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WWW.SMOLAKVAUGHAN.COM 

May 19, 2020  

 

Via Email and U.S. Mail 

 

Town of Hudson Conservation Commission 

Attn: Elvis Dhima, P.E., Town Engineer 

12 School Street 

Hudson, NH 03051 

 

RE: Hudson Logistics Center - Conditional Use Permit Application  

 Supplemental Filing  

 

Dear Elvis:  

 

This letter and supporting materials is intended to supplement the Conditional Use 

Permit Application that our client, Hillwood Enterprises, L.P. (“Hillwood”),  filed with 

the Town on April 21, 2020 in support of its proposed redevelopment of the 

Greenmeadow Golf Club into the Hudson Logistics Center (the “Project”).  This letter 

provides a brief overview of the Project,  summarizes the access and lot development as it 

relates to Wetland Conservation Overlay District (the “District”) impacts occasioned by 

same, analyzes the use-specific and general conditional use permit criteria contained 

within §334-36(C) and §334-37 of the recently revised Article IX of the Town of 

Hudson’s Zoning Ordinance which regulates the District, and provides additional plans, 

an updated Wetland Report from Gove Environmental Services, Inc and the completed 

Wetland Conditional Use Permit Checklist, as indicated below.  Pursuant to our recent 

conversations, we respectfully request to be scheduled for an initial meeting with the 

Conservation Commission on June 2, 2020 or other date which you and the Conservation 

Commission deem appropriate.  

 

Referenced below and enclosed herewith please find: 1) the Overall Site Plan 

previously filed with the Planning Board (the “Site Plan”) 1; 2) a Wetland Impact Plan2; 

3) a Proposed Mitigation Plan3; 4) the Overall Grading and Drainage Plan previously 

filed with the Planning Board (the “Grading and Drainage Plan”)4, an updated Wetland 

Report5, a revised Site Data Sheet updating wetland impact figures to supplement the 

previously filed Conditional Use Permit Application6 and a completed Wetland 

Conditional Use Permit Checklist to supplement the Conditional Use Permit 

Application.7 

 
1 See Enclosure 1. 
2 See Enclosure 2. 
3 See Enclosure 3. 
4 See Enclosure 4. 
5 See Enclosure 5. 
6 See Enclosure 6. 
7 See Enclosure 7. 
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Executive Summary 

 

The Project was designed to minimize impacts to the Wetland Conservation 

Overlay District and to wetland functions and values and preserve the highest value 

wetlands and wildlife habitats on the Property.  There are no alternate layouts that would 

further reduce impacts or better preserve high-value wetlands and wildlife habitats.  The 

vast majority of District impacts are access impacts necessitated by the characteristics of 

the Property.  The remaining lot development impacts affect low-value wetlands and if 

the proposed buildings and other site improvements were configured to avoid said 

impacts, more significant impacts would be incurred elsewhere and to more valuable 

wetlands associated with Limit Brook, the Merrimack River or their respective buffers.  

Additionally, significant compensatory mitigation is proposed by Hillwood that will off-

set Project impacts and advance the purpose of the Wetland Conservation Overlay 

District Ordinance.  A positive endorsement on Hillwood’s Conditional Use Permit 

Application from the Conservation Commission is reasonable under the circumstances.     

 

Introduction  

 

The Hudson Logistics Center is proposed to be located on real property consisting 

of approximately 399.12 acres which is further identified as Town Tax Map 234, Lots 5, 

34 and 35, and Town Tax Map 239, Lot 1 (the “Property”), as depicted on the Site Plan. 

 

Hillwood is proposing to consolidate Tax Map 234, Lot 5 and Tax Map 239, Lot 

1 and then subdivide the consolidated lot into three new lots (individually and 

respectively to be known as Lots “A”, “B” and “C”, as depicted on the Site Plan).  The 

Hudson Logistics Center will consist of three new distribution and logistics buildings, 

one to be sited on each of the proposed lots, which will together constitute 2,603,400 sf 

of new building footprint.  Primary access to the Hudson Logistics Center will be 

provided via a new dedicated subdivision road extending approximately 2,670 ft from 

Lowell Road and terminating at a cul-de-sac which will provide frontage to Lots A, B 

and C (“Green Meadow Drive”).8  Secondary access to the site will be provided via an 

accessway on the northern portion of the Property which will connect with an access 

easement located on the abutting Sam’s Club parcel (the “Secondary Access”). 

