






 

 
Town of Londonderry 
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Figure 1: Parcel Location 

To: Town Council  
From: Colleen Mailloux, AICP, Town Planner & Amy Kizak, GIS Manager/Comprehensive Planner 
CC: Kevin Smith, Town Manager 
Date: August 28, 2017 
Re: Development review of Map 1, Lot 26, and Map 3, Lot 40 – 24 Griffin Road & 101 Rear 

Mammoth Road 
 

 

The Town Council  was presented with a 48-acre parcel of land on Map 1, Lot 26, owned by Chestnut 
Realty Partners, LLC. , and a 30-acre parcel of land on Map 3, Lot 40, owned by Forest Land 
Preservation and Management Realty Trust, as candidates for town purchase as conservation land.  
Prior to consideration of these parcels for 
acquisition by the Joint Negotiating Committee, 
the Council requested that the Planning and 
Economic Development (PED) Department prepare 
an analysis of the development potential of the 
parcels.   
 
Property Narrative 
 
Map 1 Lot 26 is located along Griffin Road, in the 
southern area of Londonderry, and consists of 48 
acres (see Figure 1).  The parcel has 825’ +/- of 
frontage along Griffin Road, and an existing Right 
of Way (ROW) potentially provides access off 
Lantern Lane.  A named wetland, “Long Swamp”, is 
located on the northern end of the parcel and an 
unnamed wetland system encompasses 
approximately half of the parcel, with upland 
pockets throughout, and a larger upland area to 
the rear of the parcel, near the Lantern Lane ROW.  
The parcel is included in the green infrastructure 
map and was identified as a priority parcel for 
protection in the 2011 Open Space Plan.   
 
The Planning Board has granted conditional 
approval of a residential subdivision of the parcel, 
creating four house lots with frontage on Griffin 
Road, and a remainder parcel of 36.9 acres.   
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Map 3 Lot 40 is located to the east of Map 1 Lot 26, and consists of 30 acres (see Figure 1).  The parcel 
does not have frontage on any Town Road, but access is possible either via an existing ROW on 
Holstein Ave, or by crossing Map1, Lot 26.  A named wetland, “Long Swamp” is located on the northern 
and eastern edge of the parcel.  The parcel is included in the green infrastructure map and was 
identified as a priority parcel for protection in the 2011 Open Space Plan.   
 
The parcels are located in the Agricultural-Residential (AR-1) zone.  There is no access to public water 
or sewer.  The following analysis is based on the assumption that development of the parcel will most 
likely take place in the form of a single-family residential subdivision.  
 
Analysis of Development Potential 
 
This analysis of development potential has been performed assuming that the remainder of Map 1, Lot 
26 (36.9 acres) and the entirety of Map 3, Lot 40 (30 acres) are to be merged under single ownership 
and developed jointly.   
 
Theoretical Lot Yield 
 
Typical PED Department protocol for an analysis of the development potential of a parcel begins with a 
theoretical lot yield based upon assumed soil types and standard lot sizing.  Lot sizing in the AR-1 
district is soil based, with the best possible conditions supporting lots as small as 43,560 square feet.  
Soil, slope and drainage conditions on most subdivisions contribute to larger lot sizes and thus the 
typical lot in Londonderry is approximately 1.5 acres in size.   
 
Theoretical lot yield is normally calculated by assuming a minimum lot size based on known soil 
characteristics on the subject parcel and abutting properties, analysis of average lot sizing in the area, 
and assumptions on potential road infrastructure and lot distribution.  While the subject parcels are 
large in area (66.9 acres), development potential is limited not only by soil sizing, but also by the parcel 
configuration, the distribution of wetlands through the parcel, and steep slopes, making it infeasible to 
create a theoretical lot yield as is customarily provided. 
 
