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TOWN OF RAYMOND 
Planning Board Agenda 

 April 21, 2022   
               7:00 p.m. - Raymond High School             

Media Center - 45 Harriman Hill 

 

Public Announcement 
If this meeting is canceled or postponed for any reason the information can be found on our 

website, posted at Town Hall, Facebook Notification, and RCTV. * 
 

1. Pledge of Allegiance 
 

2. Voting In of Chair, Vice-chair, and Secretary. 
  

3. Public Hearing  
 

 
   

 The Raymond Planning Board will be holding a public hearing with Eversource. Permission is being 
sought to trim and remove trees and brush adjacent to and beneath some of its power lines. Long Hill 
Road is designated as a Scenic Road under the provisions of RSA 231:157. 

 
 

 Application # 2021-024: A SITE PLAN application to include waivers is being submitted 
by Joseph Coronati of Jones & Beach Engineers, Inc. on behalf of Troy Brown of Loon Lake LLC. They 
are proposing to add a 1,408 S.F. addition to the back of the Trading Post building. The addition will 
primarily be used as cold storage/ warehouse space (879 S.F.) with 529 S.F. being heated space. The 
heated spaced proposed will consist of workshop areas, an office, a breakroom for employees, a 
public restroom, and a utility room. Property located at 68 Mountain Road and Raymond Tax Map 
46 / Lot 9.  

 
   

 
4. Approval of Minutes 

• 03/23/2022 Joint meeting 
• 04/07/2022 
 
 

5. Public Comment 
 
 
 
 



* Note: If you require personal assistance for audio, visual or other special aid, please contact the 
Selectmen’s Office at least 72 hours prior to the meeting. If this meeting is postponed for any reason, it will 
be held at a time TBD. 
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TOWN OF RAYMOND 
Planning Board Agenda 

 April 21, 2022   
               7:00 p.m. - Raymond High School             

Media Center - 45 Harriman Hill 

 

 
 
 

6. Other Business 
 Staff Updates-  
 Board Member Updates 
 Any other business brought before the board-  

 
7. Adjournment (NO LATER THAN 10:00 P.M.) 

 

 PLANNING BOARD MEETING DATES 2022 
Planning Board Meeting 
Dates 

Projects Scheduled 

April 21, 2022 MOUNTAIN ROAD, EVERSOURCE 
May 05, 2022 PINARD WASTE, MS4 REGS 
May 19, 2022 IC REED 
June 02, 2022  
June 16, 2022 

 

July 07, 2022 
 

July 21, 2022 
 

August 04, 2022 
 

August 18, 2022 
 

September 01, 2022 
 

September 15, 2022 
 

October 06, 2022 
 

October 20, 2022 
 

November 03, 2022 
 

November 17, 2022 
 

 















Proposed Motion for Eversource 
April 21, 2022 

 
I make a motion, to grant written permission to Eversource Energy, under RSA 231:158 (II), entitled 
Effect of Designation as Scenic Roads, to trim trees and brush, per Eversource specifications as 
presented by Robert Berner, Eastern Region Arborist for Eversource, on Long Hill Road.  Eversource shall 
coordinate with the Raymond Police Department regarding traffic safety.  Also, Eversource shall consult 
with abutting residents, as necessary. Condition of approval: Eversource to haul wood chips away and 
not leave them on the side of the road. 
 
 

Member Name Motion/Second Approve Deny Abstain Recuse 
Gretchen Gott        
Kevin Woods        

Tricia Bridgeo, Vice Chair        
Dee Luszcz        

Brad Reed, Chair        
Seated Alternate      

George Plante, Selectmen          
 

Applicable Statute 

CHAPTER 231 
CITIES, TOWNS AND VILLAGE DISTRICT HIGHWAYS 

Scenic Roads 

Section 231:158 

    231:158 Effect of Designation as Scenic Roads. –  
    I. As used in this subdivision, "tree'' means any woody plant which has a circumference of 15 
inches or more at a point 4 feet from the ground.  
    II. Upon a road being designated as a scenic road as provided in RSA 231:157, any repair, 
maintenance, reconstruction, or paving work done with respect thereto by the state or 
municipality, or any action taken by any utility or other person acting to erect, install or maintain 
poles, conduits, cables, wires, pipes or other structures pursuant to RSA 231:159-189 shall not 
involve the cutting, damage or removal of trees, or the tearing down or destruction of stone 
walls, or portions thereof, except with the prior written consent of the planning board, or any 
other official municipal body designated by the meeting to implement the provisions of this 
subdivision, after a public hearing duly advertised as to time, date, place and purpose, 2 times in 
a newspaper of general circulation in the area, the last publication to occur at least 7 days prior to 
such hearing, provided, however, that a road agent or his designee may, without such hearing, 



but only with the written permission of the selectmen, remove trees or portions of trees which 
have been declared a public nuisance pursuant to RSA 231:145 and 231:146, when such trees or 
portions of such trees pose an imminent threat to safety or property, and provided, further, that a 
public utility when involved in the emergency restoration of service, may without such hearing 
or permission of the selectmen, perform such work as is necessary for the prompt restoration of 
utility service which has been interrupted by facility damage and when requested, shall thereafter 
inform the selectmen of the nature of the emergency and the work performed, in such manner as 
the selectmen may require.  
    III. Designation of a road as scenic shall not affect the eligibility of the town to receive 
construction, maintenance or reconstruction aid pursuant to the provisions of RSA 235 for such 
road.  
    IV. Designation of a road as a scenic road shall not affect the rights of any landowner with 
respect to work on his own property, except to the extent that trees have been acquired by the 
municipality as shade or ornamental trees pursuant to RSA 231:139-156, and except that RSA 
472:6 limits the removal or alteration of boundary markers including stone walls.  
    V. A town may, as part of a scenic road designation under RSA 231:157 or as an amendment 
to such designation adopted in the same manner, impose provisions with respect to such road 
which are different from or in addition to those set forth in this section. Such provisions may 
include, but are not limited to, decisional criteria for the granting of consent by the planning 
board or other designated municipal body under paragraph II, or protections for trees smaller 
than those described in paragraph I, designated for the purpose of establishing regenerative 
growth along the scenic road.  
    VI. Any person who violates this section or any local provision adopted under this section 
shall be guilty of a violation and shall be liable for all damages resulting therefrom. 

