street. In addition, the application meets the requirements 
of section (b)(2)a through f, as described below:   
  
(a) The Planning Board shall require a Fiscal Impact Study be completed by a consultant selected by the 
town, paid for by the applicant, that shows the multifamily residential or mixed use project with 3 units 
or more residential units will not have a negative fiscal impact on the town. 
 

A Fiscal Impact Study has been included herein, which demonstrates that the project will have a 
positive fiscal impact on the town.   

 
(b) The Planning Board shall require a Market Analysis be completed by a consultant selected by the 
town, paid for by the applicant, that demonstrates the or mixed use project with three units or more 
residential units will not have a negative impact on the town's housing market. 
 

A Market Analysis has been included herein, which demonstrates that the project will have a 
positive fiscal impact on the town's housing market. 
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(c) The project shall have at least two (2) on-site parking spaces per residential unit. 
 
As outlined in the approved variance from August 2023, relief has been granted from Section 32-
46A(b)(2)c M2A Permitted Uses of the Municipal Code of the Town of Newmarket to permit 62 on-site 
parking spaces instead of the required 2 on-site parking spaces per residential unit. 
 
(d) Multifamily residential use, with no commercial use within the building, shall be limited to no 
greater than four residential units within a single building. 
 
As outlined in the approved variance from August 2023, relief has been granted from Section 32-89 
Dimensions Table of the Municipal Code of the Town of Newmarket to permit a total of 41 residential 
units with 35 residential units in the M2A Zoning District and 6 residential units in the R2 Zoning 
District. 
 
(e) No residential units shall be located in the street level space if the building has frontage on North 
Main Street, Main Street, South Main Street, or Exeter Road. (from Section 5.08 ( C) (1) and (2).) 
 
No residential units are located on street level space that fronts the above-listed roads. 
 
f. Multifamily residential condominium unit in this zone shall not exceed 1,200 square feet and not 
have more than two bedrooms. Residential apartments in this zone shall not exceed 1,000 square feet 
and not have more than two bedrooms. 
 
As shown on the architectural plans, the residential apartments are all one-bedroom units with a 
maximum floor area of 679 square feet. 
 
Request for Site Plan Approval 

 
In accordance with the site plan review regulations, this submission package includes the site plan 
application and supporting documentation, site plan review regulations checklist for major review, 
and the following plans: 

 
1. Cover Sheet 
2. Existing Conditions Plan 
3. Site & Utility Plan 
4. Site Grading & Erosion Control Plan 
5. Civil Details 
6. Landscape Plan 
7. Architectural Plans 
8. Photometric Lighting Plan 
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If you have any questions or need additional information, please do not hesitate to contact me. 
 
Sincerely, 

 

 
 
Michael J. Sievert PE 
VP Structural Engineering 
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Please provide 12 copies of ALL materials in the 
application, including 11“x17” copies of all large 
scale plans, large scale elevations, etc> 
 

AND 
 
Please provide electronic copies of all materials. 
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Planning Board Comprehensive Application Form 

TO: Applicants 

FROM: Newmarket Planning Board 

SUBJECT: Guidelines for Processing Applications 

The Newmarket Planning Board wants to process applications as speedily as possible.  
We understand that the Zoning Ordinance and our Regulations are complex and often 
confusing.  These requirements are designed to deal with different situations from 
single-issue waivers and permits to large-scale residential developments and 
commercial site plans.  Therefore, not all requirements may be applicable to your 
application. 

Although it is not required, it is recommended that before you file your application if you 
have any questions or concerns, you should discuss your proposal informally with the 
Town Planner.  The Town Planner will review your project conformance with the Town’s 
Ordinances and Regulations and can advise you on procedures for obtaining approval 
as well as other governmental permits that may be required.  Call (603) 659-8501 ext 
1315 for an appointment or email:  dhardy@newmarketnh.gov.  Town of Newmarket 
Regulations and Ordinances are available online at www.newmarketnh.gov. 

