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1

Q.

Please state your name and business address.

2

A.

My name is Robert W. Varney and my business address is 25 Nashua Road,

3

Bedford, NH 03110.

4

Q.

Who is your current employer and what position do you hold?

5

A.

I am President of Normandeau Associates, Inc.

6

Q.

What is the purpose of this supplemental testimony?

7

A.

The purpose of my testimony is to provide updated information to supplement

8

Appendix 41 – Review of Land Use, and Local, Regional and State Planning in the Northern

9

Pass Transmission Project (“Northern Pass” or “Project”) Application submitted by Northern

10

Pass Transmission LLC (“NPT”) and Public Service Company of New Hampshire d/b/a

11

Eversource Energy (“PSNH”) (collectively the “Applicants”), and to offer information in

12

response to concerns about land use and orderly development raised by some intervenors.

13
14
15

Q.

Please summarize updates to the information contained in Appendix 41 –

Review of Land Use, and Local, Regional and State Planning.
A.

Updates to Appendix 41 include a description of amendments adopted by the NH

16

Scenic & Cultural Byways Council to the Scenic Byways designations. These include the White

17

Mountain Trail, Moose Path Trail, Woodland Heritage Trail, Presidential Range Trail, River

18

Heritage Trail, Lakes Region Tour, and Canterbury Shaker Village Byway. A summary of the

19

changes is provided on the Applicants’ Track 2 Exhibit List.

20

In addition, the Town of Allenstown adopted a new master plan (April, 2016), the

21

summary of which was included in Review of Master Plans Northern Pass Transmission Project,

22

October 2016 Working Draft, provided in response to Intervenor Discovery Requests. This

23

report is provided on the Applicants’ Track 2 Exhibit List. A number of communities are in

24

varying stages of updating their master plans including Lancaster, Whitefield, Dummer,

25

Bethlehem, Sugar Hill, Franconia, Campton, Plymouth, New Hampton, Bristol, and Pembroke.

26

The work on these updates ranges from early discussions to final review drafts of chapters and

27

plans. I have reviewed publicly available draft chapters and plans and will continue to monitor

28

town websites periodically for new information.

29

I also include a list of the professional planners from host communities as well as the

30

executive directors and staff of the four Regional Planning Commissions (RPCs) that I personally

31

met with prior to filing the Application on October 19, 2015. This list is provided on the
1
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Applicants’ Track 2 Exhibit List. These RPCs cover all of the Project area towns and cities.
Q.

2

Does this updated information change any of your conclusions in your

3

previously filed testimony regarding the effects of construction and operation of the Project

4

on land use or on orderly development of the region?

5

A.

No.

6

Q.

Have you reviewed the pre-filed testimony submitted by the municipal

7

groups and others relating to land use and orderly development?
A.

8
9

Yes, I reviewed pre-filed testimony and attended a number of the SEC technical

sessions relating to land use and orderly development.
Q.

10

Please respond to concerns expressed by some intervenors that the Project is

11

incompatible with existing land use, inconsistent with master plans and zoning, would be

12

detrimental to future economic growth and development, and will have negative impacts on

13

conservation and recreation.
A.

14

Nothing provided by the intervenors changes my opinion that the Project is

15

consistent with local land use patterns and will not interfere with the orderly development of the

16

region.

17

Principally in response to these claims by the intervenors, though, I and my staff at

18

Normandeau Associates prepared the attached Review of Land Use Development Along

19

Transmission Line Corridors in Bedford, Londonderry, and Concord, NH submitted as

20

Attachment A. As the intervenors who expressed concerns did not provide information to

21

support their claims, we explored these issues further by examining other high voltage

22

transmission corridors and a few New Hampshire communities in which they are located.

23

Normandeau looked for examples of communities where a transmission line was sited and

24

constructed within an existing right-of-way (“ROW”), where the overhead line is visible to the

25

public, and where zoning would enable the development of various land uses along the corridor.

26

Perhaps the best example of new high voltage transmission lines being added to an

27

existing corridor is the Hydro-Québec Phase II (HQ Phase II) project which was completed in

28

1990. According to the 1986 SEC Decision (DSF-85-155), the HQ Phase II line is an extension

29

of the HQ Phase I line, a 107-mile, 450 kV direct current overhead transmission line which

30

transmits about 2,000 MW of hydroelectric power between Quebec and Monroe, NH

31

(approximately 6.1 miles of the HQ Phase I corridor is in New Hampshire). The HQ Phase II
2
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1

facilities extend from Monroe, NH to Groton, MA. The New Hampshire segment of the HQ

2

Phase II project is approximately 121 miles long, running from Monroe to the state line in

3

Hudson, and was constructed over an existing utility corridor right of way (ROW) and utility-

4

owned land. The ROW is approximately 350 feet, and also contains two 230 kV AC lines.

5

Except for the last 8 miles of the project through Hudson, the structures are lattice steel H frame

6

structures ranging from 75 to115 feet tall, with a typical height of about 90 feet.

7

Since the Applicants propose to site a 345 kV line within an existing transmission

8

corridor in the segment south of Franklin, we also looked at another existing PSNH corridor

9

where the Merrimack Valley Reliability Project (“MVRP”) recently received approval from the

10

SEC to add a 345 kV line to the existing transmission ROW. This corridor, which runs from

11

Scobie Pond Substation in Londonderry to Pelham, includes an 8.1 mile segment in

12

Londonderry, of which 2.1 miles in the southwest corner of Londonderry is co-located with the

13

HQ Phase II line.

14

Normandeau selected the towns of Bedford, Londonderry and the City of Concord along

15

these two transmission lines as examples of communities with high voltage transmission lines

16

that are visible to the public in certain locations, have areas along or near the ROW that are

17

zoned for a variety of uses such as commercial, multi-family development and agriculture, and

18

have extensive master plans that are current (<10 years) and that have been updated since

19

completion of the HQ Phase II line. In addition, in consideration of the concerns expressed by

20

the City of Concord about the City’s Gateway District near the transmission line corridor and

21

Loudon Road, Normandeau also reexamined our initial land use evaluation of the commercial

22

and multi-family residential area near Loudon Road where the Applicants propose to relocate

23

existing structures and add a 345 kV line within the existing PSNH corridor.

24
25

Q.

How do land use patterns along the three transmission corridors that you

looked at relate to the assertions made by intervenors?

26

A.

I address each one separately below.

27

HQ Phase II corridor in Concord, Bedford and Londonderry – The City of Concord is

28

crossed by the HQ Phase II line in the western part of the City near the border with Hopkinton.

29

The corridor crosses a number of protected open space properties including the Keating

30

Conservation Easement, Laura M. Jobin Family Trust Easement, Broad Cove Forest, Mast Yard

31

State Forest, and is connected to Lehtinen Park by the NH Heroes Recreational Bridge that
3
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1

crosses the Contoocook River. The development in the area is consistent with the zoning which

2

allows for single family residential, forestry, agriculture, and other similar open space uses. In

3

Bedford, the areas near and along the HQ Phase II corridor have seen a significant amount of

4

growth consistent with local zoning: commercial, office, restaurants, a supermarket, multi-family

5

and single family residential uses. The uses in Londonderry along this corridor are primarily

6

conservation, recreation, and residential.

7

PSNH transmission corridor in Londonderry – As described in Attachment A, the existing

8

PSNH corridor in Londonderry is approximately 8.1 miles long and extends from the Scobie

9

Pond substation to Hudson. Most of the route is residential, although there are several businesses

10

near the crossing of Route 28, individual businesses at the crossing of Route 128, and near the

11

crossing at Route 102. Age restricted 55+ residential developments include Parrish Hills, located

12

on South Parish Drive, and Hickory Woods, located on Tavern Hill Road. There also are many

13

conservation lands along the corridor, including the 1,100 acre Musquash Conservation Area

14

with over 20 miles of trails, and agricultural lands such as Elwood Orchards, which is featured as

15

part of the Apple Way, a state-designated scenic byway which crosses under the transmission

16

lines. Approximately 2.15 miles of the corridor (the portion just south of the Musquash

17

Conservation Area) also accommodates the HQ Phase II line.

18

PSNH corridor in the vicinity of Loudon Road in Concord – As described in Attachment

19

A, the area of the Heights in Concord at which the existing PSNH corridor and Loudon Road are

20

located consists of recent strip developments such as Carrier Place, which was constructed in

21

2015/2016 adjacent to the ROW between Loudon Road and Old Loudon Road, and includes a

22

Chipotle restaurant. A similar plaza across from Carrier Place includes Starbucks and Jos A.

23

Banks, and is located adjacent to a Shaw’s Supermarket where the transmission lines cross over

24

the parking lot. Other commercial establishments in the area include Applebee’s Restaurant,

25

Target, Best Buy, Dick’s Sporting Goods, PetSmart, and several other restaurants. Nearby

26

multifamily residential developments include Alton Woods and McKenna’s Purchase, as well as

27

Cobblestone Pointe Senior Village, which is currently under construction.

28

Q.

What did you find in your review of these transmission line corridors?

29

A.

After reviewing land use development, demographics, master plans, conservation

30

and recreation areas, and other uses along and near these transmission corridors, we found that:

4

Northern Pass Transmission Project

1

•

Supplemental Testimony of Robert W. Varney
Joint Application of Northern Pass and PSNH
Page 5 of 10

These communities have continued to grow in population, tax base and income

2

levels since the construction of the HQ Phase II line and other transmission

3

lines within existing corridors.

4

•

The transmission line corridors are addressed in each of the three local master

5

plans, but the plans do not identify or discuss the existing transmission lines as

6

inconsistent with the plans or vision statements, as inconsistent with or in

7

conflict with land uses or zoning, or as a factor in the potential for future

8

residential or commercial development.