Source. RSA 253:18. 1971, 455:1. 1973, 586:2. 1981, 87:1. 1983, 122:2. 1991, 134:3, 4. 1992, 
160:2, eff. July 5, 1992. 

 

 

 

          ______________________________  ______________________________ 
                Petitioner/Representative                 Planning Technician 
 
 
        ______________________________  ______________________________ 
                               Witness                Witness 
 
 
        ______________________________    ______________________________ 
                                    Date      Date  



























                                                                ENGINEERING  •  PLANNING  •  DEVELOPMENT  •  MANAGEMENT

15 Constitution Drive, Suite 1L • Bedford, New Hampshire 03110   (603) 637-1043   (866) 783-7101 (FAX)   http://www.dubois-king.com

Randolph, Vermont                         Springfield, Vermont                        South Burlington, Vermont                        Gilford, New Hampshire

April 8, 2022

Ms. Christina McCarthy
Raymond Community Development
4 Epping Street
Raymond, New Hampshire 03077

Subject: Mountain Road Trading Post
68 Mountain Road – Map 46, Lot 9
Engineering Review Services

Dear Ms. McCarthy:

As requested, we have completed our review of the plans and materials submitted for the above
referenced project.  The submitted materials consist of the following:

· Site Plans, prepared by Jones & Beach Engineers Inc., consisting of six (6) sheets, dated
December 16, 2021, and revised on February 23, 2022

· Effluent Disposal System Design (approved plan), prepared by Jones & Beach Engineers, Inc.,
consisting of one (1) sheet, with the last revision date of July 22, 2021.

The following were comments noted during the review.

1. Waivers Requests.

a. The Applicant is requesting a waiver from Raymond Site Plan Review Regulations
Section 5.03.09 Site Plan and Information, which requires a storm drainage plan,
designed and stamped by a New Hampshire registered Professional Engineer including
plans for retention and slow release of storm water where necessary and Section 6.11
Storm Drainage, which includes stormwater drainage calculations.

We recommend that the applicant provide the waiver request approval number and date
of approval on the plans.

b. The Applicant is requesting a waiver from Raymond Site Plan Review Regulations
Section 5.03.06 Site Plan, which includes the location, type and size of all proposed
landscaping and screening and Section 6.10 Landscaping and Screening.

We recommend that the applicant provide the waiver request approval number and date
of approval on the plans.

c. The Applicant has submitted a request for a waiver from Raymond Site Plan Review
Regulations Section 5.03.07, which includes exterior lighting plan showing ground-level
dispersing and lighting intensity in accordance with the Town of Raymond Outdoor
Lighting Design Standards, as may be amended from time to time.



Ms. McCarthy, Raymond Community Development
February 10, 2022
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15 Constitution Drive, Suite 1L • Bedford, New Hampshire 03110   (603) 637-1043   (866) 783-7101 (FAX)   http://www.dubois-king.com

Randolph, Vermont                         Springfield, Vermont                        South Burlington, Vermont                        Gilford, New Hampshire

We recommend that the applicant provide the waiver request approval number and date
of approval on the plans.

2. Existing Conditions Plan, Sheet C-1.

a. We recommend that the Applicant provide an Existing Conditions Plan stamped by a
Licensed New Hampshire Land Surveyor in accordance with Site Plan Regulations
5.02.04. Repeat Comment.

b. We recommend that the Applicant revise the plan to provide the height of the existing
storage garage and fabric buildings in accordance with Site Plan Regulations 5.02.07.
Repeat Comment.

If you have any questions or comments, please do not hesitate to contact us.

Regards,

DuBOIS & KING, Inc.
Ross L Tsantoulis, PE
Project Manager



156 Water Street | Exeter, NH 03833 

603-778-0885 | www.therpc.org 

 
 

 
 

Memo to: Town of Raymond Community Development Department 

Subject: Review of Application 2021-024 Site Plan Application - 68 Mountain Road Raymond, NH 

03077 (Tax Map 46 Lot 9) 

From: Madeleine DiIonno, Regional Planner, Rockingham Planning Commission  

Date: February 10, 2022 

 

The Rockingham Planning Commission has received and reviewed a Site Plan Application submitted 

December 16, 2022, by Jones & Beach Engineers on behalf of Troy Brown of Loon Lake, LLC. The 

applicant is proposing to add a 1,408 square foot addition to the back of the existing Mountain 

Road Trading Post. The addition will be used for storage / warehouse space, an office and 

breakroom for employees and a public restroom and utility room. The use is non-conforming in 

the residential district. Per ZO 2.2.2, expansion of any non-conforming use by 25% or more is not 

permitted. The 1,408 square foot expansion is less than 25% of the total building space. Therefore, 

a variance for expansion of a non-conforming use is not required. My specific comments are as 

follows: 

 

1. ZO 15.2.7 states any commercial or industrial structure which is proposed to be located 

abutting a residential zone shall require a minimum set back of fifty feet (50’), which shall 

include a twenty-foot dense vegetative buffer and a fence to shield the residential zone 

from light and noise generated by the commercial or industrial structure. The current 

Mountain Road Trading Post structure, including the expansion, does not meet this 

requirement and a variance may be required. However, recognizing that the structure is a 

legally existing, non-conforming use in the Residential Zone and that expansion of such 

structure is permitted up to 25%, the exact terms of this Article may not be applicable. 