Feasible Lot Yield 
 
Due to the unique circumstances of the parcels, feasible development scenarios were reviewed that 
were more realistic with the land potential, including a practicable road location and consideration of 
development constraints.   The scenarios reviewed include: 
 

• Parcel access via through road from Holstein Avenue and Lantern Lane 
• Conventional subdivision via Lantern Lane cul de sac 
• Conservation subdivision via Lantern Lane cul de sac 
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Figure 2: Access Constraints - Wetlands 

 

Figure 3: Access Constraints – Wetlands & Steep Slopes 

 

Development Parcel Access 
 
In determining the potential for maximum lot development, potential access points were reviewed in 
detail.  The subject parcels have frontage on Griffin Road, and dedicated ROWs provide potential 
access points from Holstein Avenue and Lantern Lane.   

 
 
Due to the configuration of the conditionally approved subdivision creating frontage lots on Griffin 
Road, while sufficient frontage on Griffin Road was preserved for the remainder lot to be considered a 
legal lot of record, it is unlikely  that any development of the rear portion of the site would be accessed 
via Griffin Road.   The parcel is bisected by a significant wetland system that separates the Griffin Road 
frontage from the rear uplands (Figure 2).  The wetland delineation performed for the conditionally 
approved subdivision plan confirms that the wetlands onsite are more substantial than the GIS layers 
indicate.  In addition to wetland impact, infrastructure costs, roadway design standards and cul de sac 
limitations make access to the buildable portion of the lot via Griffin Road infeasible. 
 
Accessing the buildable area of the parcel via Holstein Avenue and a potential through-road connection 
to Lantern Lane is also an unlikely scenario.  Access via the Holstein Avenue ROW would impact the 
named wetland and its buffer, and steep slopes would require extensive cut and fill to moderate the 
topography in order to support a road that meets Londonderry’s road design standards (Figure 3).  The 
required grading would further impact the wetland resources in the area.  The required improvements 
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to utilize the Holstein Avenue ROW would be costly and consumptive of land for easements and 
drainage and is not likely to be a feasible access point.  
 
Access to the lot for development purposes is assumed to come from the Lantern Lane ROW.  While an 
access road in that location will require wetland permit for impacts to an isolated wetland adjacent to 
the ROW, it appears to be a practicable access to the upland area of the subject parcel. 
 
Conventional Subdivision 
 
A conventional subdivision scenario was carried out and was based on the following assumptions: 

• 1 acre minimum lot size 
• 150’ minimum frontage 
• Apparent best location for roadway using an existing right of way on Lantern Ln. 
• Maximum cul-de-sac length to maximize number of lots 
• Conservation Overlay District setback from Long Swamp (100’) 
• Conservation Overlay District setback from un-named wetland (50’) 

 
The scenario yielded 9 lots off a new road of varying shapes and sizes (Figure 4).  The shape of the 
parcel and the location of slopes lent to irregularly shaped parcels.  The lot sizes varied from 1.75 acres 
to 16.7 acres.  No assumptions were made about soil sizing or land required to be set aside as 
easements for drainage or slope easements to permit grading for an acceptable roadway, which, when 
imposed, may further limit the potential lot yield.   
 
Conservation Subdivision 
 
A conservation subdivision scenario was also carried out based on the following assumptions: 

• 1 acre minimum lot size 
• 50’ minimum frontage 
• Apparent best location for roadway using an existing right of way on Lantern Ln. 
• Maximum cul-de-sac length to maximize number of lots 
• At least 40% of the combined parcels land needs to be put in conservation 
• At least 25% of the conservation land needs to be upland and buildable. 