9

•

All three communities’ master plans discuss utility corridors as important to

10

open space planning. The Town of Bedford’s Open Space Plan (adopted as

11

part of the town’s master plan) identifies utility corridors as “key connectors”

12

(p. 29); the Town of Londonderry’s Master Plan identifies them as part of the

13

town’s Green Print Initiative, which “represents a vision for how to create a

14

network of open space” (p. 194); and the City of Concord Master Plan

15

identifies utility rights of way as “linkage devices,” helping to create an open

16

space system that “will provide recreational opportunities for hiking, cross-

17

country skiing, snowmobiling, horseback riding, bicycling and the like” and

18

also notes that these corridors may also “serve as wildlife corridors, linking

19

large areas of unfragmented habitat as well as providing access for wildlife to

20

sources of water.” (p. VII-22)

21

•

A significant amount of commercial and multi-family residential development

22

activity has occurred along transmission lines in Bedford, Londonderry and

23

Concord, consistent with local zoning.

24

•

There are numerous conservation and recreation uses along and near the HQ

25

Phase II electric transmission line in Concord, Londonderry and Bedford.

26

These communities have continued to increase the number of acres of

27

conservation and recreation land near these powerline corridors, and have

28

identified additional priority areas nearby for future conservation and

29

recreation.

30
31

•

Agricultural uses have continued within or near the HQ Phase II line in
Londonderry and Concord, including Elwood Orchards, and agricultural lands
5
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1

in Concord and Hopkinton near the Contoocook River and the HQ Phase II

2

corridor.

3

Based on our review, there is no evidence to suggest that the presence of a new high

4

voltage transmission line in an existing corridor, such as the HQ Phase II line that was

5

constructed over 25 years ago, has had a negative impact on a community’s economic

6

development or growth potential. This is consistent with our review of over 70 local master

7

plans, where we found that transmission lines and corridors are not mentioned in any of these

8

plans as incompatible with land uses or inconsistent with local zoning. They are not identified as

9

detrimental to future economic growth and development, or as presenting any particular

10

challenges or barriers to the achievement of goals, objectives and recommendations in their

11

master plans.

12

We also found evidence that communities were experiencing, and in some instances were

13

seeking to increase, activity along the HQ Phase II ROW and other transmission corridors.

14

These increased activities or uses included residential, commercial, recreation, conservation,

15

agriculture, and forestry. This further reinforces our conclusion that locating the Project in

16

existing corridors minimizes impacts on land use, is consistent with existing land use patterns,

17

and does not interfere with the orderly development of the region.

18
19
20

Q.

You indicated that a new 345 kV line was approved for construction within

the PSNH ROW in Londonderry. Please explain.
A.

According to the SEC Decision in the MVRP proceeding, the structures associated

21

with the new 345 kV transmission line will be approximately 40 to 50 feet taller than the nearest

22

existing structures, and requires the relocation of existing facilities along some sections of the

23

corridor, including the existing 115 kV line, in order to accommodate the proposed new

24

transmission line. The structures that will be constructed to accommodate the relocation will

25

range from approximately 3 feet to 30 feet taller than the nearest existing structures. See Docket

26

No. 2015-05, Decision and Order Granting application for Certificate of Site and Facility, p. 7-8.

27

Counsel for the Public stipulated that: (i) utilizing pre-existing corridors is consistent with

28

the orderly development of the region; (ii) construction and operation of the Project will occur

29

entirely within an existing right-of-way; and (iii) the Project’s impacts on local land use during

30

construction of the Project will be temporary. (p. 20) In its decision, the Subcommittee found

31

that there was credible evidence demonstrating that the construction and operation of the 345 kV
6
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1

line was consistent with Master Plans and Ordinances, and that “construction of the Project

2

within an already existing and used right-of-way is consistent with the orderly development of

3

the region.” (p. 58)

4

This is consistent with the 1986 findings of the SEC in its decision approving the HQ

5

Phase II line, in which it found that the addition of a 450 kV line to an existing ROW did not

6

interfere with land use or the orderly development of the region. The SEC made findings that the

7

applicants in that case provided evidence to show that the line would be constructed on “rights-

8

of-way that have been used by transmission lines for many years,” and that “industrial,

9

commercial, and residential development has taken place adjacent to the existing rights-of-way

10

with no apparent adverse effect, and there is no reason to expect the Phase II transmission line to

11

interfere with additional development,” and that “potential impacts on adjacent land uses would

12

be minimal and would be related primarily to incremental visual impacts.” See Docket DSF 85-

13

155, Findings of the Bulk Power Facility Site Evaluation Committee, p. 13. The Applicants also

14

provided evidence to show that the addition of the 450 kV line would not have a “detrimental

15

effect on market value of nearby properties” and that the “likely effects of the Phase II facilities

16

on transportation and utilities, on agricultural areas, socioeconomic impacts, and on the

17

recreational resources of the region” would be minimal. (pp. 15-16)

18

This SEC precedent lends full support to our conclusions that siting a new transmission

19

line in an existing corridor is consistent with existing land use patterns, and does not interfere

20

with the orderly development of the region.

21

Q.

Please respond to the claims asserted by the City of Concord that the Project

22

would potentially cause blight and negatively impact new development in the Gateway

23

District.

24

A.

Blight is a term typically used in urban planning and redevelopment to describe

25

areas in which there is a number of deteriorating structures, dilapidation, decay, and unsanitary or

26

unsafe conditions which impair a municipality’s ability to grow and prosper. See A Planners

27

Dictionary, published by the American Planning Association (PAS 521-522, April 2004). The

28

assertion that the Project would potentially cause blight is not borne out by examples of growth

29

and development near transmission lines in New Hampshire. As stated above, I examined

30

development and other land use changes along transmission line corridors in Bedford,

31

Londonderry and Concord. From this review, it appears that the construction of the HQ Phase II
7
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1

line within an existing transmission line ROW has not interfered with overall community growth

2

and opportunities for new development along the corridor, nor is there evidence that it has caused

3

blighted areas. To the contrary, substantial investment in new development has occurred along

4

these corridors as allowed by zoning, including high-end residential homes and multi-family

5

units, commercial areas, restaurants, grocery stores, and office space which provide for local and

6

regional needs such as housing, goods and services, employment, and tax revenues.

7

For example, in Bedford, NH, there has been a significant amount of development along

8

the HQ Phase II corridor, including: (1) a new Market Basket Supermarket; (2) the Bedford Hills

9

and Bedford Springs Developments, a mixed use area with 388 residential units and about

10

238,175 square feet of commercial space; (3) the Constitution Drive Business Park totaling over

11

350,000 square feet of commercial space, home to about 60 businesses; (4) the GPS NH Soccer

12

Complex; (5) the Bixby Farm Lane residential subdivision; and (6) Fizzhome Gardens. An

13

example in Londonderry is Hickory Woods Condominiums, an age restricted 55+ community

14

which is sited west of the HQ Phase II ROW with access from Route 102. All of the residences

15

in Hickory Woods have been constructed or are under contract, and the developer has announced

16

plans to expand this development. In the commercial area of Concord on the Heights, several

17

businesses have located near the transmission line, including a development called Carrier Place

18

which was recently constructed adjacent to the ROW between Loudon Road and Old Loudon

19

Road. Six of the eight commercial spaces are already occupied, including a Chipotle Restaurant.

20

Other commercial space constructed near the transmission line’s crossing of Loudon Road

21

includes a five-unit plaza with a Starbucks, which opened in April 2006, as well as the Shaw’s

22

Supermarket, Applebee’s Restaurant, Jos A. Banks clothing store, and Home Depot. The Shaw’s

23

in Concord is similar to the Market Basket in Bedford with the building sited adjacent to the

24

corridor and much of the parking lot constructed within the ROW and under the power lines.

25

Shaw’s has indicated that it does not oppose the Project. Target, Best Buy, Dick’s Sporting

26

Goods, PetSmart, and several restaurants such as the “99” and Newick’s also have located in this

27

area, and much of Loudon Road can be characterized as strip commercial development between

28

I-93 and Route 106, consistent with local zoning. Nearby multifamily residential developments

29

include Alton Woods and McKenna’s Purchase, as well as Cobblestone Pointe Senior Village,

30

which is currently under construction. There is no reason to expect that the Project will interfere

31

with additional development in Concord as permitted by local zoning.
8
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Did you also look at adjacent communities to gauge the full extent of the

claimed inconsistencies with local master plans?
A.

Yes. I reviewed and summarized the master plans of the communities abutting

4

Project host communities. This report is provided on the Applicants’ Track 2 Exhibit List.

5

Although the communities in this document are strictly defined as “affected communities” by the

6

NH SEC’s rules, the abutting communities are often a considerable distance from the Project

7

and, regardless of distance, likely will not be affected.

8
9
10

Q.

Please respond to the claim asserted by Patricia O’Donnell that the Project is

in conflict with the orderly development of the region.
A.

Ms. O’Donnell’s opinion on the question of orderly development of the region

11

lacks substantive support, and is based exclusively on statements of intent in community master

12

plans and zoning ordinances. It is narrowly focused on historic resources and does not address

13

any broader aspects of orderly development. Even from a land use perspective, as I have said in

14

my testimony and report, the Project will not affect land use along the existing ROW corridor.

15
16
17

Q.

Have you reviewed the supplemental testimony submitted by James

Chalmers, Mitch Nichols, Julia Frayer & Lisa Shapiro?
A.

Yes. I reviewed the supplemental pre-filed direct testimony of James Chalmers,

18

Mitch Nichols, Julia Frayer, and Lisa Shapiro in which they update their testimony and respond

19

to issues raised by some intervenors with respect to their prior testimony. In each case, their

20

overall conclusions have not changed.