The key to receiving a prompt decision is to have all the necessary information in the 
Planning Department before the Planning Board meeting.  All applications MUST be 
submitted to the Planning’s office TWENTY ONE DAYS prior to the Planning Board 
meeting at which it will formally be reviewed.  The Town Planner will schedule you for a 
Public Meeting.  In order to be scheduled, your application must be substantially 
complete. 

Type and Description of Project (this description will be used for 
notification purposes, please be detailed): 

Application Type: √ Description of project or application: 
Subdivision: 

Site Plan: 

Impact Fee Waiver: 

Special (Conditional) 
Use Permit: 

Other: 

x
Site plan approval for a mixed-use 3-story building
with 41 one-bedroom apartments, and 2,500sf of
commercial space.

http://www.newmarketnh.gov/
RyanHudock
Text Box
X
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TOWN OF NEWMARKET 
COMPREHENSIVE APPLICATION 

Note:  This form and all required information must be filed at least 21 days before the 
date of the meeting at which it is to be submitted to the Board.  Revised plans of any 
type must be in the office 7 days prior to the hearing date.  Filing is to be done at the 
Planning Department, Newmarket Town Hall, 186 Main Street, Newmarket, NH  
03857. 

** Note regarding information requested:  Name, mailing address, email, and telephone 
contacts must be supplied for an application to be scheduled for a hearing. 

1. Name, mailing address, email, and telephone number of owner of record.

2. Name, mailing address, telephone numbers (voice and fax) and email of agent.
The agent is the entity with the legal authority to bring the application to the
board on behalf of the landowner.  If the owner is not the applicant, the
‘Authorization to Act as Agent’ section must be filed with the Board.

CC Railroad Street Newmarket, LLC (Ben Stebbins)

P.O. Box 571   Greenland, NH 03840

bstebbins@condorcapitalllc.com

603-801-2101

Horizons Engineering, Inc.   (Michael Sievert)

5 Railroad Street   Newmarket, NH 

msievert@horizonsengineering.com

603-659-4979
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3. Name, mailing address, and telephone numbers (voice and fax) of applicant.
An applicant is the entity with authority to represent an agent and/or landowner
before the Board and will be responsible for dissemination of all information to
the landowner and/or agent.  An applicant is often (but not necessarily) a
surveyor, engineer, attorney, or real estate professional.

4. Street Location of Subject Parcel:

5. Tax Map Lot 

6. Zoning district property is located in

7. Overlay Districts or other regulations affecting Subject Property:
State Highway Permit: _____ 
Wetlands Overlay:  _____ 
Shoreland Protection: _____ 
Aquifer Protection:  _____ 
Scenic Roadway: _____ 
State Subdivision:  _____ 
Current Use Tax: _____ 
Others (specify) 
_______________  _____ 
_______________  _____ 

CC Railroad Street Newmarket, LLC (Ben Stebbins)

P.O. Box 571  Greenland, NH 03840

bstebbins@condorcapitalllc.com

603-801-2101

3 Railroad Street

U3 138A

M2A
U4 16
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8. Special (Conditional) Use Permit:

SPECIAL (CONDITIONAL) USE PERMITS.  Pursuant to RSA 674:21,I(i), a 

provision which permits flexible and discretionary zoning among other innovative 

land use controls, the Town offers certain discretionary authority to the Planning 

Board in limited cases where generally stated standards appear inappropriate. 

(A) Special (Conditional) Use Permits are provided in the following sections:

§ 1.05 (A)(3) for expansions of non-conforming uses; § 2.01(B)(2) for

optional uses in the mills; § 2.04(B)(2)(a) for self-storage facilities within

existing buildings in the mills; § 2.04(B)(2) for optional uses related to the

golf course or outdoor recreation; § 2.07 (C) for flexible use development

within the B-3 District; 5.01 (C)(7)(a) for excavations in the Aquifer

Protection District; § 5.03 for impacts in the Wetland Overlay District; §

5.07(B)(3) for siting telecommunications facilities; § 7.01(B)(3) for

permitting large home-based businesses; and § 7.05 Affordable Elderly

Housing.

a. Section of Zoning Ordinance authorizing permit:

______________________________________.

b. Information submitted must be sufficient for the Board to rule on the
criteria found within the relevant section of ordinance authorizing the
permit.