 

The Project contemplate access and lot development impacts to the District as 

described below. 

 

 

 

 

 

 

 
8 See Enclosure 1. 
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Analysis  

 

1) Proposed District Impacts 

 

Permitted conditional uses within the District include access impacts9 and lot 

development impacts.10  In this case, a Conditional Use Permit for access and lot 

development impacts is sought for a total of 295,162 sf of impact (69,449 sf wetland and 

225,713 sf Buffer) caused by 14 discrete impact areas within the District11, as defined by 

the Zoning Ordinance.12  The proposed impacts, depicted on the Wetland Impact Plan, 

are primarily associated with the construction of Green Meadow Drive and the Secondary 

Access, both of which are required to provide access to the Property’s uplands which are 

located on the western side of the Property.  More specifically, of the 295,162 sf of total 

impact, 246,130 sf of impact (68,679 sf wetland and 177,451 sf Buffer), approximately 

83.4%, are occasioned by Green Meadow Drive and the Secondary Access (the “Access 

Impacts”).  Only 49,032 sf of impact (770 sf wetland and 48,262 sf Buffer) will be 

caused by lot development to include paved areas, stormwater management and grading 

(the “Lot Development Impacts”).13 

 

While the District does not include “manmade facilities”,14 the Wetland Impact 

Plan also depicts three manmade ponds (golf course water features) totaling 44,730 sf 

which will be impacted by the Project.  No conditional use permit is required for these 

impacts from the Planning Board pursuant to Section 334-35(C) of the Zoning 

Ordinance.  These impacts will be addressed, however, pursuant New Hampshire 

Department of Environmental Services (“NHDES”) review and permitting process. 

 

2) Use-Specific Conditional Use Permit Criteria  

 

Below, we address the individual conditional use permit criteria of Section 334-

36(C)(2) of the Zoning Ordinance, applying to the Access Impacts, and Section 334-

36(C)(4), applying to the Lot Development Impacts.   

 

• Access Impact Specific Criteria (Section 334-36(C)(2)) 

 

Pursuant to Section 334-36(C)(2) of the Zoning Ordinance, streets, roads, and 

 
9 Zoning Ordinance, §334-36(C)(2).  
10 Zoning Ordinance, §334-36(C)(4).  
11 See Wetland Impact Plan, Impact Areas A – J, 1, 2, 3, and 4.1. 
12 Zoning Ordinance, §334-35(A) defines the boundaries of the District as inclusive of all surface waters, 

wetlands of any size, and a 50-foot buffer around wetlands and surface waters (hereinafter the “Buffer”).   
13 See Wetland Impact Plan, Impact Areas 2, 3 and 4.1. 
14 See §334-35(C) (“The Wetland Conservation Overlay District shall not include those wetlands which 

have developed as a result of the construction of storm water treatment and/or detention facilities, 

agricultural use, waste treatment, or other water dependent structures or uses, and manmade facilities”) 

(emphasis added).   
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other access ways are permitted as conditional uses if: 1) the access way is essential to 

the productive use of the land beyond the District; 2) the access ways are located and 

constructed in such a way as to minimize the potential for detrimental impact to the 

District; 3) the access ways are planned, designed, and constructed in a manner consistent 

with applicable State and local standards; and 4) there are no viable alternatives available.   

 

 As referenced above, 83.4% of the District impacts occasioned by the Project are 

Access Impacts caused by the construction of Green Meadow Drive and the Secondary 

Access.  The criteria of Section 334-36(C)(2) are subsumed by those in Section 334-

37(A), which are addressed below.  To summarize, the only way to access the viable 

uplands on the western part of the Property is for access ways to traverse areas of land 

within the District on the eastern side of the Property.  In this case, the proposed access 

ways have been designed to limit the extent of wetland impacts and the effect the 

proposed impacts have on wetland functions and values, as described in greater detail 

below.   

 

Under the circumstances of this case, Hillwood meets the specific conditional use 

permit criteria of Section 334-36(C)(2) of the Zoning Ordinance. 