21

(1) James Chalmers concludes there is no evidence that high-voltage transmission lines

22

result in consistent measurable effects on property values, and, where there are effects, the effects

23

are small and decrease rapidly with distance; and overall, there is no basis to expect that the

24

Project would have a discernable effect on property values or marketing times in local or regional

25

real estate markets;

26
27
28
29
30
31

(2) Mitch Nichols confirms his conclusions that the Project will not affect regional travel
demand, and that it will have no measurable effect on the State’s tourism industry;
(3) Julia Frayer concludes that the Project will have positive impacts on employment and
the economy locally, regionally, and state-wide; and
(4) Lisa Shapiro indicates that the Project will substantially increase the property taxes
received by local communities, counties, and the State.
9
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Does this supplemental testimony change anything in your previously filed

testimony regarding the orderly development of the region?

3

A.

No, it does not.

4

Q.

Does supplemental testimony and updated information on issues relating to

5

orderly development change the conclusions in your pre-filed testimony of October 16,

6

2015?
A.

7
8

No, they do not. The Project will not unduly interfere with the orderly

development of the region.

9

Q.

Does this conclude your supplemental pre-filed testimony?

10

A.

Yes.

10
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ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH

INTRODUCTION
This report was developed in response to broad assertions made in pre-filed testimony and technical
sessions by the City of Concord and some municipal and regional intervenors in the Northern Pass
Transmission Project (Project) that the Project is incompatible with existing land use, inconsistent with
master plans and zoning, would be detrimental to future economic growth and development, and will
have negative impacts on conservation and recreation. These intervenors did not provide evidence or
data to support their claims, but we explored these issues further by examining other high voltage
transmission corridors and a few New Hampshire communities in which they are located.
Normandeau looked for examples of communities where transmission lines were sited and constructed
within an existing right of way (ROW), where the overhead line is highly visible to the public, and where
zoning would enable the development of various land uses along the corridor. Perhaps the best
example of new transmission lines being added to an existing corridor is the Hydro-Quebec Phase II (HQ
Phase II) project which was completed in 1990. The HQ Phase II line is a 450 kV direct current overhead
transmission line which transmits about 2,000 MW of hydroelectric power between Monroe, NH and
Groton, MA. The New Hampshire segment is approximately 121 miles long, running from Monroe, NH
to the state line in Hudson, and was constructed over an existing utility corridor right of way (ROW) and
other utility-owned land. The ROW is approximately 350 feet wide and also contains two 230 kV lines.
Except for the last 8 miles of the project through Hudson, the structures are lattice steel H frame
structures ranging from 75 to115 feet tall, with a typical height of about 90 feet.
Another good example of an existing transmission ROW containing multiple lines is the corridor that
runs from Londonderry, NH to Tewksbury, MA. The NH segment is approximately 18 miles long and
runs from the Scobie Pond substation in Londonderry to the border in Pelham. The NHSEC recently
approved the addition of a new 345 kV line and structures, and the relocation of 115 kV lines and
structures within the corridor as part of the Merrimack Valley Reliability Project (MVRP). Nearly 4 miles
of the new 345 kV line will be located in the same ROW as the HQ Phase II line as it runs through
Londonderry and Hudson, NH.
Normandeau selected Bedford, Londonderry, and Concord as examples of communities along these
corridors where:





High voltage lines were sited and constructed within an existing transmission ROW;
The zoning ordinances enable several land uses along the corridor, including commercial, multifamily development, and agricultural uses;
The lines are visible to the public; and
They have extensive master plans that are current (<10 years).

In consideration of the concerns expressed by the City of Concord about its Gateway District near the
Loudon Road area, Normandeau also reexamined our initial land use evaluation of the commercial and
multi-family residential area near Loudon Road along the proposed Northern Pass Project (NPT) ROW
where NPT proposes to relocate existing structures and add a 345 kV line within the existing corridor.
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ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH
For all three communities, we reviewed general demographic trends, examined current and historic
aerial photos, conducted site visits, and reviewed land use and development activity along and near the
transmission lines to see what type of land use development and conservation and recreation activity
has occurred post-construction. We also reviewed the local master plans that were prepared after the
construction of the new transmission lines and examined how they were addressed in the master plans.
In the case of Londonderry, we were also able to examine a community with both the HQ Phase II
corridor and another existing corridor where the addition of a 345 kV line recently was considered and
approved by the NHSEC.
We found that Concord, Bedford and Londonderry have continued to grow in population, tax base and
income levels since the construction of the transmission lines. We found that the community master
plans do not discuss transmission lines and corridors as a problem, as an issue of concern, as being
inconsistent with community vision statements, or as interfering with or impeding the achievement of
the community’s master plan goals and objectives. There is no mention of conflict with land uses or
zoning, or described as a factor in the potential for future residential or commercial development. This
is consistent with our review of 27 master plans from Project communities along the NPT route and 42
master plans from communities that abut the Project communities.
We also looked at conservation areas crossed by or near the transmission corridors in Londonderry,
Bedford and Concord. All three communities describe power line corridors in their master plans as
important green infrastructure areas which provide corridors to create open space systems and
opportunities for hiking, cross country skiing, snowmobiling, horseback riding, and other recreational
activities, as well as providing wildlife corridors which link unfragmented habitat and access to sources
of water.
Our conclusion is that the presence of a transmission line does not appear to have an impact on a
community’s economic development or growth potential. This further reinforces our conclusion that
locating the Project in existing corridors minimizes impacts on land use, is consistent with existing land
use patterns, and does not interfere with the orderly development of the region.
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BACKGROUND
Below is a description of the transmission corridors as they run through the towns of Bedford and
Londonderry and the City of Concord.

BEDFORD - HQ PHASE II CORRIDOR
The Town is crossed by the HQ Phase II corridor from north to south, and is located in well-travelled
areas in Town. The HQ Phase II line enters Bedford from the north through Goffstown, and runs south
through the eastern part of town. The cleared corridor is between 300 - 350 feet wide, and contains
two 230 kV lines with the 450 kV Phase II line running between them. All lines are constructed on steel
lattice structures. The ROW is highlighted (red) in Figure 1.
After crossing Route 114 in Goffstown just north of the Bedford town line, the HQ Phase II corridor
enters the town from the north in a residential area, running parallel to NH Route 114. A Market Basket
supermarket was constructed immediately adjacent to the corridor, and the Donald Street roundabout
and Market Basket’s landscaped parking lot were built directly underneath the powerlines. The corridor
continues south along the east side of Route 114, spanning the intersection with Boynton Street and NH
Route 101, which is one of the town’s widest and busiest intersections. A significant amount of new
commercial and residential development has been constructed northwest of this intersection. A
business park with numerous buildings on Constitution Drive is immediately southwest of the
intersection. These areas are described in more detail in the Development along Transmission Corridors
section below.
The HQ Phase II corridor continues south adjacent to residential areas on both sides of the ROW, and
crosses a roundabout constructed directly under the lines at the intersection of Gault and Meetinghouse
Roads, a heavily traveled east-west roadway through town, just west of the Manchester Country Club
golf course. The corridor continues south, crossing County Road, which is also very heavily traveled
because it connects nodes of community activity and traffic generators such as the Bedford High School
and Ross A. Lurgio Middle School, Town of Bedford recreational facilities (tennis courts, swimming pool,
and ball fields) with the McKelvie Intermediate School and playing fields, and Peter Woodbury
Elementary School to Back River Road and Route 3.
The corridor continues south through residential areas, crossing Back River Road and Camp Allen Road,
adjacent to the GPS Soccer Complex, which has two all-weather astroturf fields and two grass fields. It is
also immediately adjacent to single family houses on Bixby-Farm Lane that were built within the past 10
years. The corridor runs roughly parallel to and east of Back River Road, adjacent to Frizzhome Gardens
greenhouses, before crossing into the town of Merrimack.
As it runs through Bedford, the corridor crosses five well-traveled roads: Route 114, Route 101,
Meetinghouse Road, County Road, and Back River Road. The corridor is highly visible to the public on
these roadways.
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Figure 1 - Bedford HQ Phase II Corridor
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LONDONDERRY – HQ PHASE II AND PSNH CORRIDORS
A number of transmission corridors crisscross the Town of Londonderry including the HQ Phase II
corridor and the PSNH corridor, which is a segment of the corridor that runs from Scobie Pond
substation to Tewksbury, MA. The HQ Phase II corridor, highlighted in red in Figure 2, enters
Londonderry at its western border with Litchfield, directly adjacent to the Londonderry Fish and Game
Club. The ROW runs southeast along the western portion of Musquash Conservation Area, then through
a residential area near Preserve Drive, and intersecting with the PSNH corridor just south of Wiley Hill
Road. South of the Wiley Hill Road crossing, the corridor continues southeast for about 1.1 mile, where
it crosses the Sunnycrest Orchards open space parcel, and Elwood Orchards and Elwood Road which is
part of Apple Way, a state-designated scenic byway. After crossing Elwood Road, the corridor continues
south east to where it crosses Dan Hill Road. A portion of Carriage Shack Farm, a petting zoo on Dan Hill
Road, is located along and within the corridor. Land east of the corridor is primarily residential. The
Hickory Woods 55+ condominium community is approximately 400 -500 feet west of the ROW near
where it crosses Nashua Road. The corridor continues southeast, passing Burbank Road and Ridgemont
Drive to the east. The corridor exits the southwestern portion of Londonderry and enters the north
eastern portion of Hudson.
The existing PSNH corridor in Londonderry, highlighted in orange in Figure 2, is approximately 8.1 miles
long and is a segment of the corridor that extends from the Scobie Pond substation to Tewksbury, MA.
There are several existing transmission lines within this corridor, and the NHSEC recently approved the
addition of a new 345 kV line and the relocation of existing structures within the corridor. The existing
land use through Londonderry is primarily residential. The existing power line corridor exits the Scobie
Pond Substation and runs west, crossing the Rockingham Recreational Rail Trail, Route 28/Rockingham
Road, and then I-93. There are a few residences located along the roadways in the area. From the
Interstate-93 crossing, the ROW crosses Trolley Car Path and Hovey Road and continues southwest to
Hardy Road. Along the corridor in this area is Parrish Hills, an age-restricted 55+ community, which
maintains benches and a landscaped area in the South Parish Drive cul-de-sac, within the ROW.
An electric substation is located adjacent to the southern border of the corridor; Londonderry Middle
School is located about 0.5 mile south of the ROW; additional schools and town offices are located
within 1.0 mile south of the ROW along Mammoth Road. Kelly Path runs along the substation access
road, transects the power line corridor, and continues north crossing Shasta Drive. Nutfield Country
Store/Dunkin Donuts is located adjacent to the corridor, at the corner of Mammoth Road and Shasta
Drive. The Project route continues west and subsequently crosses a natural gas pipeline owned by the
Tennessee Gas Pipeline Company.
After crossing High Range Road, the corridor continues west, turns southwest and runs adjacent to the
eastern border of Musquash Conservation Area. The corridor continues, passing through or adjacent to
the Lorden Parcel, another conservation parcel. South of the Wiley Hill Road crossing, the transmission
line continues southwest, and changes directions south where it intersects with the HQ Phase II corridor
and continues through Londonderry as described in the HQ Phase II section above.