RyanHudock
Text Box
Sec. 32-46A (b)(2)  
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9. Name, mailing address, and telephone numbers (voice and fax) of 
additional professionals who are authorized to submit additional 
materials on behalf of the application.  Additional professionals may 
include, but are not limited to:  NH Certified Soil Scientist, Wetlands 
Scientist, Surveyor, Engineer, Attorney, or other Real Estate 
Professional. etc. 

10. Abutters:

The Application must include a completed and executed copy of Town of 
Newmarket –Abutter Notification Form.  Include Map and Lot numbers of all 
abutters adjacent to the property.  The legal definition for an abutter can be found 
at NH RSA 672:3, as amended; for purposes of notification, all parties in RSA 
6764(I)(d), as amended:  

Horizons Engineering, Inc.  (Michael Sievert)

5 Railroad Street  Newmarket, NH 03857

603-659-4979

Henry Stebbins, Attorney

Stebbins, Lazos & Van DerBeken, P.A.

889 Elm Street, 6th Fl  Manchester, NH 03101

603-627-3700

Adam Morrill

c/o CC  Railroad Street

P.O. Box 571  Greenland, NH 03840

Woodburn & Co. Landscape
Architecture, LLC
103 Kent Place
Newmarket, NH 03857
603-659-5949

Visible Light
24 Stickney Terrace, Ste. 6
Hampton, NH 03842
603-926-6049
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APPLICATION FEES 

In accordance with RSA 676:4,I(g), the applicant shall pay the following fees to compensate the 
Town for its expenses in processing, noticing and reviewing each application, one or more may 
apply, however, only one notice fee is required: 

SUBDIVISION OF LAND 

(A) Administration:

(1) Lot Line Adjustment:  $70

(2) Subdivision: $500.00 plus $175/lot 

(3) Minor Subdivision: $250.00 plus $75/lot 

(B) Public Notice:

(1) $75.00 per notice; plus

(2) $7.00 per abutter or other party notified.

(C) Other costs incurred by the Board in reviewing the application (such as engineering,
legal, and planner review), as limited in RSA 676:4 and the Newmarket Subdivision
Regulations, shall be passed through to the applicant by the Board unless specifically
waived.

(D) SEPARATE CHECK MADE OUT TO ROCKINGHAM COUNTY REGISTRY OF
DEEDS - $26.00 per sheet.  Recording:  No sheets will be recorded until this and all
other fees are paid.

(E) SEPARATE CHECK MADE OUT TO ROCKINGHAM COUNTY REGISTRY OF
DEEDS - $25 for State LCHIP (Land & Community Heritage Investment Program)
surcharge.

Each Lot/Parcel or Dwelling Unit     

Public Notice Fee      

Abutter Notification [____(# of abutters) x $7] 

Total  $ 
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SITE PLAN REVIEW

(A) Administration:

(1) Minor Review: $125.00

(2) Major Review, one or more of the following shall apply:

(a) Residential Base Fee $250
Per Unit $125

(b) Commercial Base Fee $250
Plus per square foot of floor space-
0-1,000 $0.12 per sq. ft.
1,001-5,000 $0.10 per sq. ft.
5,001-10,000 $0.08 per sq. ft.
10,001+ $0.05 per sq. ft.

(c) Industrial Base Fee $250
Plus per square foot of floor space-
0-1,000 $0.06 per sq. ft.
1,001-5,000 $0.05 per sq. ft.
5,001-10,000 $0.04 per sq. ft.
10,001+ $0.03 per sq. ft.

(B) Public Notice:

(1) $75.00 per notice; plus

(2) $7.00 per abutter or other party notified.

(C) Other costs incurred by the Board in reviewing the application (such as engineering,
legal, and planner review), as limited in RSA 676:4 and the Newmarket Subdivision
Regulations, shall be passed through to the applicant by the Board unless specifically
waived.

(D) SEPARATE CHECK MADE OUT TO ROCKINGHAM COUNTY REGISTRY OF
DEEDS - $26.00 per sheet.  Recording:  No sheets will be recorded until this and all
other fees are paid.