 
This scenario yielded 15 lots off of a new road (Figure 5) due to the reduced frontage required under 
the Conservation Subdivision Ordinance .  The lot size varies from 1 acre to 8.7 acres.  The 40% of the 
parcel set aside for conservation is located in the southern part of the parcel and where Long Swamp 
crosses the parcel.  No assumptions were made about soil sizing or land required to be set aside as 
easements for drainage or slope easements to permit grading for an acceptable roadway, which, when 
imposed, may further limit the potential lot yield. 
                                                 

It appears, based on preliminary analysis, that 9 to 15 single family residential house lots is a 
reasonable assumption for the development potential of this parcel. 
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Figure 4 – Conventional Subdivision 
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Figure 5– Conservation Subdivision  
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PURCHASE AND SALE AGREEMENT 
 
 This Agreement is made this ___ day of _________ 2018, by and between, Chestnut 

Realty Partners, LLC., with an office at 740 Chestnut Street, Manchester, New Hampshire 

03104, (“Seller”), and the Town of Londonderry, a New Hampshire municipal corporation, with 

an address of 268B Mammoth Road, Londonderry, New Hampshire 03053 (“Buyer”). 

 In consideration of the mutual promises and undertaking set forth below, the parties agree 

as follows: 

1. CONVEYANCE AGREEMENT AND DESCRIPTION OF ALL REAL ESTATE: 
 

Buyer, acting through its Conservation Commission, desires and agrees to purchase in fee 

simple certain premises (collectively, the “Property”) owned by the Seller or to be owned by the 

Seller as specified in paragraph 5a of this agreement, with all buildings, fixtures and 

improvements thereon, and all appurtenant easements thereto, if any, and described as follows: 

a. the premises identified by the Town of Londonderry as the entirety of Tax Map 3, Lot 

40 otherwise known as 101 Rear Mammoth Road, consisting of approximately 

34.492 acres, as shown on a plan entitled “Boundary Plan Land of Forest Land 

Preservation Management Realty Trust, Tax Map 3, Lot 40, off Griffin Road, 

Londonderry, New Hampshire, Rockingham County,” by Keach-Nordstrom 

Associates, Inc., dated December 11, 2017, on file at offices of the Seller and Buyer; 

and  

b. proposed Map 1 Lot 26, to be known as 26 Griffin Road, consisting of approximately 

36.9 acres, as shown on a proposed subdivision plan entitled “Residential Subdivision 

Plan of Land of Chestnut Realty Partners LLC, Tax Map 1 Lot 26, 24 Griffin Road, 

Londonderry, New Hampshire, Rockingham County,” by Keach-Nordstrom 
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Associates, Inc., dated March 23, 2017, last revised July 14, 2017, on file at offices of 

Seller and Buyer.     

2. PURCHASE PRICE:  The purchase price for the Property shall be $740,000.00, to be 

paid at closing in the form of a check drawn on the Town of Londonderry.   

3. CLOSING AND TRANSFER OF TITLE:   Closing shall occur at the offices of the 

Town of Londonderry, New Hampshire, or at a mutually agreeable location on or before June 30, 

2018.  At that time, the Seller shall supply properly executed warranty deeds, and good and 

marketable title.   

4. REAL ESTATE COMMISSIONS: 

The Parties agree that there is no real estate agent entitled to a commission in this 

transaction, and that each Party agrees to indemnify the other against claims for such a 

commission by persons claiming by or through such indemnifying Party. 

5. CONTINGENCIES: 

Performance under this agreement is specifically conditioned and/or contingent on the  

following: 

a. The Seller obtaining good and marketable title to 101 Rear Mammoth Road, Tax Map 

3, Lot 40 within 60 days of the signing of this agreement; 

b. The Seller obtaining final subdivision approval from the Londonderry Planning Board 

for the proposed subdivision plan entitled “Residential Subdivision Plan of Land of 

Chestnut Realty Partners LLC, Tax Map 1 Lot 26, 24 Griffin Road, Londonderry, 

New Hampshire, Rockingham County,” by Keach-Nordstrom Associates, Inc., dated 

March 23, 2017, last revised July 14, 2017 as noted herein, and said plan being 

properly and duly recorded at the Rockingham County Registry of Deeds (proof of 

which is provided to the Buyer); 
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c. The purchase of this fee simple interest in the Property identified herein shall be 

subject to public hearings, votes and any other actions necessary to authorize the 

expenditure of funds, and for the Conservation Commission to purchase the Property 

with the approval of the Londonderry Town Council.  Should either the Conservation 

Commission or the Town Council fail to vote to approve the purchase of the Property, 

this agreement shall become null and void, without recourse to the Seller, and the 

Buyer shall not be bound by its terms. 

d. During the term of this Purchase and Sale Agreement, the Seller shall not alter the 

Property in any way, including, but not limited to the harvesting of timber, excavation 

of earth, or construction of improvements. 

e. Seller warrants that the title to the Property is good and marketable, and there are no 

liens against the Property, except liens to be satisfied out of proceeds of the sale.  