Northern Pass Transmission Project

7

Normandeau Associates, Inc.

ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH

Figure 2 Londonderry HQ Phase II and PSNH Corridors
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CONCORD – HQ PHASE II AND EXISTING PSNH/PROPOSED NPT LINE CORRIDORS
The HQ Phase II corridor, highlighted in red in Figure 3, enters the northwestern corner of Concord,
crossing the Contoocook River near the western border with Hopkinton. According to the City of
Concord’s Protected Open Space Map dated April, 2015
(www.concordnh.gov/DocumentCenter/View/8496), the HQ Phase II corridor passes from the north
through the Keating Property Conservation Easement, runs just east of Allen State Forest and the Sally
Silver Conservation Easement, crosses Warner Road and the Laura M. Jobin Family Trust Easement to
the Contoocook River. After crossing the river just west of Lehtinen Park and the NH Heroes
Recreational Bridge, the corridor passes through the Broad Cove Forest, crosses the rail trail and
continues south through Mast Yard State Forest and other City protected lands and over the Hopkinton
town line to Broad Cove Road. The area is zoned as Open Space Residential (RO) which allows singlefamily dwellings, as well as agricultural, forestry, and low impact outdoor recreational uses.

Figure 3 - Concord HQ Phase II Corridor
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A full description of the 8 miles of PSNH corridor proposed for the NPT Project through Concord is
located in Attachment A of Appendix 41 - Review of Land Use and Local, Regional and State Planning,
Northern Pass Transmission Project. For this report, we reviewed the Loudon Road area which is
described below and shown in Figure 4.
The transmission corridor crosses Portsmouth Street and Interstate 393 (I-393). A few residences are
located west of where the transmission corridor crosses Portsmouth Street. South of I-393, the existing
corridor continues southeast along a portion of the Alton Woods multi-family residential development.
Residences are located west of Alton Woods Drive, and an area within the ROW appears to be used for
parking. East of this portion of the ROW, a cleared area with a gravel road extends across the utility
ROW and connects to Alton Woods Drive. The corridor continues south across Old Loudon Road,
adjacent to a new commercial development located at the intersection with Loudon Road and D’Amante
Drive, crosses Loudon Road and runs between a commercial development, where Starbucks and Jos A.
Banks are located, and the Shaw’s supermarket, where a portion of the parking lot is underneath the
powerlines. The existing utility corridor continues west of McKennas Purchase, another multi-family
residential development. A major commercial area, including Concord’s Steeplegate Mall, Target, Best
Buy, Ocean State Job Lot, Home Depot, and several other retailers and restaurants, is located east along
this portion of the ROW. The corridor extends south within a wooded area and crosses Pembroke Road.
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Figure 4 - Concord PSNH Corridor Loudon Road Area
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MASTER PLANS
Normandeau reviewed the Bedford, Londonderry and Concord master plans to determine how they
described or discussed transmission lines, both in terms of the impacts of the transmission lines on the
community after construction, as well as planning or zoning strategies to address their existence. All
three communities discuss power line corridors in their master plans as important to open space
planning. The plans discuss the benefits that power line corridors bring to their communities in terms of
providing important linkages between open space areas for both recreation and wildlife. Utility
corridors are described as “key connectors” (Bedford); part of “a vision for how to create a network of
open space” (Londonderry); and as “linkage devices” (Concord) for a viable and useful open space
system.
The master plans do not discuss transmission lines and corridors as a problem or an issue of concern.
They are not mentioned as being inconsistent with community vision statements, or as interfering with
or impeding the achievement of the community’s master plan goals and objectives. There is no mention
of conflict with land uses or zoning, or described as a factor in the potential for future residential or
commercial development.

BEDFORD MASTER PLAN
Bedford, New Hampshire is located 50 miles from Boston and adjacent to the state’s largest city of
Manchester. It is viewed as an upscale residential town with a population of approximately 22,000. The
majority of Bedford is zoned as residential, however, the town has successfully instituted strategic
zoning initiatives, such as performance zoning, to attract new commercial and business development.
Although the HQ Phase II corridor is a highly visible feature in town, it is not mentioned in the 2010
Master Plan Update. The Plan was adopted by the Planning Board in October 2010, and contains
chapters on Vision, Goals and Objectives: Land use and Community Design; Population and Housing;
Economic Development; Historical and Cultural Resources; Transportation and Transit; Municipal
Services and Facilities; Energy and Utilities; and Implementation. The Town’s 2009 Open Space Plan and
the 2009 Hazard Mitigation Plan were incorporated into the Plan by reference.
The Land Use and Community Design Chapter details the tremendous amount of residential and
commercial growth the town experienced in the two decades prior to the plan’s adoption. The Housing
Chapter documents the town’s population characteristics, which include higher household and per
capita income than both the county and the state over the last two decades, and a median household
income 59% above the median for Hillsborough County and 74% above the statewide median.
The Plan details commercial growth in Bedford between 1998 and 2008. In 1998, the town had
approximately 4.5 million square feet of nonresidential (commercial and industrial) building space. An
additional 1.12 million square feet was constructed over the next 10 years, bringing the 2008 total to 5.6
million square feet. This was an average annual construction rate of 112,675 sq. ft. with a corresponding
increase in total assessed value of approximately $84.7 million. The town’s average annual
nonresidential growth rate between 1998 and 2008 was 19%.
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The Energy and Utilities Chapter describes the municipal energy use and documents efforts to reduce
current levels of consumption, and discusses the Town’s Energy Commission work and their efforts to
document and reduce energy consumption. The chapter inventories the utilities providing electricity
(PSNH) and gas (National Grid) to residents and businesses and their programs designed to reduce
energy consumption. The Chapter also discusses telecommunications and broadband services. The
chapter establishes goals and actions for the future that involve different energy conservation initiatives
pertaining to government, fuel and electrical energy supply, transportation land use, and solid waste.
The 2009 Bedford Open Space Plan, incorporated into the Master Plan by reference, was prepared by
the town’s Open Space Task Force with assistance from the Southern NH Planning Commission. The
Plan was developed as a tool for future open space planning and contains an inventory of environmental
features in the community, including water, soil, habitat, forests, and a number of other elements. It
identifies and prioritizes parcels of conservation land for future protection, helping to ensure the open
space in town will be maintained. Utility corridors, including the existing HQ Phase II corridor, are
identified in the Plan as key to the town’s green infrastructure, providing connectivity between open
space areas. Additional details are addressed in the Conservation & Recreation section of this report.