(E) EPARATE CHECK MADE OUT TO ROCKINGHAM COUNTY REGISTRY OF DEEDS
-- $25 for State LCHIP (Land & Community Heritage Investment Program) surcharge.

Administration Fee    

Public Notice Fee    

Abutter Notification [____(# of abutters) x $7]

Total $__________________
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IMPACT FEE WAIVER or SPECIAL USE PERMIT 

(A) Public Notice:

(1) $75.00 per notice; plus

(2) $7.00 per abutter or other party notified.

(B) Other costs incurred by the Board in reviewing the application (such as engineering,
legal, and planner review), as limited in RSA 676:4 and the Newmarket Subdivision
Regulations, shall be passed through to the applicant by the Board unless specifically
waived.

(C) SEPARATE CHECK MADE OUT TO ROCKINGHAM COUNTY REGISTRY OF
DEEDS - $26.00 per sheet.  Recording:  No sheets will be recorded until this and all
other fees are paid.

Public Notice Fee      

Abutter Notification [____(# of abutters) x $7] 

Total  $ 
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Verification & Signature Pages 

1. The applicant and/or owner and/or agent, certifies that this application is correctly
completed with all required attachments and requirements and that any
additional reasonable costs for engineering or professional services incurred by
the Planning Board or the Town of Newmarket in the final subdivision process of
this property shall be borne by the following party:

Applicant __________ Owner _________  Agent__________ 

** Failure to indicate a responsible party for fees and associated costs will 
result in the denial of the application without a public hearing in 
accordance with RSA 676:4. 

2. The owner/agent hereby authorizes the Newmarket Planning Board and its
agents to access the subject land for the purpose of reviewing this subdivision
plan, performing road inspections and any other inspections deemed necessary
by the Board or its agents, to insure conformance of the on-site improvements
with the approved plan and all Town of Newmarket ordinances and regulations.

3. The undersigned owner/agent hereby submits to the Newmarket Planning Board
a Completed Application Package and respectfully requests its approval of said
plat.  In considerations for approval and the privileges occurring thereto, the
owner hereby agrees, as applicable:

• To carry out the improvements agreed upon and as shown and intended by
said plat, including any work made necessary by unforeseen conditions which
become apparent during construction.

• To provide and install standard street signs as approved by the Town for all
street intersections.

• To give the Town on demand, proper deeds for land or rights of ways
reserved on the plat for streets, drainage or other purposes as agreed upon.

• To save the Town harmless from any obligation it may incur, or repairs it may
make, because of my failure to carry out any of the foregoing provisions.

• To make no changes whatsoever in the Final Plat as approved by the Board
unless a revised plan or a plat or new application is submitted and approved
by the Board.

X
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TOWN OF NEWMARKET 
ABUTTER NOTIFICATION FORM 

Instructions: 

1. List the map, parcel, name and mailing address of the property owner and all abutters as
shown in Town records not more than 5 days prior to submittal, per RSA 676:4,I(b).  This may
be typed on a separate sheet.  If using another sheet or multiple sheets, please indicate the
date of preparation and sign your name on each sheet.

2. As applicable, list the name, mailing address, daytime phone number and fax number of:  the
Applicant's Authorized Agent; and any surveyor, engineer, architect or soil scientist whose
stamp and signature appear in the application materials.  Other required abutters are detailed
in RSA 676:4(I)(b).

3. Please attach three adhesive mailing labels for each entry on the list.  Label
size must not exceed 1" tall by 2.75" long.  Labels must be legibly filled out with
names & mailing addresses of all parties on abutters list.

4. The determination of abutters is the responsibility of the applicant, this list will not be
reviewed for compliance with statutory requirements.

Map Parcel Owner 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 
_____ _______ ________________ 

Mailing Address 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
____SEE ATTACHED________________________
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 
__________________________________________ 

Date of preparation:  __________________________ 

I hereby certify that all information presented on this form is, to the best of my knowledge, correct. 