    

• Lot Development Impact Specific Criteria (Section 334-36(C)(4)) 

 

Pursuant to Section 334-36(C)(4), Lot Development Impacts are permitted as 

conditional uses where the applicant can demonstrate that: 1) the use will not 

significantly interfere with wetland functions and values, water quality, or wildlife habitat 

pursuant to the statement of purpose of the Zoning Ordinance, or, 2) in the alternative, the 

use will impact wetlands functions and values; but, in the opinion of the Planning Board, 

such uses are not contrary to the public interest and will result in significant public 

benefit provided:  

 

- Compensatory mitigation is provided such that those District 

functions and values to be impacted will be off-set in whole.  Such 

mitigation may be located on or off site.  As a guide to the type and 

extent of compensatory mitigation considered, reference shall be 

made to the New England District Compensatory Mitigation 

Guidance, US Army Corps of Engineers, New England District, 

Regulatory Division, 7-22010 as amended; and  

 

- Hillwood has demonstrated avoidance and minimization to the 

fullest extent practical.   

 

 In this case, of the proposed District impacts, 16.6% of same (49,032 sf) are 

occasioned by Lot Development Impacts depicted as wetland impact areas 2, 3 and 4.1 on 

the enclosed Wetland Impact Plan.  Wetland impact areas 2, 3 and 4.1, all located on the 
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eastern side of Lots A and C and consist primarily of grading impacts.15  While minor 

impacts on the wetland functions and values are proposed by virtue of these impacts, they 

are not contrary to the public interest, and the Project will result in significant public 

benefit in the form of significant compensatory mitigation.  Further, Hillwood has 

demonstrated avoidance and minimization to the fullest extent practical.   

 

More specifically, Hillwood proposes two areas of preservation in the eastern 

portion of the Property totaling approximately 81 acres as depicted in the Wetland 

Mitigation Plan.  These two areas encompass the majority of the wetlands on the Property 

including the entire course of Limit Brook and its associated wetlands, which are among 

the highest value wetlands on the Property.  The proposed preservation area alone is 

approximately 75 times the proposed Lot Development Impact or more than 3 times the 

preservation that would be required under the US Army Corps of Engineers 

Compensatory Mitigation Guidance at the relevant 20:1 ratio.  Additional mitigation is 

also being provided through restoration of the area within 250 feet of the Merrimack 

River.  In that vein, 25,761 sf of existing pavement and the irrigation pump house on the 

bank of the Merrimack River will be removed and the entire 26 acres of maintained turf 

adjacent to the river will be naturalized using a native meadow seed mix. 

 

 Hillwood’s proposed Lot Development Impacts are not contrary to public interest 

because the purpose of the Wetland Conservation Overlay District Ordinance is to 

“protect the health, safety and general welfare of the public by promoting the most 

appropriate use of land and by protecting wetland and surface water ecosystems and 

water quality in accordance with the goals and objectives of Hudson’s Master Plan.16  In 

this case, though greater than 2,600,000 sf of new building development is proposed, the 

impact to the District has been minimized to the greatest extent possible which promotes 

the reasonable and appropriate use of the Property as proposed.  Moreover, the public 

interest benefits greatly via the significant mitigation proposed by Hillwood as referenced 

above and Hillwood has demonstrated avoidance and minimization to the fullest extent 

practical, as discussed in greater detail below.  

 

 Under the circumstances of this case, Hillwood meets the specific conditional use 

permit criteria of Section 334-36(C)(4) of the Zoning Ordinance applying to the Lot 

Development Impacts.  

 

3) General Conditional Use Permit Criteria (§334-37(A)) 

 

In addition to satisfying the use specific criteria above, Hillwood’s proposal  

satisfies the general Conditional Use Permit criteria contained in §334-37(A) of the 

Zoning Ordinance, as detailed below.  

 

 
15 See Site Plan, Wetlands Impact Plan, Grading and Drainage Plan. 
16 See Zoning Ordinance, §334-33. 
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• §334-37(A)(1): The proposed activity minimizes degradation of 

land situated within the District and offsets potential adverse 

impacts to functions and values of wetlands, surface waters, 

and vernal pools. 

The Project has been designed to limit the extent of wetland impacts and the 

effect the proposed impacts have on wetland functions and values.  The project 

completely avoids impacts to the most valuable wetlands with the greatest function and 

value. 