LONDONDERRY MASTER PLAN
Londonderry is located in Rockingham County, bordered on the north by the city of Manchester and on
the east by the town of Derry. Londonderry is home to numerous businesses, many of which are
located in the northern part of the town near Manchester-Boston Regional Airport (MHT), or in the
southeastern part of town near I-93, on NH 102. Major businesses headquartered in town include
Stonyfield Farm and Blue Seal Feeds, as well as a bottling facility of the Coca-Cola Bottling Co. The town
is also home to numerous chain retailers. Mack's Apples, Sunnycrest Farm, Elwood Orchards, and
Woodmont Orchards are among the active apple orchards, which attract tourists and visitors and are
promoted and advertised as part of the Apple Way, a state-designated scenic byway. The HQ Phase II
corridor passes over Elwood Orchard and the scenic byway. The town is crossed by numerous energy
corridors including a ROW containing the HQ Phase II line on the west side of town, a ROW where the
recently approved MVRP 345 kV line will be added, and the Tennessee Gas natural gas transmission
ROW.
The Londonderry Comprehensive Master Plan was adopted by the Planning Board on March 6, 2013. It
was prepared with the assistance of the 2012 Master Planning Steering Committee, town boards and
staff, and a planning consultant. The Plan includes a description of public involvement, common vision
and guiding principles, reflections on the town and region, consideration of alternative futures, a plan
framework, community facilities and services, regulatory barriers, and targets, projects, policies,
initiatives and implementation. Although the town is home to the Scobie Pond substation and crossed
by numerous energy corridors and transmission lines including the existing HQ Phase II line, the Plan
does not address existing electric transmission lines and does not indicate that they have had any
adverse impact on the town’s growth and development. As noted below, the Plan only addresses utility
corridors in the context of being instrumental to open space planning as part of its “Green Initiative.”
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The Plan describes Londonderry’s rapid development, making it the third most populous community in
the Southern NH Planning Region, and projected to capture over 16% of the region’s population growth
by 2020. Nearly 80% of the land area in town is built or is protected as open space (15% of this is
permanently protected and another 14% is partially protected due to easements, uses or resource
features that preclude development), with only a handful of large undeveloped parcels remaining. The
town anticipates planned development for the larger parcels and that future development will likely
occur as retrofit or infill of already developed areas.
One of the guiding principles of the Plan is “Stay Forever Green,” which seeks to create an
interconnected network of green space that conserves critical natural areas, provides recreational
linkages, protects water quality and quantity, and contributes to the identity and sense of place within
the community. Utility corridors are identified as part of Londonderry’s open space infrastructure, and
a key part of the Conservation and Growth Map, which is a town-wide framework for protecting open
space and directing new development.
Londonderry’s “Green Print Initiative” details the implementation actions for the Master Plan. The
Town’s goal is to build the community’s green network to help protect and preserve high value areas
that contribute to local identity and sense of place. Utility corridors are designated as O-2, Reserved
Open Sector, which is comprised of floodplains and special flood hazard areas, steep slopes, utility
corridors, farmlands, and land subject to the Town’s Conservation Overlay District. The utility corridors
are shown as O-2 in Figure 5, the town’s Green Print Map, which depicts the town’s green
infrastructure. Additional details are addressed in the Conservation & Recreation section of this report.
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Figure 5 Londonderry’s Green Print Map
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CONCORD MASTER PLAN
The City of Concord is the state Capital, county seat for Merrimack County, and home to many state
agencies and UNH School of Law. Its central location makes the City a regional hub for services,
shopping, restaurants, offices, and lodging. Concord has long had a tradition of land use planning, from
its first “master plan” in 1726, when surveyors laid out the City’s settlement plan along the Merrimack
River. The main street, laid out in 1726, is still the same Main Street that exists today (US Route 3).
Formal city planning began early in the 20th Century, with Concord adopting its first zoning ordinance in
1930. During the development boom of the 1980’s the city sustained its highest rate and volume of
growth in population, housing and employment in over 100 years. The City, like the rest of the state,
endured the 1990’s recession. Today, the city is a center for health care and several insurance
companies. It is also home to Concord Litho, one of the largest independently owned commercial
printing companies in the country.
The City’s master plan, Master Plan 2030, was adopted on June 18, 2008. The Plan includes chapters on
Vision, Land Use, Housing, Economic Development, Transportation, Conservation and Open Space,
Historic Resources, Recreation, and Implementation. The Community Facilities and Public Utilities
chapters were reserved for future development. The City also lists several individual plans on its
website which are intended to be part of the Master Plan 2030: Historic Resources, Energy, Water and
Sewer, Open Space, Parks and the Airport. The Plan mentions electric transmission corridors in several
instances, most notably as helping to define the City’s Urban Growth Boundary, and as key connections
to implement the City’s Open Space Plan. The Plan does not describe any land use or zoning conflicts
with the transmission lines and corridors or state that they are inconsistent with the City’s vision, nor
does it suggest that additional and/or taller structures should not be allowed within the existing ROWs.
The Land Use Chapter describes the existing land use patterns and defines future land use to guide the
City’s growth and development. The Chapter details guidelines for development inside and outside of
the Urban Growth Boundary (UGB), established by the City in the 1993 Master Plan. The Plan describes
the UGB as “shaped by a number of factors including existing urban development, sensitive
environmental areas, public and institutional ownership, and electric transmission line rights-of-way,”
resulting in “the UGB being a linear area along both sides of the Merrimack River…” (p. III-7)
The Conservation and Open Space Chapter is intended to “guide the protection of the City’s natural
resources and environment while promoting the appropriate and efficient use of land and water within
the City of Concord in a manner consistent with the economic, physical, and social needs and desires of
the citizens of Concord.” (p. VII-1) Included in the conservation and open space goals are “develop[ing]
a coherent interconnected system of permanently protected open spaces…” (p. VII-1) Utility corridors
are identified as a key “linkage device” for Concord’s open space system: “Rights-of-way are generally
traversable, being fairly free of substantial growth and having either relatively flat or at least passable
terrain.” (p. VII-22) The Conservation and Open Space Policies and Recommendations include a
recommendation for establishing “linkages between large open space areas both for public access and
as corridors for wildlife migration along rivers and streams, major transmission rights-of-way, and
abandoned railroad rights-of-way.” (p. VII-27) Additional details are addressed in the Conservation &
Recreation section of this report.
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DEVELOPMENT ALONG TRANSMISSION CORRIDORS
Normandeau looked at examples of development along the HQ Phase II line in Bedford, Londonderry
and Concord to see what impacts the line has had since its construction in 1990, and reexamined the
commercial and multi-family development in the Loudon Road area in Concord where NPT proposes to
locate a 345 kV line within an existing transmission ROW. We also looked at another significant electric
transmission corridor in Londonderry where a recently approved 345 kV line will be located as part of
the Merrimack Valley Reliability Project. We found that there has been a significant amount of
commercial and multi-family development where allowed by zoning along the HQ Phase II corridor after
the transmission lines were constructed, and that despite the presence of transmission lines and utility
corridor, the Loudon road area has likewise seen increased development.

BEDFORD
Commercial and residential development along or near the HQ II ROW has occurred on a number of
sites in Bedford since the construction of the HQ Phase II lines. Some of these (from north to south)
include:
Market Basket Supermarket, which opened in May, 2013 as one of the chain’s largest stores, is located
at the intersection of Route 114 and Donald Street on the site of a former restaurant and miniature golf
course. The store is constructed immediately adjacent to the ROW and the parking, landscaped
roundabout, and access drive are located under the power lines, within the ROW.

Figure 6 - Bedford Market Basket
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Bedford Hills and Bedford Springs Developments, located west of and across Route 114 from the
transmission line corridor (south of the Market Basket site), has seen robust development over the past
five years. This mixed use development includes a total of 388 residential units and about 238,175
square feet of commercial space. The development consists of: Bedford Falls Senior Living, with 160
independent living units and 84 assisted living units; Bedford Hills Apartments, with 144 units; a preschool; high tech office building; Bedford Springs Office Park; the Copper Door Restaurant; a credit
union; a NH State Liquor Store; Dunkin Donuts; and Elliot Health Systems medical center, a full-service
medical facility which is currently under construction. This development is perched on a hill above
Route 114 and Route 101, and several buildings have a view of the power lines to the east.

Figure 7 - Bedford Hills

Bedford Village Inn (BVI), located just west of the Bedford Hills mixed use area on Route 101, is a wellknown historic inn and restaurant, which includes a tap room, gift store, and function hall. The BVI
recently expanded its facilities to include the Bedford Grand, a luxury boutique hotel with 50 guest
rooms, fitness center, outdoor heated saltwater pool and lobby bar. The transmission lines are visible
from the front door of the BVI at the junction of Route 101 and Olde Bedford Way.
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Constitution Drive Business Park is located near the intersection of Routes 101 and 114. The site abuts
Route 101 to the north and the HQ Phase II corridor to the east. The Park includes 14 mostly
commercial buildings (one is government and one is a private school) totaling over 350,000 square feet
of commercial space, home to about 60 businesses and more than 1,600 parking spaces. The three
buildings immediately adjacent to the ROW at 33, 35, and 43 Constitution Drive, which also have parking
lots within and adjacent to the ROW, have a combined area of 133,831 square feet of commercial space.
An expansion of the building at 35 Constitution Drive adjacent to the ROW has been approved by the
Bedford Planning Board. The total is 177,129 square feet when the buildings at 25 and 32 Constitution
Drive are considered and 221,129 SF after the approved 44,000 SF addition to 35 Constitution Drive is
completed. The parking lots for these three buildings are adjacent to or within the electric transmission
line corridor and have about 572 parking spaces. Although not abutting the ROW, the buildings at 25
and 32 Constitution Drive also have a view of the ROW to the east. Another three buildings in the Park
are not immediately adjacent to the ROW, but have clear views of the power lines. Most of the
buildings were built during the time that the Phase II application was being considered, approved and
constructed. The business park continues to provide a large number of jobs and property tax revenues
in Bedford.

Figure 8 - Constitution Drive Parking Area

Northern Pass Transmission Project

19

Normandeau Associates, Inc.

ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH
Global Premier Soccer (GPS) Complex is a commercial recreational facility located on Camp Allen Road
just off of Back River Road. The facility runs parallel to the HQ Phase II corridor. The facility complex
includes two all-weather astroturf fields and two grass fields, and has been in use for at least the past 15
years. New turf fields and lighting were recently added in 2015. The complex is home to GPS Premier
and Junior programs, as well as the Town of Bedford recreation programs. It is used for many
tournaments, drawing teams from around New England. The lattice transmission structures are clearly
visible to the many local residents and visitors at the complex.

Photo: gps-newhampshire.com
Figure 9 GPS Premier Soccer Facility
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Bixby Farm Lane is a small residential subdivision located in Bedford between Back River Road and the
HQ Phase II ROW. It overlooks the southern end of the GPS Soccer Complex and the transmission lines.
There are about 10 relatively new 2,000 square foot homes in the area with access off Bixby Farm Lane
or Back River Road. They appear to have been built in the 2009-2013 timeframe with sales prices for
some of the homes listed in the $300,000 to $600,000 range.
Frizzhome Gardens, an agricultural use, is located on Back River Road and sits between Back River Road
and the HQ Phase II ROW, just north of the Bedford/Merrimack town line. The company moved to this
location in 1996 and has grown substantially from one shop and two greenhouses to about a dozen
greenhouses, a barn and other improvements which abut the powerline corridor.
Commercial development also is occurring in other areas of Bedford as well. For example, the area
between I-295 South River Road near the former Macy’s Department Store and the Bedford Mall has
seen significant growth in recent years with construction of the Goffe Mills Plaza and the start of
construction in 2017 of a massive new development called “Market and Main” at 125 South River Road.
The 360,000 square-foot project includes 8 buildings with retail, office, medical and restaurant space, as
well as a 5-story, 68,000 square foot Residence Inn Marriott, a two-story, 58,000 square foot Regal
Cinema theatre with 600 seats, a 800-space parking garage, a 25,200 square foot REI store, a Boston
Interiors (15,000 SF), The Friendly Toast, an Athleta woman’s clothing shop, Shake Shack restaurant,
Orange Theory Fitness, Waxy’s Modern Irish Bar, European Wax, Burton’s Grill and several other
establishments. This development is about 0.9 miles east of the HQ Phase II corridor crossing of Route
101.