Signature of preparer:  ____________________________________________________________ 

10-23-23

Janice Bell
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Waiver Request #1 – Relaxation from Minimum Drive Aisle Widths 

Site Plan Review  

For 

CC Railroad Street Newmarket, LLC. 

Mixed-Use Development (Tax Map U3 / Lot 138A, and Tax Map U4 / Lot 16) 

 
January 16, 2024 

 
 
Approvals Being Requested from the Planning Board  

In addition to the previously requested department approval, the application is also requesting Planning 
Board Approval for a waiver request, as outlined below. 

Pursuant to the Waivers or Substitutions under section 5.01, we believe a waiver should be granted 
for relaxation for the parking lot drive aisle minimum width requirements outlined in appendix B, 
section 3.02(B)(1)(b), which states “or two-way traffic, all parking stalls shall be at right angles to the 
aisle, and aisle width shall be a minimum of 25 feet.” 
 
The proposed drive aisle widths are 22 feet wide and 24 feet wide for the southern parking area and 
western parking area respectively.  We believe that this waiver requests meets the waiver criteria as 
outlined below. 
  
(a) Granting of the waiver shall not be detrimental to the public health, safety or general welfare; 
 
The slightly narrower drive aisles are adequate to support the proposed development in terms of both 
practical daily use and emergency vehicle access.  From a [practical standpoint, the parking lots will 
only be used by the future tenants and is not a public parking area.  The owner will be responsible for 
parking lot maintenance and it’s in everyone’s best interest to have a functional parking area.  
Furthermore, there are site constraints from the irregularly-shaped parcel, and we believe having 
adequate landscape buffers, snow storage would be more valuable than slightly wider drive aisles.   

 
Lastly, the current parking lot configuration is adequate for emergency vehicle to access the building.  
The building is fronted by two public streets and emergency vehicles can also safely enter and exit the 
site via the main entrance. 

 
The Waiver criteria is discussed below: 
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(b) Granting of the waiver shall not, in the opinion of the Board, be injurious to other parties; 
 
The slightly narrower drive aisles would have no affect to other parties.  It would only affect the owner 
and future tenants, but it is in everyone’s best interest to have a functional parking area, as previously 
discussed.  It would not affect the Town or any abutting property owner.  In fact, it would be less 
desirable for other parties to have the 25’foot drive aisles because that would reduce the amount of 
landscape buffers, therefore increasing impacts to abutters.  
  
(c) Granting of the waiver shall not have the effect of nullifying the intent and purpose of this 
Regulation; 
 
Granting of the waiver will not be nullifying the intent and purpose of this Regulation.  The need for 
25-foot drive aisles is legitimate and not being disputed.  We are only asking for a relaxation in this 
particular case because it’s a private parking area on a site with significant constraints, with no 
anticipated negative impacts as a result of a slightly narrower drive aisle.  We respect the Regulations 
as written, and are not attempting to negate them.  It is also understood that this waiver has been 
granted for past projects of similar situations. 
 

Thank you for your consideration of this waiver request and the opportunity to work with you on this 
important project for the community.  If you have any questions or need additional information, please do 
not hesitate to contact us. 
 
Sincerely, 

 
 
 
Ryan Hudock, PE 
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Waiver Request #2 – Relaxation from Minimum Setback for Roof Overhang 

Site Plan Review  

For 

CC Railroad Street Newmarket, LLC. 

Mixed-Use Development (Tax Map U3 / Lot 138A, and Tax Map U4 / Lot 16) 

 
January 16, 2024 

 
 
Approvals Being Requested from the Planning Board  

In addition to the previously requested department approval, the application is also requesting Planning 
Board Approval for a waiver request, as outlined below. 

Pursuant to the Waivers or Substitutions under section 5.01, we believe a waiver should be granted 
for relaxation for the minimum setback requirements outlined in the Dimensions Table section 32.89 
for only the roof overhangs on the doorway entrances.  While the roof overhangs are not explicitly 
addressed within the M2-A zoning district, this waiver request is nonetheless provided out of good 
faith and transparency. 
 