The applicant could proactively seek a variance or wait for further discussion with the 

Planning Board.  

 

2. It is recommended that detail be provided on the proposed sign to ensure compliance with 

the town’s regulations (SPR 5.03.08).  

 

3. Plans for snow removal and storage should be indicated on the plan (SPR 5.03.10). 

 

4. Provisions for handicapped parking should be indicated on the plan (SPR 6.06.02). 

 

5. Plans for solid waste storage should be indicated on the plan. Waste storage areas shall be 

screened from view from the adjacent roadways (SPR 6.11.05). 

 

6. Test pit data should be provided (SPR 5.05.01). 

 

7. A waiver request for Section 5.03.09 (storm water drainage) has been submitted. The 

applicant has indicated that the proposed addition will result in no additional impervious 

surface.  

 

8. A waiver request for Section 5.03.06 (landscaping) has been submitted. The applicant has 

indicated that there is a wooded buffer surrounding the property and that buffer plantings 

were installed as part of the recent subdivision approval. It is recommended that the 

Planning Board review the existing buffering considering the possible increase in business 

activity resulting from the expansion. 

 
9. A waiver request for Section 5.03.07 (lighting) has been submitted. The applicant has 

indicated that the existing lighting is sufficient, and that additional lighting would be 

excessive and detrimental to abutters in the residential zone.  



Town of Raymond 

Memo 
To: Planning Board 

From: Christina McCarthy, TRC 

cc: Mountain Road 

Date: 03/01/2022 

Re: Advisory comments from TRC  

On March 1, 2022 the TRC met and had their final meeting with Paige Libby of Jones & Beach 
and Troy Brown of Loon Lake LLC regarding Mountain Road. The TRC voted unanimously that 
Application 2021-024 Mountain Road is ready to move forward to the Planning Board with the 
following advisory comments: 

1. Add dumpster site and dry hydrant location to plan 
2. Dry Hydrant easement for the Town of Raymond. 
3. Provide test pit logs. 
4. Provide waiver for dumpster cover Section 6.10.02 
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 Planning Board Minutes 1 
April 7, 2022 2 

7:00 PM 3 
Media Center Raymond High School  4 

 5 
Planning Board Members Present: 6 
Brad Reed  7 
Gretchen Gott 8 
Patricia Bridgeo 9 
George Plante (Selectmen ex officio) 10 
Dee Luszcz (Alternate)(Seated) 11 
Jonathan Wood (Alternate) (Seated) 12 
Jim McLeod (Alternate)(Seated)  13 
 14 
Planning Board Members Absent: 15 
None 16 
 17 
Staff Present: 18 
Glenn Coppelman - Circuit rider  19 
 20 
Pledge of Allegiance 21 
 22 
Motion: 23 
Ms. Gott made a motion to continue the voting in of Chair, Vice- chair and Secretary 24 
until the April 21, 2022 meeting. Mr. Mcleod seconded the motion. The motion passed 25 
unanimously with a vote of 7 in favor, 0 opposed and 0 abstentions.  26 
 27 
Motion: 28 
Ms. Bridgeo made a motion to continue Application # 2022-001 until May 5, 2022 at 7 29 
pm in the Raymond High School. Mr. Wood seconded the motion. The motion passed 30 
unanimously with a vote of 7 in favor, 0 opposed and 0 abstentions.  31 
 32 
Application # 2021-021: A SITE PLAN & CONDITIONAL USE application is being 33 
submitted by Joseph Coronati of Jones & Beach Engineers, Inc. on behalf of Rye 34 
Harbor Realty, LLC. They are proposing a Starbuck’s restaurant on the end and the rest 35 
of the building for retail space with a tenant unknown at this time with associated parking 36 
and utilities. The property is represented as Raymond Tax Map 29-3/ Lot 42-1 and 37 
located at Silver Fox Lane. 38 
Mr. Reed stated that he owns a company that does business with Jones and Beach but 39 
that it will not affect what he does here tonight. Mr. Reed said he checked with legal, 40 
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and they agree with that decision. Mr. Plante disclosed that he is in the same position as 41 
Mr. Reed, and it will not affect his decisions. RSA 673:14 allows for the Board to request 42 
that a Board member recuse themselves and to take a vote on it. It needs to be done 43 
prior to the public hearing. It is still up to the Board member to make that call once the 44 
voting has taken place. Mr. Reed said they do business with 27 other entities that they 45 
would recognize as businesses.  46 
 47 
Joe Coronati and Erica Yves from Jones and Beach introduced themselves. 48 
 49 
Joe Coronati 50 
This is the final parcel of the Silver Fox Lane development. This is the corner lot. What 51 
we would like to propose is basically a one building, about 7200 square feet, the building 52 
will have a Starbucks as an end cap, then the rest of the building would be used for 53 
retail. At this point I think it is going to end up as two separate retail stores. We do have 54 
a bypass Lane all the way around the drive thru we have a loading dock or loading zone 55 
dedicated in the back behind the building. We're very close to getting our alteration of 56 
terrain permit. They've basically signed off on the design and we should be getting our 57 
alteration of terrain permit, hopefully even next week. So basically, for stormwater 58 
treatment, to meet your requirements and to meet the state's requirements , we're going 59 
to be basically re- constructing the pond that's on this lot to make it deeper and larger. 60 
So, they'll have wet ponds on either side of Silver fox Lane connected with culverts. And 61 
that'll take care of 100% of the stormwater from this site, it all basically ends up going in 62 
that direction, the way the lots shaped, or the lot sloped and, and so it all ends up in that 63 
one pond. Our septic system is up by where the Exeter hospital was approved. And then 64 
all of our services come off Silver fox Lane for water. 65 
Water and Electric have already been stubbed to this lot that was stuck to all the lots 66 
when the road was built. So, we already have a six-inch water main basically on the 67 
property. The building will have sprinklers, and the electric is already there as well. And 68 
we will have propane tanks for heating. They will be underground propane tanks. And 69 
then landscaping, we have a landscaping plan. We also have a landscaping waiver. Just 70 
the same waiver we requested I think on all of these lots. And we are in your 71 
Groundwater Protection Zone. But because of that we did submit a conditional use 72 
permit. And the reason we trigger that is that we're over 15% impervious for the lot, 73 
which is the threshold, it's 5.2.11.2.We did request a conditional use permit. And we 74 
have added sort of the standard notes that we've been adding to the site plan. 75 
 76 
Motion: 77 
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Mr. Wood made a motion to accept the plan complete for jurisdiction. Mr. Plante 78 
seconded the motion. The motion passed unanimously with a vote of 7 in favor, 0 79 
opposed and 0 abstentions.  80 
 81 
The Board discussed whether the plan has Regional Impact.  82 
1. School Impacts: Does the development create a significant new student population affecting a regional school 83 
district? The consensus was no. 84 

