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Setting the Stage

• 2021 Imagine Nashua gave clear direction
• Representative Municipal Structure

• Strong Mayor, Board of Aldermen

• $225,000 allocated for code update
• HOP 1.0 +$150,000

• Expanded scope, additional visioning opportunities

• HOP 2.0 +$100,000
• Site Plan & Subdivision Regulations – Unified Land Use Code
• Pre-approved ADU building plans
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Pros & Cons of a Comprehensive Update 

• Internal consistency: All sections (use, dimensional, administration, 
definitions) are aligned—fewer conflicts and gaps.

• Modernization at scale: Enables structural fixes.
• Predictability: One unified transition to a new regulatory framework.
• Stakeholder buy-in: Extended process allows for broader engagement.

• Time-intensive: Slower to deliver immediate fixes.
• Cost: Consultant and staff capacity demands are significant.
• All-or-nothing risk: Organized opposition can sink the entire effort.
• Change management burden: Learning curve for all users.
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Key Land Use Goals of Master Plan

• Create redevelopment opportunity
• High-quality, green building design (HB 428, 2025)
• Affordable Housing – Robust Inclusionary Zoning Ordinance
• Improve multi-modal transportation – Standards for new streets
• Improve process – align regs with existing character
• Improve public realm & livability – form standards, more green space
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Create redevelopment opportunity
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Imagine Nashua:
• Utilize scenario 

planning

Plan NH Charrette
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Opting Into the Redevelopment Overlay 

A Voluntary but Transformational Choice

Key Point:

The Redevelopment Overlay is opt-in. No property owner 
is required to use it — but for those who do, it offers 
powerful tools and incentives.

What It Means to Opt In:

• Applicant chooses to follow the Overlay procedures  
(Regulating Plan, Master Plan, IZ, Site Performance)

• In exchange, gains access to expanded development 
potential under the overlay standards

Applies To:

• Properties located within mapped Redevelopment Overlay 
District boundaries
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Building Type Standards
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Massing and Architectural Component Standards
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12/1/22 
LUC RFP 
Issued

4/15/23
Principle Group 

Selected

9/14/23
Work begins

3/11-16/24
Vision Week:
Amherst St & 
Tree Streets

Code Writing

5/6-10/24
Code Week

4/15/25
PEDC

Building Types, 
Districts, Test

8/21/25
PEDC

Parking & 
Mobility

10/9/24
PEDC & Human 

Affairs
Intro to re-CODE

6/5/25
PEDC

Redevelopment 
Overlays

8/26/25
PEDC

Inclusionary 
Zoning

9/16/25
PEDC

Zoning Map & 
Green Score

9/29/25
PEDC

Use Table, Site 
Standards, IZ

2/19/26
PEDC

Recap, Work 
Planning

2/19/26
E&EC

Re-CODE

4/21/26
PEDC

Development 
test, Policy 
Points, IZ

8/13/25
BIDA

Development 
Example

9/17/24
Planning Board
Intro to re-CODE

3/19/26
Planning Board

Recap & Policy 
Points

10/1/25
Site Plan & 
Subdivision 
Regulatory 

Audit

10/1/21 
Master Plan 

Adopted

8/9/23
HOP 1.0

Signed

Set up, onboarding, 
data transfers, 

communications,
Regulatory audit

9/18/25
Chamber
re-CODE 

Presentation

12/9/24
HOP 2.0

Signed

11/12/25
Developer 

Tour
re-CODE 

Presentation

5/7/25
Interfaith 
Council
re-CODE 

Presentation

5/26/25
Release of 
First Draft,
Feedback 

Period

5/30-31/25
Plan NH 
Millyard 

Charrette

6/16/26
PEDC 

PUBLIC 
HEARING

5/20/26
Board of 

Aldermen
Submission of 

code as legislation

5/5/26
Conservation 
Commission

Wetlands, 
Open Space

5/20/26
Board of 

Aldermen
First reading

6/23/26
Board of 

Aldermen
Second reading, 

Adoption

Development of 
pre-approved ADU 

plans

9/15/26
Project 

Completion
Code effective.