LONDONDERRY
HQ PHASE II CORRIDOR
The development near and along the HQ Phase II transmission line corridor in Londonderry has been
primarily residential. Londonderry has seen a nearly 40% increase in residential development since
1990, and the developments near the HQ Phase II line include homes along Tanager Way, Rainbow
Drive, Priscilla Lane, and most recently Black Forest Circle and Tavern Hill Road.
The Hickory Woods Condominiums, located on Tavern Hill Road and Black Forest Circle off Route 102 in
Londonderry, is a new residential development. It is an age restricted 55+ community, and is sited
immediately west of the electric transmission lines ROW, north of Route 102 and east of West Road.
The development includes about 100 single-family condominium homes on a 60-acre site. There are
five architectural styles of homes ranging in size from 1,567 square feet to 1,992 square feet. Each
home has a 2-car garage and a full basement, and was originally priced from $350,000 to $390,000.
The Hickory Woods Condominium development includes a 2-story clubhouse with a fitness center and
6,600 square feet of entertainment space. Outside beside the clubhouse are tennis, basketball and
bocce courts, and a putting green and driving range. All of these outside amenities are on the east side
of the development, towards the existing electric transmission corridor, which is visible from this area.
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All of the homes in this subdivision have been sold, and another development near Hickory Woods will
be constructed beginning in 2017.

PSNH CORRIDOR
In addition to the transmission line ROW that enters Londonderry from Litchfield and contains the HQ
Phase II line, Londonderry has another significant transmission line corridor that runs from the Scobie
Pond substation, crosses a commercial area on Route 28 and continues south through mostly residential
areas until it crosses Route 102 into Hudson. This corridor joins the corridor containing the HQ Phase II
line just south of Musquash Conservation Area. There are several existing transmission lines within this
corridor, and the SEC recently approved construction of a new 345 kV line within this PSNH ROW as part
of the Merrimack Valley Reliability Project.

CONCORD
HQ PHASE II LINE
The City of Concord is crossed by the HQ Phase II line in the western part of the City near the border
with Hopkinton. This area is largely undeveloped, consisting mostly of conserved lands, and is addressed
below in the Conservation & Recreation section of this report.

EXISTING PSNH/PROPOSED NPT LINE CORRIDOR
In addition to the existing short segment of an existing transmission line ROW in west Concord near the
Hopkinton town line, there is an existing PSNH transmission ROW on the east side of the City where NPT
is proposed to add a 345kV line to the corridor. The proposed NPT corridor is addressed in Review of
Land Use and Local, Regional and State Planning, filed as Appendix 41 with the Northern Pass
Transmission Project Application to the NHSEC. In light of assertions that the Project would negatively
impact commercial and residential property and future development opportunities in the Gateway
District, Normandeau reexamined commercial and residential development in the area.
The Steeplegate Mall, between Loudon Road and Route 106 in Concord, opened August 1, 1990. The
480,000 square foot mall with about 50 stores and services included anchors Sage Allen (which became
Bon-Ton), J.C. Penny, Sears and Steinbach (which later was split into Circuit City and additional space for
Bon-Ton). According to news reports, the mall “has struggled with high vacancy rates throughout its
existence” (Townsend, Matt (November 21, 2014)."A Dying Mall in Concord, New Hampshire".Bloomberg).
In 2011, General Growth Properties, successor to original developer Homart Development Company,
transferred ownership of the mall, along with 29 other underperforming malls, to its Rouse Properties
subsidiary. In 2014, Rouse defaulted on its loan for Steeplegate, placing ownership in the hands of its
lenders. The mall was purchased in May 2016 by Namdar Realty group for $10.4 million.
While the mall has struggled with high vacancy rates since the 1990’s, a large amount of investment in
commercial development has occurred near the Mall along Loudon Road and D’Amante Drive. For
example, a development called Carrier Place was recently constructed adjacent to the ROW between
Loudon Road and Old Loudon Road. Six of the eight commercial spaces are already occupied, including
a Chipotle Restaurant. Other commercial space constructed near the transmission line’s crossing of
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Loudon Road include a five-unit plaza with a Starbucks, which opened in April 2006, as well as the
Shaw’s Supermarket, Applebee’s Restaurant, Jos A. Banks clothing store, and Home Depot. The Shaw’s
in Concord is similar to the Market Basket in Bedford with the building sited adjacent to the corridor and
much of the parking lot constructed within the ROW and under the power lines. Shaw’s has indicated
that it does not oppose the NPT project. Target, Best Buy, Dick’s Sporting Goods, PetSmart, and several
restaurants such as the “99” and Newick’s also have located in this area, and much of Loudon Road can
be characterized as strip commercial development between I-93 and Route 106.
Alton Woods, located at 241 Loudon Road in Concord, is a large apartment complex owned by the
Hodges Companies. The site is spread over 41 acres with large pine trees among approximately 15
buildings. The eastern side of the complex is adjacent to the electric transmission line corridor. It
includes one bedroom units that are 512 to 650 square feet in size with rents between $915 and $970
per month, as well as two-bedroom units 835-973 square feet in size with rents running from $1,060 to
$1,165 per month. Each apartment has either a walk-out patio (1st floor) or balcony (upper levels) with
a sliding door. Amenities include an outdoor swimming pool, fitness center, lighted tennis courts,
ballfield playground, jogging/hiking trails, garden plots, a carwash area and carports that are available
for additional rent.
Alton Woods maintains and mows the area under the transmission corridor, providing additional green
space and recreation fields for its residents. It also has garden plots adjacent to the ROW and a
playground and volleyball court that has been constructed within the ROW. The transmission lines are
most visible from Building 11, where 12 of 24 units face the ROW. Buildings 6, 7 and 8 are also on the
east side of the complex, but have less visibility of the ROW. According to the manager of this complex,
all of the units in this large development area are occupied and units facing the power lines pay the
same rent as similar units in areas where it is not visible. The manager also reported that some
occupants prefer being in close proximity to the Project ROW because it provides immediate access to
open space, recreation and occasional wildlife sightings within the corridor.
Cobblestone Pointe Senior Village, located at 23 Triangle Park in Concord is a new 140-unit, $16 million
apartment complex for those 62 years of age and older. The project has been under construction in
2016 and 2017, and expects to open in the summer of 2017.
The builder/developer/financier is Calamar, which also owns Grand Estate at Londonderry (2 Golen
Drive) which opened in the summer of 2016, and Maple Ridge Estates at Bedford (42 Technology Drive)
which is under construction. The rents at Cobblestone Pointe are expected to be $1,043 to $1,290 per
month.
The project is immediately adjacent to, and east of, the existing transmission line corridor. In addition to
the normal buffer requirements included in the City’s regulations, the City of Concord required a 40’ nocut vegetative buffer within the 75’ perimeter buffer which is required by zoning, in response to
concerns expressed by McKenna’s Purchase.
McKenna’s Purchase is a condominium development that was constructed in 1991 adjacent to the
existing electric transmission line corridor. The complex includes 148 townhouses in the Concord
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Heights area of the city, just west of the nearby Steeplegate Mall. It also is west of the Shaw’s
Supermarket and Home Depot which were built later.
The complex includes a clubhouse with a heated indoor pool and tennis court. There is a row of trees
between the transmission line corridor and some of the buildings. The development also has a gravel
access road and a parking area within the ROW where boats, trailers, campers and other items are
parked and stored by the condominium owners.
The two story condominium units are in the range of 1,300-1,400 square feet, with a one-car attached
garage. Some have dormers, which increases space for those owners. Residents have natural gas
(installed around 2004 after the condos were constructed), as well as hot air heat and central AC. Each
unit has a small deck in the rear, with a small patio at ground level next to the deck, where outdoor grills
are placed. Although most buildings in the complex are not adjacent to the ROW, it appears that many
of its residents use the ROW as a trail/pathway.

CONSERVATION & RECREATION
As described in the Open Space Plans of Bedford, Londonderry, and Concord, electric transmission line
corridors are viewed as important links between open space and conservation areas, and have value as
important areas for recreation and wildlife habitat. In addition, communities have increased the
number of acres of conservation and recreation lands near these powerline corridors, and there are
many recreational trails that are promoted on municipal websites.

BEDFORD
The Bedford Open Space Plan was prepared in 2009 by the Bedford Open Space Task Force with
assistance from the Southern NH Planning Commission. As noted above, the Planning Board
incorporated this Plan into the Master Plan by adoption. The Plan contains an inventory of
environmental features and prioritizes areas with the highest natural resource values and potential for
future protection. As part of the planning process, the Task Force developed a green infrastructure
network by identifying open space corridors important for the town to concentrate on protecting.
These areas were then connected to create one open space network. The Green Infrastructure shown
on the Green Infrastructure Map in Figure 13 below includes approximately 7,754 acres or 36.65% of the
Town. This includes a wide diversity of land uses, including undeveloped and already developed or
protected lands. The HQ Phase II corridor as well as another utility corridor are highlighted in the red
ovals in Figure 10, Green Infrastructure Map. Figure 11, Top Scoring Parcels Map, shows a number of
high priority parcels identified for future protection that are located near the powerline corridors.

Northern Pass Transmission Project

24

Normandeau Associates, Inc.