2.Traffic Generation: Will the project generate traffic that will create an impact on 85 
surrounding municipalities? The board poll resulted in 5 no’s and two yeses .  86 

3. Road Networks: Does the development provide the opportunity to create a more efficient road 87 
network for the regional area or potentially affect regional travel patterns? The consensus was no. 88 

4. Building Size: Is the proposed building greater than 50,000 square feet and located within 2,500 89 
feet of a municipal line? The consensus was no. 90 

5. Visual Impacts: Will the development create visual impacts to neighboring municipalities such as 91 
light pollution, glare, or structures visible from neighboring municipalities? The consensus was no. 92 

6. Pollution: Does the development propose the operation of a facility or business which would 93 
generate excessive amounts of air pollution, wastewater discharge, noise, or hazardous waste 94 
transport? The consensus was no. 95 

7. Water Supply Impacts: Will the development require a major impact wetland permit from NH 96 
DES? The consensus was no. 97 

Will impacts to known aquifers occur? The consensus was no. 98 

Does the project involve permitting for a large groundwater withdrawal? The consensus was 99 
no. 100 

Will the development cause negative impacts to another community’s 101 
municipal water supply? The consensus was no. 102 

8. Conservation Lands: Does the development abut existing conservation lands, greenway, or existing  103 
farmland such that coordination between municipalities could lead to the creation or preservation of  104 
greenways or wildlife habitat areas or prevent fragmentation of forests, farms, or other conservation lands? 105 
The consensus was no. 106 

 107 

9. Economic Impacts: Does the development propose the creation of business or industry 108 
that would  significantly impact regional economic development? The Board poll resulted in 109 
6 no’s and 1 yes.  110 

10. Emergency Response: Does the proposal create a significant increased demand for emergency 111 
services  response (including mutual aid) from abutting communities? The Board poll resulted in 6 no’s 112 
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and 1 yes.  113 

11. Historic or Cultural Resources: Does the proposed development have negative impacts on 114 
historic or  cultural resources that may have significance regionally? The consensus was no. 115 