ADU Plans 
Adopted

• 19 Public Presentations
• 16 Days of Public Engagement
• Countless meetings with 

developers/design professionals 
and citizens

5/19/26
PEDC 

Policy Points
3/17/26
PEDC

Policy Points
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An incremental approach to 
regulatory change

Joseph Perez, Director of Planning & Economic Development
Town of Plymouth, NH

NH OPD Planning and Zoning Conference
Saturday May 9th, 2026
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Accessory Dwelling Units (ADUs)

NH OPD 2026 Spring Conference 95



Parking Standards
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Single-Family Attached 
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Residential Colocation 
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Open Space Residential Development
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Zoning District Right-Sizing

NH OPD 2026 Spring Conference 100



Zoning District Right-Sizing

1985 2022
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Master Plan Growth Areas
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Master Plan Growth Areas
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Fairgrounds Road Residential Overlay
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Fairgrounds Road Residential Overlay
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Tenney Mountain Overlay
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Overlay

2026 Zoning Amendments

In favor Opposed
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Strategies 
for Zoning 
Reform
NEW HAMPSHIRE PLANNING CONFERENCE 
MAY 9, 2026
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Questions
 Why is your community talking 

about zoning reform?
 Great Awakening
 Recent Master Plan
 NIMBY/YIMBY “push-pull”
 Developers 
 Litigation
 Desire for tax base growth
 Desire for no growth
 Special market considerations, 

e.g., short-term rentals
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How much are you 
trying to change?
 Can the issues you want to 

address be solved with …
 A simple fix?
 A new district?
 Eliminating a useless district?
 Tweaks? 
 Are you trying to change 

policy, ordinance/structure 
and format, or both?

 Or is the ordinance simply a 
mess, soup to nuts?

119



Who’s driving the 
bus?
The Perfect Alignment

 Planning Board
 City/town staff
 Other boards, 

commissions
 Organized constituents
 Community, 

neighborhood groups
 Developers
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Or not …
THE PERFECT STORM
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Incremental Change
 Baby steps can be much better than no 

change!
 Considerations:

 Communities with little/no track 
record

 Controversy or disagreements within 
the Planning Board, other municipal 
boards

 Communities with limited staff 
capacity, new staff

 Changes that may ruffle feathers but 
not enough to trigger a world war
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Considerations
 Will you be more successful in the 

long run by breaking big zoning 
changes into smaller bites?

 Can a big zoning change occur 
piecemeal?

 Plymouth example:
 “Roll back” changes that 

created widespread 
nonconformities

 Make change less “scary”
 Introduce new ideas 

incrementally
 Introduce big ideas next
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Can you fix obvious 
defects?

NH OPD 2026 Spring Conference

 Readability Example:

 FAST – ORDER FOOD ESTABLISHMENT: An establishment 
whose primary business is the sale of food for consumption 
on or off the premises which is (a) primarily intended for 
immediate consumption rather than for use as an ingredient 
or component of meals; (b)available upon a short waiting 
time; (c) packaged or presented in such a manner that it 
can be readily eaten outside the premises where it is sold; 
and (d) primarily prepared in advance of a specific order 
for such food. Establishments that do not provide direct 
table service to their patrons shall be considered fast-order 
food establishments. Establishments providing primarily take-
out service or delivery service shall be considered fast-order 
food establishments. Establishments where the patrons order 
at a counter or window and carry the food order to a table 
shall be considered fast-order food establishments.
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Just making text easier 
to read makes a 
difference!

NH OPD 2026 Spring Conference

 Fast-Order Food Establishment: An establishment whose primary business is 
the sale of food for consumption on or off the premises which is: 

 primarily intended for immediate consumption rather than for use as 
an ingredient or component of meals; 

 available upon a short waiting time; 

 packaged or presented in such a manner that it can be readily 
eaten outside the premises where it is sold; and 

 primarily prepared in advance of a specific order for such food. 