Green Meadow Drive has been routed through uplands where possible and along 

the edge of forested wetland that is already directly adjacent to existing development at 

267 Lowell Road.  These edge impacts result in less impact to wetland functions and 

values which remain intact within the interior of the forested wetland which is left 

undivided and undisturbed.  Where the proposed access roads cross wetlands, the 

narrowest crossing points have been utilized.  Regarding the Secondary Access, 11-foot-

high retaining walls have been utilized to avoid additional impacts from slope grading.  

An oversized structure has also been used at this crossing to maintain stream connectivity 

to the maximum extent practical, given the existence of the highway little more than 100-

feet downstream. 

Impacts necessary for the cul-de-sac at the terminus of Green Meadow Drive have 

been minimized with the use of retaining walls.  Though the impacts at this location are 

seemingly large, this area is entirely maintained golf course turf with no identifiable 

wetland function or value.  Impacts to wetland function and value have therefore been 

avoided with this configuration as have potential impacts to other more significant 

wetlands elsewhere in the District. 

The shallow ponds that make up the bulk of the impact from the development are 

isolated from other wetlands, their edges are routinely mowed, and they exhibit signs of 

heavy nitrification.  These shallow ponds support very limited wetland function and 

value.  By locating the development in the main portion of the golf course and impacting 

these ponds, impacts to the most valuable and functionally important wetlands are 

avoided.  These include the Limit Brook wetland complex, the Merrimack River and its 

buffer, and the bulk of the forested wetland on the eastern portion of the site.  Buffer 

impacts for the development are primarily limited to areas of existing marinated lawn 

with very limited, if any, supportive function for adjacent wetland areas. 

A single vernal pool was identified on the Property.  It is located in the forested 

wetland just outside the golf course and will not be impacted by the Project.  The forested 

buffer to this pool will also be left intact with impacts occurring only within the portion 

of the buffer which is currently maintained golf course lawn and generally does not 

support vernal pool species habitat. 
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As the proposed activity has been thoughtfully designed to minimize degradation 

of land situated within the District by preserving high-value wetlands and buffers, 

thereby offsetting any adverse impacts to functions and values of wetlands, surface 

waters, and vernal pools in the District, a reasonable conclusion is that Hillwood’s 

proposal satisfies Section 334-37(A)(1) of the Zoning Ordinance. 

• §334-37(A)(2): The proposed activity will have no significant negative 

environmental impact to abutting or downstream properties and/or 

hydrologically connected water and/or wetland resources. 

The potential for impacts to occur downstream or offsite has largely been avoided 

by avoiding impacts to areas with the most potential for offsite effects.   There are no 

impacts to Limit Brook, its associated wetland, or its 100-year Floodplain.  Impacts to the 

100-year Floodplain of the Merrimack River have also been avoided as has any impact to 

the bank of the river or the river itself.    

The Merrimack River by far has the most potential scientific, educational, 

aesthetic, recreational, economic, and other public use and value.  These values will be 

protected and advanced by limiting work within the 250-foot riparian area to stormwater 

management BMP’s and by providing for restoration and naturalization of this area, 

which is currently predominantly maintained golf course turf.   

Finally, the majority of the proposed impacts are to isolated manmade ponds 

outside the District, or edges of forested wetland with little or no potential for 

downstream impacts or effect on hydrological connectivity.  The areas where crossings 

are proposed have been designed to maintain connections between adjacent areas.  A 

larger than required structure is being used for the Secondary Access which will ensure 

that there are no impacts to stream connectivity or change in flow characteristics. 

As the Project has been designed to have no negative environmental impact to 

abutting or downstream properties and/or hydrologically connected and/or wetland 

resources, a reasonable conclusion is that Hillwood’s proposal satisfies Section 334-

37(A)(2) of the Zoning Ordinance.  

• §334-37(A)(3): The proposed activity or use cannot practicably be 

located otherwise on the site to eliminate or reduce impact to the 

Wetland Conservation Overlay District.   

With regard to the Access Impacts, wetlands extend across the entire eastern 

portion of the Property with Steele Road being the only existing access.  Steele Road 

cannot be used to access the site for the proposed use due primarily to concerns related to 

the residential uses to the south of Steele Road.  Wetland impacts to gain access to the 

site from Lowell Road are therefore unavoidable.  Given the need to utilize the existing 

intersections on Lowell Road, the existing access easements, and the design requirements 
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for trucks, the proposed access roads cannot be reconfigured or relocated to further 

reduce impacts.  