12. Other: Does the development create other regional impacts not listed in items 1 – 11 116 
above? The consensus was no. 117 
 118 
Motion: 119 
Mr. Wood made a motion that this application will have no Regional Impact. Mr. Mcleod 120 
seconded the motion. The motion passed with a vote of 6 in favor, 1 opposed, and 0 121 
abstentions.  122 
 123 
Mr. Wood asked if the Board was interested in having a one-way sign on the far side of 124 
the entry?  125 
 126 
Mr. Coronati proposed  double do not enter signs and then a one-way sign for the 127 
driveway.  128 
 129 
The Board had a discussion with Mr. Coronati about the traffic pattern. Mr. Coppelman 130 
said there was a lot of discussion at TRC about the traffic flow and about the one-way 131 
entrance. The fact that the entrance on Silver Fox was going to be two ways. He did not 132 
recall discussion about proposing new signage. 133 
 134 
Mr. Coronati proposed adding a note on the plan that if there's a noticeable traffic 135 
problem at that intersection, we could come back to the board and add some sort of 136 
signage or those restrictions on cars entering the drive thru from Silver fox Lane. If it 137 
becomes a problem. 138 
 139 
Mr. McLeod said it seems like it is very congested in there. 140 
 141 
Mrs. Luszcz asked if there was any data from existing Starbucks? Do they keep that 142 
kind of data that says, what is the typical lineup in a seven o'clock weekday morning? 143 
How many cars typically do they have? And how quickly does each car get through? 144 
And I know that varies based on what they order, but typically, not a traffic study, an 145 
actual Starbucks study? 146 
 147 
Mr. Coronati said there is not of which he was aware. He further stated that there is no 148 
standard pattern.  149 
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 150 
Ms. Gott was concerned about the density and how people are going to get across. Ms. 151 
Gott stated that she thinks that people will use Silver Fox to come in.  152 
 153 
According to Erica Yves Starbuck’s uses box trucks for all of their deliveries. 154 
 155 
Mr. Wood constructed a Condition of Approval stating the if traffic flow becomes 156 
problematic at the Silver Fox entry the applicant shall come back to the Board for a site 157 
plan amendment.  158 
 159 
Mr. Reed said this should be a note on the plan then if they have traffic problems they 160 
are compelled to come back and change their traffic pattern. This means they could lose 161 
some parking spaces.  162 
 163 
Mr. Wood said it now reads if traffic flow becomes problematic at the Silver Fox entry 164 
the applicant shall come back to the Board for a site plan amendment.  165 
 166 
Mr. Reed Polled the Board asking if the Board feels this note on the plan would meet the 167 
criteria for the time when this might occur. The consensus was yes with one member not 168 
agreeing.  169 
 170 
Mr. Wood expressed that he was not clear on the second condition of approval which is 171 
additional striping for crosswalks? He asked where?  172 
 173 
Mr. Reed explained that he proposed two additional striped crosswalks at the rear tip 174 
downs that go to the rear doors. One goes to Starbuck’s, and one goes to the back of 175 
the retail.  176 
 177 
 178 
 179 
Poll: 180 
The Board was polled to see if they agree with the condition of approval expressed as 181 
two additional striping for crosswalks at the tip downs for the loading zones. The Board 182 
unanimously agreed that the wording was correct. 183 
 184 
Poll: 185 
The Board was polled to see if they agree with the condition of approval expressed as 186 
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Do not block striping to be added to prevent blocking of bypass lane by Silver Fox entry. 187 
The Board unanimously agreed that the wording was correct. 188 
 189 
Ms. Gott said she would like to see crosswalks on the south and the west side of the 190 
building. To have one crosswalk on each part so people could go to that crosswalk and 191 
cross traffic.  192 
 193 
Mr. Coronati agreed to extend the handicapped striping straight across and bring the 194 
sidewalk in front of the building and add a crosswalk on the south side.  195 
 196 
Ms. Bridgeo discussed questions that came from the TRC meeting to see if they have 197 
been addressed yet.  198 
 199 
Mr. Coronati said that the questions had been addressed at the meeting. He stated that 200 
the road is private, it is the owners of these lots that have to maintain everything. The 201 
town has no obligation to maintain any of Silver Fox Drive.  202 
 203 
Ms. Gott asked about the landscaping on the project, inquiring if the trees would be New 204 
Hampshire non-invasive and native plants. Mr. Coronati said that there would be cedar, 205 
locust, maple, and tupelo flowering plants. There would be a cherry-plum around the 206 
exterior and quite a few different bushes up against the building.  207 
 208 
Mr. Wood read a condition of approval concerning the landscaping saying there will be 209 
no invasive species in the landscape plan and plantings. The Board all agreed that the 210 
condition of approval would be acceptable.  211 
 212 
 213 
 214 
 215 
Mr. Wood pointed out that they did not get a vote on the condition of approval regarding 216 
the run handicapped striping across the parking lot for use as a crosswalk with the tip 217 
down from the sidewalk. The Board then concurred that the condition of approval would 218 
be acceptable. 219 
 220 
Mr. . Reed said that they have requested a waiver from the requirement to have a 221 
Licensed Landscape Architect and explains that this is a private site, and we are 222 
proposing substantial planting and there is no detrimental effect to the public safety, 223 
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health, or welfare or injurious to the other adjacent property. We are requesting a waiver 224 
from having a Licensed Landscape Architect draft and stamp the plan as we have hired 225 
LM Land Design, Lise McNaughton from Brentwood, NH to do the planting design work. 226 
Lise is more than qualified to provide landscape plans as you can see by the variety of 227 
plantings selected.  228 
 229 
Motion: 230 
Mr. Wood made a motion to grant the waiver from site plan regulation section 6.10.04 231 
Licensed Landscape Architect. Mrs. Luszcz seconded the motion. The motion passed 232 
with a vote of 6 in favor, 1 opposed and 0 abstentions. 233 
 234 
Ms. Bridgeo commented  if this is a continual that we don't use an architect and we don't 235 
see the need as a town regulation that we look into addressing why we have it as a 236 
regulation. 237 
 238 
Mr. Wood said that just as a point of information, it's in the site plan regulations. And 239 
therefore, we can just hold a public hearing, we don't have to go to a warrant. 240 
 241 
Mr. Reed read that Conditional Use Permits are subject to site plan approval by the 242 
Planning Board, Raymond Zoning Ordinance Article 5 Section 5.2 referring to the map 243 