ATTACHMENT A

Utility Corridors

Figure 10 Bedford Green Infrastructure Map

ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH

Top Scoring
Parcels Near Utility
Corridors

Figure 11 Bedford Top Scoring Parcels Map
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LONDONDERRY
The town of Londonderry has had an Open Space Plan in place since 2001. The Plan was updated in
2006 and most recently in 2011. The process that Londonderry used for creating its Open Space Plan
was also used by a number of communities in the region, including the Town of Bedford. The model
used by Londonderry was to conduct an inventory of open space in town and then engage in a number
of planning exercises to identify and prioritize parcels for future protection. In 2010, Londonderry had
4,047 acres of permanently protected open spaces that were in either Town (or other management
entity) ownership or easements, representing 15% of the town’s total land area. The Plan identifies
other areas considered to be ‘partially protected,’ such as utility corridors, town schools/recreation
areas and the town’s Conservation Overlay District, which accounts for another 4,205 acres, or an
additional 15.6% of the total land area. Due to the number of electric and gas pipeline transmission
corridors in Londonderry, utility Corridors accounted for 781 acres, which represents 2.9% of the town’s
total land area, and 9% of the conserved land in town.
The Town’s green infrastructure is depicted on the Green Print Map in Figure 5 in the Master Plan
section above. Figure 12 below depicts the permanently and partially protected open space in

Londonderry which is the foundation of the Town’s green infrastructure, which “represents a single,
unbroken boundary that includes both public and private lands and captures the best natural resource
features for Londonderry, respective of existing and anticipated growth.” Figure 13 identifies priority
parcels for future land protection, and like Bedford, has identified areas near the powerline corridors.
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Figure 12 Londonderry Protected Space Map
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Figure 13 Londonderry Priority Parcels Map
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Musquash Conservation Area
The Musquash Conservation Area (the Musquash), Londonderry’s largest conservation holding, and its
most significant conservation area, is flanked by the HQ Phase II transmission corridor to the west and
the PSNH transmission corridor to the east, where the MVRP line will be built. The Musquash is
accessed via trailhead parking areas on Hickory Hill Road, Sara Beth Lane, Tanager Way and Faucher
Road. The area includes over 1,100 acres of land, including an extensive trail system with over 20 miles
of trails managed by the Londonderry Trailways and Commission volunteers. Permitted uses include
hiking, trail biking, snowmobiling, wildlife observation, hunting, horseback riding, and cross country
skiing. The Musquash is made up of rolling hills and numerous wetlands, including Musquash Swamp,
that provide natural habitat for moose, deer, beaver, painted and Blanding’s turtles, various frogs and
toads, and a variety of songbirds. The area also hosts a wide seasonal range of native wildflowers,
shrubs and trees.
Roughly 60 acres of the Musquash in the vicinity of the Faucher Road trailhead is actively managed by
NH Fish and Game as habitat for the endangered New England Cottontail Rabbit, which involved
converting the area to a scrubland habitat.
The HQ Phase II ROW passes through town-owned conservation lands just southwest of the Musquash.
The electric transmission line containing the recently approved Merrimack Valley Reliability Project
(MVRP) transmission runs adjacent to the southeastern border of these lands. The Londonderry Fish
and Game Club also has a large parcel of land between the HQ Phase II corridor and the Musquash.
All of the trails leading from the four trailhead/parking areas into the Musquash cross existing electric
transmission line ROWs. In addition, there are some trails that can be accessed from local roads, such as
Alexander Road Extension in Londonderry and Aldrich Street in Litchfield, that also cross the utility
corridor into the Musquash. The trail network also includes some trails (near the Tanager Way
trailhead) that run along and on the west side of the HQ Phase II corridor. These trails continue west
into Litchfield and the Litchfield State Forest, providing an even greater area for conservation and
recreation.
Protection of these lands in what is now the Musquash became the first significant act of land
conservation in Londonderry when several small parcels were acquired in 1973. Another 538 acres was
added in 1978. According to the town, “today the Musquash features over 1,000 acres, chiefly due to
the intensification of open space efforts following the (town’s) first open space plan developed by the
Conservation Commission in 2001.” (p. 2, Londonderry Open Space Task Force meeting minutes,
November 4, 2010). The 2001 plan was prepared about 10 years after the construction of the HQ Phase
II line that runs north-south on the western side of the Musquash.
The recreation trails in the Musquash Conservation Area are well-known to mountain bike enthusiasts.
For example, REI’s Mountain Bike Trails (MBT) network includes detailed information about the trails
within and near the Musquash, and a book written by Peter DeSantis and Beth Woodbury, called “Get
Out and Mountain Bike! Southern New Hampshire” (2005) describes the trails as well.
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Figure 14 Musquash Conservation Trail Map
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Both the transmission corridor that includes the HQ Phase II line and the PSNH transmission corridor
that will include the recently approved 345kV MVRP line cross or are near a number of other
conservation and recreation parcels in Londonderry.
As it runs from the Scobie Pond substation west toward the Musquash, the PSNH Corridor crosses or is
adjacent to:









The Granite State Rail Trail (a.k.a. Londonderry Recreational Rail Trail) runs from the
Manchester-Boston Regional Airport in the north part of Londonderry to the eastern portion of
town, near downtown Derry. The trail follows the route of the old Manchester & Lawrence
Railroad; parking is available at the I-93 exit 5 Park and Ride. The PSNH corridor crosses the rail
trail within an existing corridor, east of I-93 and before the rail trail crosses Route 28.
Trolley Car Path is a bicycle and pedestrian trail extending from the end of Trolley Car Lane to
Stonehenge Road. The PSNH corridor crosses the path after crossing Interstate 93.
Kelly Path is a bicycle and pedestrian trail extending from the Londonderry schools along
Mammoth Road to the north, crossing Shasta Drive, and terminating at the junction of
Mountain Home Road. The PSNH corridor crosses the path after the Mammoth Road crossing.
Five residential parcels located along the western portion of Colonial Drive between the
Hancock Drive cul-de-sac and Wiley Hill Road are listed by the Town as Town of Londonderry
conservation easements.
The Lorden open space parcel, about 73 acres in size, is located adjacent to the northwestern
side of the PSNH corridor, and the ROW crosses the parcel for about 1,355 feet. It was
purchased in 2001.

The corridor containing the HQ Phase II line and the PSNH Corridor merge just south of the Musquash
Conservation Area near the D’Angelo Tract part of the West Road Recreational area is located west of
the corridor. It was purchased in 2004 for $300,000.
 Sunnycrest Orchard Conservation Easement is a 25-acre parcel adjacent to Elwood Orchards,
and protected as Londonderry Open Space. The ROW crosses the eastern side of this active
agricultural parcel, as well as Elwood Orchard, an active apple orchard, and the Apple Way, a
State designated Scenic and Cultural Byway.
 The transmission lines pass directly over, through and along Elwood Orchards, a popular
agritourist destination for visitors. Apple Way, a state cultural and scenic byway designated in
2006, crosses the corridor at Elwood Orchards, which is the western terminus of the scenic
byway.
 The Continental Recreation Park is a town-managed property adjacent to the West Road Fields,
south of the D’Angelo Tract. It includes three lighted fields, two picnic areas and two structures
located adjacent to the western side of the corridor. The corridor runs adjacent to, but does not
enter, the northern field for about 165 feet.
 The Ridgemont Drive open space parcel, about 4.3 acres in size, is located on the southern town
border; the corridor comes within about 135 feet, and runs near the parcel for about 365 feet.
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CONCORD
Open Space Plan
Concord’s Conservation Commission prepared an Open Space Plan, which is incorporated as a chapter in
the City Master Plan. The Plan is based on the concept of multiple uses of natural resources and open
space. The document, intended to serve as a section or chapter of the city’s Master Plan, includes a
review of existing protected lands and articulates conservation and open space goals, policies and
recommendations for the future. The Chapter describes the large areas of the City’s open space system
by natural and geographic sub-areas of the City: The Merrimack River Corridor; the Contoocook River
Corridor; the Soucook River Corridor; Broken Ground; Oak Hill - Snow Pond - Hot Hole Pond; Northern
East Concord and the Hoit Road Marsh; the Horse Hill Area; the Great Bog; Penacook Lake Watershed
and Environs; West Parish, District #5, and Dimond Hill; The Turkey Ponds and Turkey River Area; Fisk
Hill; and Open Space Inside the Urban Growth Boundary.
The plan proposes to link these large conservation areas together using a combination of utility rights of
way, railroad rights of way, streambanks, and land acquisitions. The City anticipates that a linked open
space system will provide recreational opportunities for hiking, cross country skiing, snowmobiling,
horseback riding, bicycling and similar activities. In addition, these trails and connections serve as
wildlife corridors, linking unfragmented habitat and providing access for wildlife to sources of water.
The HQ Phase II line crosses the City in the Contoocook River Corridor, near the western border with
Hopkinton. The corridor crosses a number of protected open space properties including the Keating
Conservation Easement, Laura M. Jobin Family Trust Easement, Broad Cove Forest, Mast Yard State
Forest, and is connected to Lehtinen Park by the NH Heroes Recreational Bridge.
The priorities for open space protection identified in the City’s Open Space Plan include some
recommendations which are intended to increase the use and expansion of the conservation and
recreation areas near the powerline:






Another boat ramp should be provided, the best location for which appears to be just upstream
of Lehtinen Park next to the (HQ Phase II) power line corridor. The New Hampshire Fish and
Game Department's program for access to public waters should be approached to assist in
acquiring the land and constructing the ramp and parking area.
Acquisition is proposed for parcels for future trails, including acquisition of additional sections of
the abandoned Concord to Claremont Railroad right-of-way (which crosses the river and the HQ
Phase II corridor).
Acquisition is proposed for land abutting Lehtinen Park as such may come available.