There are two building entrance locations fronting the surrounding roadways, one facing Railroad 
Street and the other facing S. Main Street.  The building roof eaves only extend 6 inched beyond the 
building footprint and are all well within the setback.  The roof overhang for the two entrances is on 
the lowest floor and would extend approximately 5 feet from the building footprint. 
 
The Waiver criteria is discussed below: 
  
(a) Granting of the waiver shall not be detrimental to the public health, safety or general welfare; 
 
The roof overhang on the two entrances locations is intended to improve public health, safety or 
general welfare by adding weather protection at the entrances.  This would protect the future tenants 
from weather hazards and mitigate slipping and falling during by preventing ice buildup.  Furthermore, 
these two roof overhands are on the lowest floor and the adjacent streets are at a higher grade.  As 
such, the visible impact is largely mitigated.  The roof overhangs do not directly abut neighboring 
residences and would not have any adverse impacts to the surrounding area. 
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(b) Granting of the waiver shall not, in the opinion of the Board, be injurious to other parties; 
 
The two overhang setback encroachments at the road -casing entrances would not be injurious to 
other parties.  It would only affect the future tenants, and be of tangible benefit to them, as previously 
discussed.  It would not affect the Town or any abutting property owner.    
  
(c) Granting of the waiver shall not have the effect of nullifying the intent and purpose of this 
Regulation; 
 
Granting of the waiver will not be nullifying the intent and purpose of this Regulation.  The need for 
building setbacks for roof overhangs is legitimate and not being disputed.  We are only asking for a 
relaxation in this particular case because it’s only for two street-fronting building entrances, that are 
lower than the surrounding roadways, with no anticipated negative impacts.  We respect the 
Regulations as written, and are not attempting to negate them, but only to allow a greater benefit to 
the future community members who will reside here. 
 

Thank you for your consideration of this waiver request and the opportunity to work with you on this 
important project for the community.  If you have any questions or need additional information, please do 
not hesitate to contact us. 
 
Sincerely, 

 
 
 
Ryan Hudock, PE 
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Waiver Request #3 – Relaxation from Minimum Dimensions - Handicap Parking Stall 

Site Plan Review  

For 

CC Railroad Street Newmarket, LLC. 

Mixed-Use Development (Tax Map U3 / Lot 138A, and Tax Map U4 / Lot 16) 

 
February 23, 2024 

 
 
Approvals Being Requested from the Planning Board  

In addition to the previously requested department approval, the application is also requesting Planning 
Board Approval for a waiver request, as outlined below. 

Pursuant to the Waivers or Substitutions under section 5.01, we believe a waiver should be granted 
for relaxation for the handicap parking stall dimensional requirements outlined in Section 
3.02(B)(1)(a)(2), which states “Handicap parking stalls shall be large enough to fully contain a 
rectangle 8' wide by 20' long.” 
 
The proposed handicap parking stalls are all 18 feet deep by 9 feet wide.  We believe that this waiver 
requests meets the waiver criteria as outlined below. 
  
(a) Granting of the waiver shall not be detrimental to the public health, safety or general welfare; 
 
The slightly shorter parking stalls are adequate to support the vehicle parking for handicap tenants for 
practical daily use.  The proposed parking handicap parking stalls are the same dimensions as the 
typical parking stalls.  Having an ADA parking space (8’x20’) adjacent to typical spaces (9’x18’) would 
result in an irregular layout, that is perhaps more detrimental to the public health, safety or general 
welfare.  Consistent parking stall dimensions within the parking area are expected to increase overall 
safety or general welfare.  Lastly, the handicap parking stalls still contain the adjacent parallel access 
aisles, as required. 

 
(b) Granting of the waiver shall not, in the opinion of the Board, be injurious to other parties; 
 
The slightly shorter drive aisles would have no affect to other parties.  It would only affect the owner 
and future tenants, but it is in everyone’s best interest to have a functional parking area, as previously 
discussed.  It would not affect the Town or any abutting property owner.  In fact, it would be less 
desirable for to have inconsistently-shaped parking stalls within the common parking area.  
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(c) Granting of the waiver shall not have the effect of nullifying the intent and purpose of this 
Regulation; 
 
Granting of the waiver will not be nullifying the intent and purpose of this Regulation.  The need for 
adequate handicap parking areas and not being disputed.  We are only asking for a relaxation in this 
particular case because uniform parking stall dimensions appear more beneficial, with no anticipated 
negative impacts.  We respect the Regulations as written, and are not attempting to negate them.  It is 
also understood that this waiver has been granted for past projects of similar situations. 
 