239 and lot 42-1 with the name of Starbuck’s on Silver Fox Land in Raymond, NH for 244 
Rachel Miller with Alrig, USA. The issuance of a Conditional Use Permit is subject to 245 
Site Plan Approval by the Planning Board. The Planning Board may grant a Conditional 246 
Use Permit for a use that is otherwise permitted within the underlying district, if the 247 
permitted use is or is involved in one or more of the following:  248 
5.2.11.2. Any use that will render impervious more than 15% or 2,500 square feet of any 249 
lot, whichever is greater.  250 
5.2.11.3. In granting such approval the Planning Board must first determine that the 251 
proposed use is not a prohibited use and will be in compliance with the Performance 252 
Standards as well as all applicable local, state, and federal requirements. The Planning 253 
Board may, at its discretion, require a performance guarantee or bond, in an amount 254 
and with surety conditions satisfactory to the Board, to be posted to ensure completion 255 
of construction of any facilities required for compliance with the Performance Standards. 256 
The amount of this bond shall be in addition to any other bond required by the Board 257 
under either the Subdivision or Site Plan Review Regulations.  258 
Mr. Reed explained that Mr. Coronati shared with us earlier that they exceeded the 259 
15%. And he went through a detailed description of how they were handling the 260 
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stormwater introduction. Mr. Reed asked if  they were very close to getting their state 261 
permit? 262 
 263 
Mr. Coronati replied yes and that the plan that the Board has is dated March 21, 2022. 264 
One item that is not on the plan yet is a note from Fish and Game referencing turtles 265 
and a snake seen on the property.  266 
 267 
Motion: 268 
Mr. Plante made a motion that Map number 239, lot 42-1, application date 11/18/21, 269 
project name is Starbucks proposed site plan, location Silver fox Lane Raymond New 270 
Hampshire. Commercial C1 zone. No industrial commercial square footage. Applicant 271 
Agent information name Rachel Miller. Condition Uses  the issuance of a conditional use 272 
permit is subject to site plan approval by the Planning Board, the planning board may 273 
grant a conditional use permit for a use that is otherwise permitted within the underlying 274 
district, if the permitted use is or is involved in one or more of the following 5.2.11.2. Any 275 
use that will render in previous impervious more than 15% or 2500 square feet of any lot 276 
whichever is greater. Mr. Wood seconded the motion. The motion passed with 5 in 277 
favor, 2 opposed and 0 abstentions.  278 
 279 
Mrs. Luszcz asked about the February 9 letter from Dubois and King all the way down 280 
the bottom number 2 about the lighting standards? No upward distribution of light. That's 281 
been addressed.  282 
 283 
Mr. Coronati confirmed that it had been addressed. He further explained we did submit a 284 
separate plan from the architect. We'd originally submitted one and then Starbuck’s 285 
wanted to have their own lighting consultants do their lighting plan. We submitted that 286 
back in, I guess February 3. But it was not part of our set, but you do have it in your file. 287 
 288 
Mr. Wood asked that the plan would conform with our Dark Sky ordinance? 289 
 290 
Mr. Coronati said that it would. 291 
 292 
Mr. Wood said a Lighting plan shall be included in the plan set along with a statement 293 
confirming compliance with Raymond's dark sky regulations.  294 
 295 
Poll: 296 
All those in favor of that additional note? The consensus was unanimous.  297 
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 298 
Motion: 299 
Mr. Wood made a motion saying as a preamble to the motion. This application with its 300 
granted waiver and Conditional Use Permit substantially complies with Raymond 301 
zoning, and I make a motion to approve application 2021-021. A site plan application for 302 
the Starbucks at Silver Fox Lane. Tax map 29-3, lot 42-1 subject to the following 303 
conditions. The following conditions shall apply the conditions of approval designated as 304 
conditions precedent must be completed within six months unless otherwise specified or 305 
this approval shall become null and void.  306 
Following our conditions precedent,  307 
A. applicant must obtain all required local state federal permitting for the project and can 308 
provide copies of the same to the Community Development Department.  309 
B. all fees authorized to be charged the applicant pursuant to the Raymond Site Plan 310 
Review regulations including but not limited to application fees costs of special studies, 311 
legal and engineering review shall be paid by the applicant.  312 
C. impact fee shall be assessed for the site plan.  313 
D. deeds, easements, conservation easements, condominium documents, maintenance 314 
agreements and any other legal documentation pertinent to this project will be reviewed 315 
and approved by town council, and where applicable the board of selectmen pursuant to 316 
RSA code 41:14 A.  317 
E. The applicant shall address to the satisfaction of the town's review engineer any 318 
remaining engineering issues identified during the peer review written concurrence from 319 
the town's review engineer. And the Raymond Community Development Director with a 320 
design correction of any identifying engineering issues shall be required prior to the final 321 
plan approval. 322 
 F. Within 30 days of the date of this decision May 9, 2022. A performance guarantee 323 
agreement shall be executed between the town of Raymond and the applicant.  324 
I.  Failure to execute certain required agreement will result in approval revocation.  325 
II. The following items must be completed within 24 months of the completion of 326 
conditions precedent for the project constitute active and substantial development or 327 
building pursuant to RSA 674:39A completion of all proposed improvements.  328 
III. The following items must be completed within five years at the completion of 329 
conditions precedent for the project to constitute substantial completion of the 330 
improvements pursuant to RSA 674:39A completion of all proposed improvements  331 
IV. The approval of this is subject to the following waivers as granted by the Raymond 332 
Planning Board: 333 
V. site plan regulation 6.10.04 Licensed Landscape Architect granted April 7 2022.  334 
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This approval is subject to the following special permits as granted by the Planning 335 
Board. Not applicable.  336 
VI. This approval is subject to the following conditional use permit as granted by the 337 
Planning Board: 338 
Conditional Use Permit is groundwater conservation overlay district, and it has to do 339 
with area of impervious surface.  340 
VII. This approval is subject to the following variances granted by the Raymond Zoning 341 
Board of adjustment. Not applicable. 342 
VIII.  other conditions imposed by the Planning Board 343 