 This term also includes food establishments that: 

 Do not provide direct table service to patrons; 

 Provide primarily take-out service or delivery service; 

 Provide food orders at a counter or window such that patrons carry 
their food to a table.
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How does your 
zoning define 
“family”?

 Family: An individual or two 
or more persons, related by 
blood, marriage, adoption 
or guardianship, or not 
more than five persons not 
so related, occupying a 
dwelling unit and living as a 
single housekeeping unit.

 Family: One or more 
persons occupying a 
dwelling unit and living as a 
single housekeeping unit.
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Do you have a Table of Uses and use 
regulations in text - and do they agree?

Table 2: Inconsistencies Between Use Table and Text 
Use District* Text** Table
Christmas Tree Sales NB Y N

Fast-Order Food Establishment NB Not mentioned CU

Garaging of 2 or more heavy 
commercial vehicles GB SE Y

Recyclable Materials Transfer Ctr. I Not mentioned E

Wholesale C SE N
*NB = Neighborhood Business, GB = General Business, I = Industrial, C = 
Commercial
**Y = allowed by right, N = Prohibited, SE = Special Exception, CU = Conditional 
Use
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What is “Community 
Character”?

 Finding (Zoning Audit)
 Community Character is set as 

a requirement for Conditional 
Use Approvals, Special 
Exceptions, and Variances. 
However, the Zoning 
Ordinance provides no criteria 
for what constitutes 
“community character.” There 
are also no character and 
purpose descriptions for any of 
the districts ... 
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What if a 
fundamentally 
disorganized 

ordinance 
stands in the 

way of zoning 
reform?

 Lack of hierarchy and lots of repetition – with 
inconsistencies throughout

 Example:
 … in the N district, the ordinance moves from 

a boundary description to dimensional 
regulations, within which some special 
exception provisions exist, followed by a 
lengthy section on signs to an assortment of 
principal and accessory use regulations, and 
special exceptions for a variety of residential 
and nonresidential uses. A similar pattern 
repeats in other sections, often duplicating 
verbatim the language from the N district. The 
pattern abruptly changes in the X District, 
where the ZO introduces a host of additional 
regulations available through conditional use 
permits. 
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Odd/ difficult-to-
understand 
definitions
 Definition of Buffer/Corridor Zone
 A protective buffer strip naturally 

vegetated and/or planted with 
native or indigenous saplings, 
shrubs and ground covers 
displaying a typical woodland 
appearance appropriated to 
the condition and said type of 
the landforms. 
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Pervasive nonconformities

NH OPD 2026 Spring Conference

Compare the ZO’s 
dimensional 
requirements with actual 
dimensions of lots and 
development today and 
identify any significant 
mismatches. If significant 
clusters exist with 
undersized parcels or 
development that 
exceeds setbacks, 
consider rezoning those 
areas to districts in which 
they would conform or 
altering the dimensional 
requirements so that 
more lots and buildings 
conform. 

This kind of mapping 
exercise could also help 
to begin identifying 
where boundaries of 
existing zones should be 
modified based on 
conditions “on the 
ground,” i.e., the 
established built form 
and patterns of use in 
various locations. 

May be critical for 
Master Plan 
implementation!
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“Soup to nuts” 
required when 

…

 “Tweaks” won’t work
 ZO needs to be reorganized
 ZO has multiple structurall defects, e.g., 

inconsistencies, repetition, difficult to 
use, fundamental “disconnect” with 
Town goals, Master Plan
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Continuum of “fixes”
 Helpful! Adding graphics, design guidelines to 

a Euclidean(use-based) ordinance
 Manageable! Introducing form-based code 

or character districts via optional overlays
 Taking the next step! Weaving a form-based 

code into an existing structure (“parallel” 
fixes)

 Form replaces use … city/town-wide FBC
 However, FBC is not the only option for major 

zoning revisions and ”soup to nuts” updates.  
Much can still be done within the “Euclidean” 
framework. 
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Be brave!
NH PLANNING CONFERENCE 2026

N
H

 O
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 2026 Sp
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