Mast Yard State Forest
The 644-acre Mast Yard State Forest is located in the northwest corner of Concord and the northeast
corner of Hopkinton along and near the Contoocook River. It provides 5 miles of interconnected trails
with scenic views of Dolf Brook and the Contoocook River. The trails are open to hiking, mountain
biking, cross country skiing, and snowmobiling. The land is managed for timber harvesting, recreation,
and wildlife habitat.
Mast Yard State Forest is part of a large conservation block that also includes parcels such as the 97-acre
Contoocook River Forest that is owned by the town of Hopkinton, located between the Mast Yard State
Forest and the Contoocook River, the Broad Cove City Forest owned by the City of Concord, and the 200
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acre Lehtinen Park, a City of Concord park connected to the other parcels by the NH Heroes Recreational
Bridge that crosses the Contoocook River.
The privately owned 450-acre Bohanan Farm (East and West) which has a conservation easement
protecting its agricultural fields, forests, and riverfront land, and almost 10 miles of trails for public
walking, snowshoeing, and cross country skiing, is located on the other side of the Contoocook River,
northwest and relatively close to Mast Yard State Forest.
The Mast Yard Forest trails extend from a parking area on Broad Cove Road, cross the electric
transmission line corridor and Dolf Brook, and wind through the woods, returning to the power line
corridor. They then continue north within the transmission line ROW to the rail trail (old railroad bed)
where users can travel east across the NH Heroes recreational bridge to the Lehtinen Park trails and
beyond or turn west toward Hopkinton, where the trail then loops back toward the power lines and
Broad Cove Road.
The Mast Yard State Forest is well known for wildlife viewing. Dr. Pamela Hunt of Audubon New
Hampshire has studied and written reports about whip-poor-wills and their habitat in this area, and
organized a trip to observe and listen to owls, whip-poor-wills, and a good number of other species that
are supported by a diverse mix of habitats including forest, shrubland, and wetland. In May 2016, she
posted the results of an official Bird-a-thon field trip for the Capital Chapter of NH Audubon, where she
and eight others tallied 54 species of birds (lower than expected) from 4 am to 9:30 am, including 3
whip-poor-wills, and 2 Barred owls before dawn, a family group of 6 ravens from a nest in the power
line, some “very cooperative” Hermit thrushes and oven birds, and a “nice look” at a male Indigo
Bunting.
In 2008 and 2009, Dr. Hunt conducted a whip-poor-will territory mapping project in the Mast Yard State
Forest and the Ossipee Pine Barrens to better understand the potential effects of habitat management
on their populations. Both Mast Yard and the Ossipee Pine Barrens are considered to be high-density
areas for this declining species.
Within Mast Yard, she found birds concentrated in the western and eastern portions of the study area.
In the west, they used thin pine, recent clear cuts and wetlands, while in the east they occupied areas of
aspen regeneration, wetlands and the HQ Phase II transmission line corridor that runs through the State
Forest. These results corroborate those of broad-based studies that have found whip-poor-wills more
common in landscapes with higher proportions of edges and open habitats.
Lehtinen Park
Lehtinen Park, a 200-acre park named in honor of Gustaf Lehtinen, Concord’s first Planning Director
from 1936-1976, is located on the north and east side of the Contoocook River, south of Horse Hill Road.
Access points are located on Horse Hill Road at the Lehtinen monument and at the end of Runnels Road.
The park itself has about 3 miles of trails, a large segment of which is along the north/east bank of the
Contoocook River. The City notes that “this area is full of wildlife; bears have been seen frequently in
this area.” The NH Heroes Recreational Crossing, a metal bridge placed across the river near the Horse
Hill/Lehtinen monument, connects the Lehtinen Park trails to the rail trail and other trails in Mast Yard
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State Forest, the Contoocook River Forest, and the Broad Cove City Forest. All of these trails are also
linked to the state’s snowmobile network. A local snowmobile club purchased, transported, and
installed this bridge with its own funds and volunteer labor.
In addition to the trails, Lehtinen Park also features a large floodplain area along the river and Daisy
Beach, which has two picnic tables, an outhouse, rope swing and a swimming beach. These sites are
frequently visited by people canoeing or kayaking along the river, often with rentals provided by
Contoocook River Canoe Company which is based on Horse Hill Road in Concord, or by those who want
to fish or swim in the river.
Contoocook River Forest
The 97-acre Contoocook River Forest is owned by the Town of Hopkinton. It is located adjacent to and
just north of Mast Yard State Forest. Access to the lot is from a logging road that starts under the
transmission line corridor on Broad Cove Road near the Concord/Hopkinton town line. The parcel
includes a rail trail that is heavily used, especially by snowmobilers in the winter months. The rail trail
runs east and west, and continues across the Contoocook River at the NH Heroes Recreational Bridge,
extending into Lehtinen Park and beyond.

OBSERVATIONS AND CONCLUSIONS
After reviewing land use development, demographics, master plans, conservation and recreation areas,
and other uses along the transmission corridor where the HQ Phase II was constructed in 1990, as well
as the PSNH transmission corridor in Londonderry where the recently-approved MVRP 345 kV line will
be added, and the PSNH corridor that crosses Loudon road where NPT proposes to add a 345 kV line, we
make the following observations and conclusions.





The three communities have continued to grow in population, tax base and income levels since
the construction of the HQ Phase II line and other transmission lines within existing corridors.
Although power line corridors are addressed in each of the three local master plans, the plans
do not identify or discuss the existing transmission lines as inconsistent with the plans or the
towns’ vision, as inconsistent with or conflict with land uses or zoning, or as a factor in the
potential for future development. This is consistent with our review of 27 master plans from
Project communities along the NPT corridor and 42 master plans from communities that abut
Project communities.
All three communities discuss utility corridors as important to open space planning. The Town
of Bedford identifies utility corridors as “key connectors”; the Town of Londonderry identifies
them as part of the town’s Green Print Initiative, which “represents a vision for how to create a
network of open space”; and the City of Concord Master Plan identifies utility rights of way as
“linkage devices,” helping to create an open space system that “will provide recreational
opportunities for hiking, cross-country skiing, snowmobiling, horseback riding, bicycling and the
like” and also notes that these corridors may also “serve as wildlife corridors, linking large areas
of unfragmented habitat as well as providing access for wildlife to sources of water.”
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There was evidence of a significant amount of investment in commercial and residential
development that has occurred along power lines where allowed by zoning, regardless of
whether it was along the HQ Phase II corridor or other transmission line corridors.
We further found that development along these corridors has occurred, including single family
homes and multi-family residences, commercial areas, restaurants, grocery stores, and office
space. This includes:
o In Bedford, (1) a new Market Basket Supermarket; (2) the Bedford Hills and Bedford
Springs Developments, a mixed use area with 388 residential units and about 238,175
square feet of commercial space; (3) the Constitution Drive Business Park totaling over
350,000 square feet of commercial space, home to about 60 businesses; (4) the GPS NH
Soccer Complex; (5) the Bixby Farm Lane residential subdivision; and (6) Fizzhome
Gardens.
o In Londonderry, Hickory Woods Condominiums is an age restricted 55+ community and
which is sited west of the electric HQ Phase II transmission lines ROW with access from
north of Route 102 and east of West Road. All of these residences in Hickory Woods
have been constructed or are under contract, and the developer has announced plans
to expand this development.
o In Concord near Loudon Road on the Heights, several businesses have located near the
transmission line, including a development called Carrier Place which was recently
constructed adjacent to the ROW between Loudon Road and Old Loudon Road. Six of
the eight commercial spaces are already occupied, including a Chipotle Restaurant.
Other commercial space constructed near the transmission line’s crossing of Loudon
Road include a five-unit plaza with a Starbucks, which opened in April 2006, as well as
the Shaw’s Supermarket, Applebee’s Restaurant, Jos A. Banks clothing store, and Home
Depot. The Shaw’s in Concord is similar to the Market Basket in Bedford with the
building sited adjacent to the corridor and much of the parking lot constructed within
the ROW and under the power lines. Shaw’s has indicated that it does not oppose the
NPT project. Target, Best Buy, Dick’s Sporting Goods, PetSmart, and several restaurants
such as the “99” and Newick’s also have located in this area, and much of Loudon Road
can be characterized as strip commercial development between I-93 and Route 106.
Nearby multifamily residential developments include Alton Woods and McKenna’s
Purchase, as well as Cobblestone Pointe Senior Village, which is currently under
construction.
There are numerous conservation and recreation uses along the HQ Phase II electric
transmission line in Concord, Londonderry and Bedford. These communities have continued to
increase the number of acres of conservation and recreation land near these powerline
corridors, and have identified additional priority areas nearby for future conservation and
recreation.
Agricultural uses have continued within or near the HQ Phase II line in Londonderry and
Concord, including Elwood Orchards, and agricultural lands in Concord and Hopkinton near the
Contoocook River and the HQ Phase II line.

Northern Pass Transmission Project

36

Normandeau Associates, Inc.

ATTACHMENT A
Review of Land Use Development along Powerline Corridors in Bedford, Londonderry, and Concord, NH
There is no evidence in local master plans to suggest that the presence of a new high voltage
transmission line in an existing corridor, such as the HQ Phase II line that was constructed over 25 years
ago, would have a significant impact on a community’s economic development or growth potential. We
found that the community master plans do not discuss transmission lines and corridors as a problem, as
an issue of concern, as being inconsistent with community vision statements, or as interfering with or
impeding the achievement of the community’s master plan goals and objectives. There is no mention of
conflict with land uses or zoning, or described as a factor in the potential for future residential or
commercial development. This is consistent with our review of 27 master plans from Project
communities along the NPT route and 42 master plans from communities that abut the Project
communities.
We also found evidence that communities were experiencing, and were seeking to increase, activity
along the HQ Phase II ROW and other transmission corridors. These increased activities, or uses,
included residential, commercial, recreation, conservation, agriculture, and forestry. This review
reinforces our conclusion that locating the Project in existing corridors minimizes impacts on land use, is
consistent with existing land use patterns, and does not interfere with the orderly development of the
region.
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