a. addition of a Do Not Enter sign and a one-way sign where the driveway off exit  344 
Essex drive joins the parking lot. 345 

b. 2 additional striping for crosswalks at the tip downs for loading zones at the back 346 
of the building. 347 

c. note on a plan if traffic flow becomes problematic at Silver fox entry applicant shall 348 
come back to the board for site plan amendment. 349 

d. quote “do not block” striping to be added to prevent blocking bypass Lane by the 350 
Silver fox entry. 351 

e. run handicapped striping across parking lot for use as a crosswalk with Tip downs 352 
from the sidewalk 353 

f.  there shall be no invasive species in the landscape plan or plantings  354 
g.  lighting plan shall be included in the plan set along with a statement confirming 355 

compliance with dark sky regulations 356 
Mr. Plante seconded the motion. The motion passed with a vote of 6 in favor, 1 opposed 357 
and 0 abstentions. 358 
 359 
 360 
Ms. Gott said she was struggling with the traffic, and the density and the fact that we do 361 
not know the other two building tenants. What that might manifest. She said that she 362 
appreciated that there has been a lot of mitigation to a lot of their questions and 363 
concerns, but she still has those other concerns.  364 
 365 
__________________________________________________________ 366 
 367 
Keith Smith  368 
I'm here to discuss appointments to the ZBA. It did come up in September. And then in 369 
October again, it came to light with the ZBA. And they said things historically, we have 370 
done it this way. I had quoted in the ZBA rules and procedures. There's a procedure for 371 
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appointment, which capsulated everything falls to the Board of Selectmen. That's it, and 372 
to confirm this, there's no appointments from other boards. I've gone to the New 373 
Hampshire Municipal Association, the director of the New Hampshire Municipal 374 
Association. Simply put, I asked him Can a Planning Board appoint one of their 375 
members to the ZBA as the sitting voting member, the same as the BOS is allowed, 376 
which the BOS is supposed to? Stephen Buckley, the head, the director that only the 377 
Select Board appoints persons to sit on ZBA per RSA 673: 3, section 1, the statute is 378 
very clear as to who has the authority, the Board of Selectmen,  I have all the RSA' s. 379 
have read the planning rules and procedures. There's nothing in the planning rules and 380 
procedures that pertains to you appointing a member to another board. It's very clear in 381 
the rules and procedures for Raymond and very clear in chapter 673. All the local land 382 
use boards, that this goes to the legislative body or the Board of Selectmen. In our case, 383 
the legislative body has turned it over to the Board of Selectmen for a vote. So that's 384 
basically it because Brad has resigned. So, there's an opening where they will be, 385 
everything's in flux right now with all that's going on. I understand no appointments have 386 
been made or anything else. But I feel this is very germane to what's going on right now. 387 
If you guys go to do an appointment, by what authority? Were just because historically 388 
we've been doing it. That's the way it's always been done. Just because something's 389 
always been done doesn't make it correct.  390 
 391 
Mr. Wood responded “I'd like to illuminate you. RSA 673 : 7 Planning Board members 392 
serving on other local boards. Any two appointed or elected members of the Planning 393 
Board in the city or town may also serve together on any other municipal board or 394 
commission except that  no more than one appointed or elected member of the Planning 395 
Board shall serve on the Conservation Commission. The local governing body or a local 396 
land use board as defined in RSA 672:7 and 672:7 is specific in that it says local land 397 
use board means planning board, historic district commission, inspector of buildings, 398 
building code, Board of Appeals and Zoning Board of Adjustment or any other board or 399 
commission authorized under RSA 673. Established by a local legislative body. What 400 
we do is we make a recommendation to the Selectmen.  401 
 402 
Keith Smith 403 
What that speaks to colon 7 says that you people can sit on more than one land use 404 
board or the Conservation Commission. It doesn't say anything relative or germane to 405 
you appointing a member of your board, where it does not say anything, it speaks to the 406 
fact that you can sit on a couple of boards that's legal, but the appointments for the ZBA 407 
come from the Board of Selectmen. 408 
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 I want to be a full member of the ZBA. So, George, being the chairman of the board of 409 
selectmen. I am hereby requesting to be on the agenda for an appointment for full 410 
membership, your next meeting on the 11th. 411 
 412 
The discussion continued Mr. Reed asked Mr. Smith to send all the information about 413 
the RSA’s and procedures to Christina so that the Board can go through it. Mr. Smith 414 
asked Mr. Plante to be on the Selectmen’s Agenda. Mr. Plante said he would look into 415 
that.  416 
 417 
Minutes: 418 
A discussion of corrections was had regarding the February 17, 2022 draft minutes. 419 
 420 
Motion: 421 
Mr. Reed made a motion to accept the minutes from February 17, 2022 as amended. 422 
Ms. Bridgeo seconded the motion. The motion passed with a vote of 3 in favor, 0 423 
opposed and 4 abstentions.  424 
  425 
A discussion of corrections was had regarding the March 3, 2022 draft minutes. 426 
 427 
Motion: 428 
Mr. Reed made a motion to accept the minutes from  March 3, 2022 as amended. Ms. 429 
Bridgeo seconded the motion. The motion passed with a vote of 3 in favor, 0 opposed 430 
and 4 abstentions.  431 
 432 
A discussion of corrections was had regarding the March 15, 2022 site walk draft 433 
minutes. 434 
  435 
Motion: 436 
Mr. Reed made a motion to approve the minutes from  March 15, 2022 as amended. 437 
Mrs. Luszcz seconded the motion. The motion passed with a vote of 4 in favor, 0 438 
opposed and 3 abstentions.  439 
 440 
A discussion of corrections was had regarding the March 17, 2022 draft minutes. 441 
 442 
Motion: 443 
Mrs. Luszcz made a motion to approve the minutes from  March 17, 2022 as amended. 444 
Ms. Gott seconded the motion. The motion passed with a vote of 5 in favor, 0 opposed 445 
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and 2 abstentions. 446 
 447 
Mr. Woods made an announcement that there will be a recount of the special meeting 448 
ratification  on Monday, April 11, 2022 at 5:00pm at Raymond High School Media 449 
Center. The differential was between 162 yes votes and 61 no votes and yet we have to 450 
recount.  451 
 452 
Mr. Reed said they would table the minutes from the March 23, 2022 meeting until the 453 
next meeting. 454 
 455 
Motion: 456 
Mr. Woods made a motion to adjourn. Mrs. Luszcz seconded the motion. The motion 457 
passed with a vote of 7 in favor, 0 opposed and 0 abstentions. 458 
 459 
The meeting adjourned at approximately 9:59 pm.  460 
 461 
Respectfully submitted, 462 
 463 
Jill A. Vadeboncoeur  464 
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Performance Agreement 
Application #2021-021 

Starbucks 
    Raymond Tax Map 29-3 Lot 42-1 

 Silver Fox Lane, Raymond NH 03077 
 

This Performance Agreement for an amended Site Plan Application for a Starbucks Restaurant, 
conditionally approved on April 7, 2022, by and between Jones & Beach Engineers on behalf of 
Rye Harbor Realty, LLC, with a principal address of 85 Portsmouth Avenue, Stratham, NH 03885 
(hereinafter referred to as "PETITIONERS"), their heirs, successors and assigns, and the  
Raymond Planning Board, with participation of the Selectmen of the Town in their capacity as 
bearing responsibility for the maintenance of all roads and other public improvements, with a 
mailing address of 4 Epping Street, Raymond, New Hampshire 03077 (hereinafter referred to as  
"TOWN") represents the understanding between the parties with regard to the Raymond 
Planning Board granting conditional approval of a certain Site Plan Application for the 
PETITIONERS  for property  located on  Silver Fox Lane, Raymond NH 03077. 
 