Regarding the Lot Development Impacts, the proposed warehouse and 

distribution use involves large buildings which must be located to provide access to 

loading docks to maximize efficiency for larger trucks.  The shape of the buildings 

cannot be significantly changed so the ability to reconfigure the layout is extremely 

limited.  The buildings on Lots A, B and C, and the associated paved areas have been 

located within the existing open area of the golf course which lies almost entirely outside 

the District.  The cul-de-sac at the end of the proposed main access has been located so it 

is able to serve and provide frontage to all lots from a compact central location.  This 

configuration limits impacts to low value manmade ponds, areas of wet maintained lawn, 

and the tip of a finger like projection of forested wetland.  Impacts to the Buffer in this 

area are limited to existing maintained lawn.   

If the buildings and other site elements were reconfigured in an attempt to avoid 

the proposed impacts, impacts would be incurred elsewhere and to more valuable 

wetlands associated with Limit Brook, The Merrimack River, or their associated buffers.  

Alternate layouts cannot be used to further reduce impacts at this site.  

As the proposed uses cannot practicably be located otherwise on the site to 

eliminate or reduce impact to the District, a reasonable conclusion is that Hillwood’s 

proposal satisfies §334-37(A)(3) of the Zoning Ordinance.  

• §334-37(A)(4): The proposed activity incorporates the use of those 

Best Management Practices recommended by the New Hampshire 

Department of Environmental Services and/or other State agencies 

having jurisdiction. 

The proposed project was designed with the adjacent resources in mind with 

guidance from the Best Management Practice Techniques for Avoidance and 

Minimization manual prepared by USEPA, and NHDES.  The project also includes 

comprehensive stormwater management for treatment and attenuation of runoff that has 

been designed in accordance with NH Alteration of Terrain program.  A comprehensive 

construction phasing, erosion, and sedimentation control plan has been developed for the 

construction phase of the project to ensure maximum protection of the adjacent resource 

areas during construction.  BMP’s employed meet or exceed those specified in New 

Hampshire Stormwater Manual Volume 3:  Erosion and Sediment Controls during 

Construction. 

As the proposed project incorporates the use of those BMPs recommended by the 

State, as referenced above, a reasonable conclusion is that Hillwood’s proposal satisfies 

§334-37(A)(4) of the Zoning Ordinance.  
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• §334-37(A)(5): All applicable Federal and/or State permit(s) have 

been received for the proposed activity in accordance with New 

Hampshire Code of Administrative Rules – Part Env-Wt 100-800 and 

Section 404 of the Federal Clean Water Act, as amended.   

A New Hampshire Dredge & Fill Application was submitted to NHDES and 

accepted as complete on 5/7/20 (File # 2020-00956).  Several interagency pre-application 

meetings were held with NHDES, Army Corps of Engineers, and US Environmental 

Protection Agency to discuss the project and scope of impacts.  Based on these meetings, 

and the fact that the proposed impact falls below the threshold where an Individual 

Permit would be required under Section 404 of the Clean Water Act, we expect the 

project to be covered under the NH Programmatic General Permit.  No separate 

application will therefore be required under the Clean Water Act. 

• §334-37(A)(6): Where applicable, proof of application to all required 

State and/or Federal permits.   

A New Hampshire Dredge & Fill Application was submitted to NHDES and 

accepted as complete on 5/7/20 (File # 2020-00956).  We also anticipate that Hillwood 

will file an Alteration of Terrain Permit in the near future.   

Conclusion 

 Do not hesitate to contact me with any comments, questions or concerns.  Thank 

you for your time.   

 

     Very truly yours, 

 

     SMOLAK & VAUGHAN, LLP  

     
 

     John T. Smolak, Esq. 