Buyer may cause title to the real Property to be examined at Buyer’s expense.  In the 

event that the title examination is not satisfactory to Buyer, in its sole opinion, then 

this Purchase and Sale Agreement shall be considered, null, void and of no force and 

effect, at the option of the Buyer. 

f. Seller warrants that during the time of Seller’s ownership of the Property, Seller has 

not discovered, nor has Seller caused the Property to be exposed to, any toxic or 

hazardous substance, and Seller is otherwise unaware of the existence of any toxic or 

hazardous substance on the Property. 

g. Prior to the date of closing, Buyer, or Buyer’s representatives, shall have the right to 

enter the Property for the purpose of performing inspections and tests.  All such 

inspections and tests shall be conducted at the sole expense of the Buyer.  Buyer shall 

have the right to have the Property surveyed, to test for environmental matters, to 
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conduct engineering inspections, to review zoning matters, market conditions, 

financial matters and any or all other matters Buyer deems relevant to its purchase.  If 

Buyer, in its sole opinion, is not satisfied with the results of such tests or inspections 

for any reason, or if the Property is not in compliance with any applicable laws, 

regulations, codes or ordinances, Buyer may, at its option, terminate this agreement 

by providing written notice to the Seller on or before thirty (30) days prior to the date 

of closing, in which event this agreement will be null and void without recourse to the 

Seller. 

6. TIME OF THE ESSENCE: 

Time shall be of the essence of this agreement. 

7. ASSIGNMENT: 

No assignment of this agreement or any right accruing under this agreement shall be 

made, in whole or in part, by either party, without the prior written consent of the other party. 

8. BINDING ON SUCCESSORS: 

This agreement shall inure to the benefit of and be binding upon the heirs, executors, 

administrators, estates, successors and assigns of Buyer and Seller. 

9. INTERPRETATION: 

This agreement shall be interpreted under the laws of the State of New Hampshire.  

10. CAPTIONS: 

The captions used herein are for convenience only, are not part of this agreement, and 

shall not be used in construing it.  

11. GENDER: 

Reference herein to the masculine shall be deemed to include the feminine and reference 

to the singular shall be deemed to include the plural, where the context so requires or permits. 
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12. ENTIRE AGREEMENT: 

This agreement contains all the terms and conditions of this sale and any written or oral 

representations made by either party prior to the signing of this agreement are null and void.  

This agreement may only be modified by a written instrument. 

13. COUNTERPARTS: 

This agreement may be executed in two or more counterparts, each of which shall be 

deemed an original, but all of which together shall be one and the same instrument. 

14. NOTICES: 

All notices or other documents under this agreement shall be in writing and delivered 

personally or mailed by certified mail, return receipt requested, postage prepaid, and addressed to 

the parties at the addresses first stated. 

NOTE:  This is a legal document that creates certain binding obligations.  If you do not 

understand it, consult an attorney before signing. 

IN WITNESS WHEREOF, the parties have executed this Agreement. 

      CHESTNUT REALTY PARTNERS, LLC, by: 
 

________________________________ _______________________________ 
Witness  Richard N Danais, Manager Chestnut Realty 

Partners, LLC. (Duly Authorized) 
      Date: 
 
      TOWN OF LONDONDERRY, by: 

     
________________________________ __________________________________ 
Witness Kevin Smith, Londonderry Town Manager (Duly 

Authorized) 
Date:  
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