WHEREAS the Raymond Planning Board is duly authorized to review and regulate Site Plans and 
has established regulations relating thereto, and; 
 
WHEREAS, the PETITIONERS have applied for approval of a Site Plan all in compliance with the 
Town of Raymond Zoning Ordinance, Site Plan Regulations and Rules and Regulations of the 
Raymond Planning Board, and: 
 
WHEREAS, the PETITIONERS have agreed to certain conditions and commitments for the 
development of the plan identified as: 

• Prepared for:   Rye Harbor Realty, LLC 
• Prepared by:    Jones & Beach Engineers, Inc. 
• Map & Lot:    Map 29-3, Lot 42-1 
• Plan Date:     November 18, 2021 
• Plan Revision: March 21, 2022 

 
NOW, THEREFORE, in consideration of the Raymond Planning Board granting conditional SITE 
PLAN approval, it is agreed: 
 
I make a motion to approve Application #2021-015, a Site Plan application for a McDonald’s 
Restaurant at 2 Essex Drive, Raymond NH subject to the following conditions: 
 

• The following conditions shall apply: That the PETITIONERS shall abide by 
all Site Plan Regulations, Building Codes, and the Town of Raymond 



Zoning Ordinance in effect as of the date herein and made a part of this 
agreement. 

 
• The PETITIONERS will be responsible for obtaining such State and Federal 

permits as may be necessary or occasioned by the proposed 
development. 

 
The following conditions shall apply: 
 

1. The conditions of approval designated as conditions precedent must be completed 
within six (6) months, unless otherwise specified, or this approval shall become null and 
void.  

  
 The following are conditions precedent: 
 

a. The applicant must obtain all required local, State and Federal permitting for the 
project, and provide copies of same to the Community Development Department. 

 
b. Impact fees shall not be assessed for this Site Plan. 

 
c. Deeds, easements, conservation easements, condominium documents, 

maintenance agreements, and any other legal documentation pertinent to this 
project shall be reviewed and approved by Town Counsel, and where applicable, 
the Board of Selectmen pursuant to RSA 41:14-a. 

 
d. Within 30 days of the date of this decision (May 9, 2022), a Performance 

Guarantee Agreement shall be executed between the Town of Raymond and the 
Applicant. Failure to execute this required agreement will result in plan approval 
revocation. 

 
2. The following items must be completed within twenty-four (24) months of the 

completion of conditions precedent for this project to constitute “active and substantial 
development or building” pursuant to RSA 674:39: 

 
a. Completion of all proposed improvements. 

 
3. The following items must be completed within five (5) years of the completion of 

conditions precedent for this project to constitute “substantial completion of the 
improvements” pursuant to RSA 674:39: 
 

a. Completion of all proposed improvements. 
 
4. This approval is subject to the following waivers, as granted by the Raymond Planning 

Board: 
 

a. Site Plan Regulation 6.10.04 – Licensed Landscape Architect- April 7, 2022 



5. This approval is subject to the following Special Permits, as granted by the Planning Board: 
 

a. N/A 
 

6. This approval is subject to a Condition Use Permit, as granted by the Planning Board: 
 

a. Conditional use permit – Groundwater Conservation Overlay District – April 7, 
2022 
 

7. This approval is subject to the following variances, as granted by the Raymond Zoning Board 
of Adjustment: 
 

a. NA 
 
8. Other Conditions imposed by the Planning Board: 

 
a) Striping of Essex Road – left turn/straight thru arrow-right turn arrow. This is a 

recommendation for McDonald’s, Domino’s, or Starbucks – whomever starts striping 
their parking spaces first. 

b) The egress for construction of Starbucks from Essex Road onto site is entrance only and 
exit out onto Silver Fox Lane for control of dirt/mud from the construction site. 

c) Traffic comments – updated traffic letter from Steve Pernaw 
d) Before occupancy permit is given to either Domino’s or Starbucks (whichever is first) the 

topcoat needs to go down on Silver Fox Lane. Applicant needs to adjust manhole/catch 
basin rim elevations to be flush with pavement. 

e) Addition of a “do not enter” and “one way” sign where the driveway off Essex Drive 
joins the parking lot.  

f) Two additional striping for crosswalks at the tip downs for loading zones on the back of 
the building. 

g) Add a note to the plan that if traffic flow becomes problematic at Silver Fox Lane entry, 
the applicant shall come back to the Planning Board for site plan amendment. 

h) “Do not block” striping to be added to prevent blocking of bypass lane by Silver Fox Lane 
entry.  

i) Run handicap striping across the parking lot for use as a crosswalk with tip down from 
sidewalk. 

j) There shall be no invasive species in the landscape plan and plantings. 
k) Lighting plan shall be included in site plan along with a statement confirming compliance 

with the town’s dark sky regulations.  
 
 
 
 
 
 
 
 
 
 



Any persons aggrieved by any decision of the Planning Board concerning a plat or subdivision may 
present to the Superior Court a petition in accordance with New Hampshire RSA 677:15 (or, as 
applicable, to the Zoning Board of Adjustment pursuant to RSA 676:5, III), within thirty (30) days of the 
Date of Decision identified above. This notice has been placed on file and made available for public 
inspection in the records of the Planning Board. 
 
 

Member Name  Motion/Second  Approve  Deny  Abstain  Recuse  

Brad Reed, Chair  x   
 

Gretchen Gott   x  
 

Patricia Bridgeo, Vice Chair  x    

Jim Mcleod, Alternate  x    

George Plante, Selectmen Rep. Second x    

Jonathan Wood, Alternate Motion x   
 

Diana Lusczc  x   
 

 
 
_____________________________________ 
Petitioner/Representative Planning Technician 
 
 
 
Witness Witness 
 
 
 
Date Date 
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