 

Enclosures (7)  

cc: Justin Dunn, LEED AP, Hillwood (email only) 

 Langan (email only) 

 Gove Environmental Services, Inc. (email only) 

 Justin L. Pasay, Esq. (email only) 

 

 

 

 
 















1 Cowardin, L. M., 1979. Classification of Wetlands and Deepwater Habitats in the United States.  Washington, D.C.: U.S. Department of the 

Interior, Fish and Wildlife Service. 
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Conditional Use Permit Application: Wetlands Conservation Overlay District 

Page 1 of 7 

 

SITE DATA SHEET 
 

PLAN NAME: _____Hudson Logistics Center__________________________________ 

 

PLAN TYPE: (Site Plan, Subdivision, or other) ____Other____________________ 

 

LEGAL DESCRIPTION: Map 234, Lots 5, 34, and 35 and Map 239, Lot 1 

 

DATE: ____April 21, 2020____________________________________ 

------------------------------------------------------------------------------------- 

Location by Street:   Lowell and Steele Roads_______________ 

 

Zoning:    G-1 and B   _________________________ 

 

Proposed Land Use: Distribution and Logistics Buildings and new Subdivision  

Road 
 

Existing Use:    Greenmeadow Golf Course, Commercial, Unimproved Land 

 

Total Site Area:   S.F.: 17,385,667____ Acres: 399.12____ 

 

Total Wetland Area (SF):  39.9 +/- acres         ____________________  

 

Permanent Wetland Impact Area (SF): 69,449 SF_______________________  

 

Permanent Wetland Buffer Impact Area (SF): 225,713 SF  ____________________________ 

 

Temporary Wetland Impact Area (SF):  To be determined._____________________________  

 

Temporary Wetland Buffer Impact Area (SF): To be determined._______________________ 

 

Flood Zone Reference: Town of Hudson, NH, F.I.R.M. Community Panels 

#33011C056D and 33011C06587, Dated September 24, 

2019__________________ 

 

Proposed Mitigation: The Property provides significant opportunity for on-site mitigation which will 

be developed and decided through the Conservation Commission and Planning Board’s review 

process after Hillwood’s completion of its stormwater drainage report. 

 ______________________________________________________________________________ 

(For Town Use Only) 

 

Data Sheets Checked By: ____________________________________ Date: _______________ 

 



WETLAND CONDITIONAL USE PERMIT CHECKLIST 
 

Yes No NA  QUESTIONS/INFORMATION NEEDED HCC Comments 

NARRATIVE REPORT 

   Existing Conditions  

X ○ ○ 

Has a DES Dredge and Fill Permit been issued for any part of this site?  If yes, provide 
number, date, and description. 
 

Yes, accepted complete on 5/7/20 DES File # 2020-00956 

 

 

X ○ ○ 

Is there evidence of altered wetlands or surface waters on site?  
 

Wetlands were historically altered and created pre-jurisdiction during 

construction of the golf course. 

 

 

X ○ ○ 

All prime and other wetlands in the vicinity, plus any wetlands/watersheds past the 
immediate vicinity affected by this project. 
 

The Merrimack River is a Prime Wetland in the City of Nashua.  No 100-foot 

Buffer is associated with this Prime Wetland.  The project will have no effect on 

the Prime Wetland.  Also see Natural Resource Report for more details on 

wetland associated with the site. 
 

 

X ○ ○ 

• Description of each wetland and associated values 
 

The Natural Resource Report enclosed with the CUP application contains 

detail description and functional analysis of all the wetlands on the property. 

 

 
 

X ○ ○ 

Wetland mapping results – Including the flagging date and technique plus the name, 
company and qualifications of the wetland scientist 
 
Brendan Quigley, NHCWS #249 of Gove Environmental Services, Inc. flagged 

all the wetlands associated with the project in 2017 and 2019/2020.  More detail 

is provided in the attached Natural Resources Report.  The wetlands appear on 

the figure within that report and the plans. The Wetland Impact Plan provides an 

overview of all the wetlands, the project and the proposed impacts. 

 

 

X ○ ○ 

Was property surveyed?  If yes, the date of survey. (Please attach the survey plan) 
 
The wetland flags were surveyed by Hayner /Swanson, Inc. between November 2017 
and April 2020. 
 

 

   National Wetland Inventory  

X ○ ○ 

• 
 
 

Vegetative cover types   
 
These are provided on the plans and detailed in the Natural Resources Report. 

 

X ○ ○ 
• 
 

Existence of vernal pools and associated habitat 
There is one Vernal Pool on the site.  It’s described in the National Resources 

Report and its location is indicated on the project plans. 

 



○ ○ X 
• 
 

Unique geological and cultural features 
None. 

 

X ○ ○ 

• 
 
 
 
 

NH Natural Heritage inventory – For list of rare and endangered species, contact the 
NH Division of Forests and Lands (603)271-3623 
 

The Natural Heritage review report is included and discussed in the Natural 

Resources Report.   