Thank you for your consideration of this waiver request and the opportunity to work with you on this 
important project for the community.  If you have any questions or need additional information, please do 
not hesitate to contact us. 
 
Sincerely, 

 
 
 
Ryan Hudock, PE 

 



 
 

APPLICATION FOR WAIVER OF IMPACT FEE 

PLANNING BOARD 

TOWN OF NEWMARKET, NH 

                                                                                                          

Applicant:  CC Railroad Street Newmarket LLC            

Mailing Address:  PO Box 571, Greenland, NH 03840   

Email Address:  bstebbins@condorcapitalllc.com       

           

Property owner:  CC Railroad Street Newmarket LLC 

Mailing Address:  PO Box 571, Greenland, NH 0384        

Phone: 603-801-2101 

Email address:  bstebbins@condorcapitalllc.com 

Location of property:  1,3, and 5 Railroad Street 

U3 Lot 138 (land only) and 138A (building only), and 1&Map U4 Lot 16 

      
Waiver Being Requested from the Planning Board 

 

In addition to the previously requested site plan approval, the applicant is also requesting Planning 
Board approval of this waiver request regarding Public Schools Impact Fees under Chapter 32 Section 32-
238 (f) (4) of the Zoning Ordinance for the reasons set forth below. 
 
We believe a waiver should be granted for public school residential impact fees under Section 32-238 
(f)(4), which states; “The planning board may waive an impact fee assessment where it finds that, due to 
conditions specific to a development agreement, or other written conditions or lawful restrictions 
applicable to the subject property, the development will not increase the demand on the capacity of the 
public capital facility or system for which the impact fee is being assessed.” 
 
The small size of the proposed residential units (between 547 square feet and 680 square feet) are such 
that they are not suitable for families with children. Of the 217 one-bedroom apartments in the 
Applicant’s portfolio not one has a family with school aged children (SAC). Thus, the granting of the 
requested waiver will not increase the demand on the capacity of the Town’s school system for which 
the public-school residential impact fee is assessed. Furthermore, this project is removing a three-
bedroom apartment from 5 railroad street. This apartment has previously had numerous tenants that 
had school aged tenants.  
NH RSA 674:21 V (a) is clear: “Upgrading of existing facilities and infrastructure, the need for which is 
not created by the new development, shall not be paid by impact fees.” 
  

 



Respectfully Submitted, 

Applicant & Owner:    CC Railroad Street Newmarket LLC   

      

 

By: ____________________________  

 H. Benjamin Stebbins, Manager            

                                                                               Date __2/26/2024_________________ 
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FOUGERE PLANNING & DEVELOPMENT, Inc. 
Mark J. Fougere, AICP 

253 Jennison Road   Milford, New Hampshire   03055 
phone: 603-315-1288            email: Fougereplanning@comcast.net 

 
 

One Railroad Street 
Market Analysis 

 
March 17, 2022 

 
 
Introduction 
 
CC Railroad Street Newmarket, LLC is proposing renovating an existing underutilized 

building into an eight unit apartment building, three stories in height.    Fougere Planning and 

Development has been engaged by the proponent to undertake this Market Analysis to 

outline the Newmarket housing market relative to the proposal to redevelop the subject site 

by adding eight apartment units.  