 

 

X ○ ○ 
• 
 

Wildlife and fauna species, including estimated number and locations (large projects) 
 

Please see Natural Resources Report.   
 

 

X ○ ○ • Public or private wells located within the vicinity  

○ ○ X • Monitoring well(s) located on site  

X ○ ○ 

• 
 
 
 

Current land use and zoning district 
 

The site is currently occupied by two operating 18-hole golf courses (Green 

Meadow Golf Club).  The property is zoned General -1. 

 

 

X ○ ○ 

Photos of existing area (please use color photos) 
 

Photos of the impact areas and general area have been included in the Natural 

Resources Report. 

 

 

   Proposed Project Description  

X ○ ○ 

Entire project and associated activities 
 
Photos of the impact areas and general area have been included in the Natural 

Resources Report. 

 

 

X ○ ○ 

Time table of project and anticipated phasing 
 

Construction is expected to begin in the Fall of 2020 and take approximately 1 

year.  The project will be constructed in a single phase. 

 

 

X ○ ○ 

Land use 
 

The current land use is Commercial Outdoor Recreation (Golf Course) 

The proposed land use is Industrial (Warehouse/Distribution). 
 

 

X ○ ○ 

Grading plan 
 
An overall grading plan can be found in Sheet GG100 of the plan set.  Detailed 

grading plans can be found in sheets GG101-GG129. 

 

   Impact to Wetlands and/or Buffers  

X ○ ○ • Depending on size and proposed impacts, a report from a biologist may be appropriate  

X ○ ○ 
Removing, filling, dredging, or altering (Area square ft. and locations) 
 

 



The project proposes a total direct wetland impact of 69,449 square feet and a 

buffer impact of 225,713.  The Wetland Impact Plan provides the location and 

size of all direct wetland impacts (magenta) and Buffer Impacts (blue).  The plan 

also contains a summary table. 

 

○ X ○ Intercepting or diverging of ground or surface water (Locations and size)  

○ X ○ • Change in run-off characteristics  

X ○ ○ 
Delineation of drainage area contributing to each discharge point 
See Stormwater Management Report. 

 

Yes No NA Questions/Information Needed HCC COMMENTS 

X ○ ○ 

Estimated water quality characteristics of runoff at each point of discharge for both pre- 
and post-development 
See Stormwater Management Report. 

 

X ○ ○ 

Erosion control practices 
 

A detailed Construction Phasing, Soil Erosion & Sediment Control plan has been 

developed for this project.  It can be found in the site plans beginning on sheet 

CE100. 
 

 

X ○  • 

If using rip-rap, attach documentation explaining why other erosion control methods are 
not feasible 
Rip-rap has been used for emergency spoil ways from the various stormwater basins.  
The proposed use is a common use of this product and will only be engaged in storms 
larger than the 5 year design storm. 

 

X ○ ○ 

• 
 
 
 
 
 
 

How storm water runoff will be handled 
 
The proposed stormwater management system has been designed in accordance with 
the Town of Hudson current and soon to be adopted requirements, the New Hampshire 
Stormwater Manual, and the New Hampshire Department of Environmental Services. 
The system incorporates elevated levels of stormwater quality, maintains or decreases 
the existing peak rate of runoff for all storm events analyzed, and provides above the 
required groundwater recharge volumes.BMP’s include extensive use of infiltration.  
More detail can be found on the project plans and Stormwater Report prepared by 
LANGAN Engineering & Environmental Services, Inc. 
 

 

○ ○ X 
If backyards or lots include a buffer area, buffer restriction wording shall be included in 
each deed  (A physical marker may be requested to designate buffer boundaries at site) 

 

   Mitigation  

X ○ ○ 

Square footage of mitigation – wetland and upland areas 
 
 

 

X ○ ○ 
Wetland or upland plants identified to replace any losses 
Will be identified. 