 

The requirements of a Market Analysis are outlined in the Zoning Ordinance, Section 32-46, 

M-2-District (b) Permitted Uses, (2) 2.  Preparation and acceptance by the zoning board 

of adjustment of a market analysis which demonstrates the feasibility of added 

multifamily housing in a community which already has an overabundance of 

multifamily housing, sufficient to ensure reasonable expectation of ongoing 

occupancy of units to support maintenance and upkeep of the property. Relative to the 

proposed project’s impact on the town’s multi-family housing market, I offer the following: 

 

Local Trends 
 
Census figures report that from 2010 to 2020 Newmarket’s population increased from 8,936 

to 9,430, showing a 5.5% growth rate over the 10 year period.   This growth rate is in the 

middle range compared to area communities, with Exeter have the highest growth rate in 

the region as detailed in Table One. 
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Table One 
Region Census 2010 – 2020 

  2010 2020 % change 2010 - 2020 
Newmarket 8,936 9,430 5.53% 
Durham 14,638 15,490 5.82% 
Epping 6,411 7,125 11.14% 
Exeter 14,306 16,049 12.18% 
Lee 4,330 4,520 4.39% 
Newfields 1,680 1,769 5.30% 
Stratham 7,225 7,669 6.15% 

 
 

With the Covid pandemic under control and the vaccine initiative limiting the spread of virus, 

the New Hampshire economy remains very robust.   Newmarket, located in the seacoast 

area, has been able to withstand these recent headwinds and benefits from a diversified 

local economy including UNH and Pease.   The unemployment rate for New Hampshire 

remains low at 2.9%1 for the month of January; the local unemployment rate is equally 

strong in the Dover-Durham area reporting 1.9% and the Portsmouth area at 1.9%.  The 

Nation’s unemployment rate is 4% which highlights the strength of not only New 

Hampshire’s, but the local economy as well.   Table Two highlights the latest unemployment 

statistics, along with noting the improving economy over the last year. 

Table Two 
Unemployment Rate 

Unemployment Rate Jan. 2022 Feb. 2021 

U.S. 4.0% 6.2% 

New Hampshire 2.9% 3.3% 

Dover-Durham 1.9% 3.8% 

Portsmouth 1.9% 3.7% 
 

Local Housing Market 

 

A majority of Newmarket’s housing stock consists of multi-family housing units, with the 

most recent data from the New Hampshire Office of Energy and Planning (OEP) reporting 

that out of a total housing stock of 4,446 units, 2,444 are multi-family.  (Figure One)   

 
 
 
 

                                                           
1 New Hampshire Employment Securities 
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Figure One 
Housing Profile 

 
 

 

 

Since 2013, single family home construction has been modest, with 122 homes constructed 

over the last eight years.  Building activity peaked recently in 2016 and has generally 

declined since then as outlined in Figure Two.    

 
Figure Two 

Residential Building Permits 2013 – 2020 
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Newmarket’s multi-family market consists both large complexes and smaller projects 

including older homes containing 3 -4 units.  A majority of the larger apartment complexes 

were constructed in the 70’s and 80’s, with Mead Hill constructed within the last 10-15 

years.  The Newmarket Mills is one of the newest apartment complex in the community and 

consists of a wide range of unit types located in the old downtown mill.   

 

The New Hampshire Housing Finance Authority (NHHFA) tracks apartment rental rates in 

larger markets throughout the State.  Attached is the Median Gross Rental Cost2 since 2001 

for Newmarket.  The 2021 median rent for all units is $1,556.    In addition, NHHFA data 

reports that current vacancy rates are .0% (attached) for all units, indicating that the local 

rental housing market remains robust.  

 
 
 
Conclusion: 

 

- The local economy is strong, with low unemployment rates both locally and 

regionally.  The seacoast area of New Hampshire is the strongest regional economy 

in the state, with Pease continuing to add jobs to the area.  The subject site’s location 

in the seacoast area and its numerous amenities creates a high quality of life for 

those who reside in the region. 

 

- The community’s population has been increasing since 2010. 

 

- The local apartment vacancy rate is well under 1%, with limited turnover and waiting 

lists occurring at some complexes. 

 

- The proposed project will increase the rental housing supply fractionally (.003%). 

 
- The proposed new housing units will enhance site value and strengthen the 

economic conditions of the property, as well as provide additional positive influences 

in the community. 

 

                                                           
2 Rent cost includes a provision for utilities. 
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- Home values in the region have increased over the past year. 

 
- Given these factors it is my professional opinion that that the proposed apartment 

rental project Will Not have a negative impact on the town’s housing market. 
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