 

○ ○ ○ • Restoration plan for planting and vegetation  

 

X ○ ○ Conservation easements, including location and aesthetic, wildlife and vegetative values 
 
Mitigation includes two areas are proposed conservatuion easement  

 



○ X ○ • If easement is on or added to the site(s), a copy of the legal document shall be given to 
the HCC  (HCC conservation easement markers may also be required along the 
easement) 
Not yet prepared, to be discussed with Conservation Commission 

  

 

CONCEPTUAL SITE PLAN/DRAWING 

X ○ ○ Locus map depicting project site and vicinity within approximately ½ mile and also on a 
larger scale 

 

X ○ ○ All prime and other wetlands in the vicinity  

X ○ ○ Wetland(s) impacted (identified as prime or other) and the wetland boundaries with 50’, 
buffer areas highlighted in color 
Impacts (magenta) and buffer Impacts (blue) have been depicted on the 

Wetland Impact Plan 

 

X ○ ○ Assessor’s sheet(s), lot(s), and property account number(s)  

X ○ ○ Existing and proposed structures  

X ○ ○ Square footage listed for temporary and permanent impact  

X ○ ○ Erosion control plan (Suggested: Biodegradable silt fences so area won’t be disturbed 
again and no hay to avoid invasive species) 

 

X ○ ○ Topographical map with contours  

X ○ ○ Storm water treatment swales and basins highlighted in color if in buffer area  

○ X ○ Conservation and utility easements 
TBD. 

 

X ○ ○ Grading plan  

X ○ ○ Culvert, arch, bridge - sizes, material, etc.  

X ○ ○ Vegetative cover types  

○ ○ X Vernal pools  

X ○ ○ Existing and proposed stone walls, tree lines, and unusually large, rare or beautiful trees, 
and other notable site features 
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          TOWN OF HUDSON 

           Engineering Department 
 

            12 School Street    ·    Hudson, New Hampshire 03051    ·  Tel: 603-886-6008    ·  Fax: 603-816-1291 

 
 
TO:  Conservation Commission  
 
FROM: Elvis Dhima, P.E., Town Engineer  
 
DATE:  May 19, 2020 
 
RE: Hudson Logistic Center – Public Input to Present   
 
Please find below all the public input we have received so far  
 
 
Submitted on: Monday, May 11, 2020 - 1:58pm 
Submitted by: 
Chris  Thatcher 
6038094705 
clthatch@gmail.com 
Question/Comments Submitted: 
 
Christopher Thatcher <clthatch@gmail.com> 
1:57 PM (1 minute ago) 
to smalizia, Brian, rcoutu, nmartin, mmcgrath, dmorin, kroy, planning, info, robert.scott, 
victoria.sheehan, governorsununu, info, info, info, kimberly.rice 
 
My name is Chris Thatcher. I am writing in regards to the Hudson Logistics Center Project that is 
proposed to be developed on the property currently known as Green Meadow Golf Course in 
Hudson, NH. 
 
 
My family and I moved to Hudson from Nashua to get away from over development, inadequate 
space, noise and high home prices. We were fortunate that at the time we purchased our home, 
the housing market was low, allowing us to afford a home with great neighbors in a safe and 
beautiful neighborhood. We loved the small town feel of Hudson, the access to farms, the 
community and the open space, yet close enough to stores that it was not a hassle or 
inconvenience. However, lately there has been such a push for development everywhere 
including Hudson. New gas stations, new malls (I miss Pano's...) etc. I fear that this project is not 
only very short sighted, but another step in the demise of Hudson as the type of small-town, open 
space community which is so desirable to many people. 
 
 
I would also implore the board to reconsider the Logistics and Distribution project and the impact 
it will have, not just on the community but the environment. Please consider what is in the best 
interest of our town and not what is in the best interest of big business and money. There is more 
to this town than increasing the tax base and helping the interests of Amazon (let’s not kids 
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ourselves, we know who is going to utilize this facility) and big business. The claims of the benefit 
to the community are limited and over-exaggerated at best, as it is in many instances like this. 
These are indirect jobs, there is no promise of people moving to Hudson and these will most likely 
be low paying hourly jobs which will only benefit the big business. Moreover, consider the extra 
strain on emergency services and maintenance of the roads and utilities, and the possible tax 
benefits quickly shrink. 
 
 
Please consider something which would benefit the community, such as a public park with sports 
fields, paths, a boat launch and community gardens. Something which the future generations will 
benefit from. The town could easily lease out the club house location to be renovated or rebuilt 
and bring in something like a brew pub, negotiate to bring in a Common Man Restaurant or a La 
Belle Winery Restaurant. This desirable location business would be very good and with a public 
park surrounding it, it would bring in a lot of extra people. The land already has the paths from the 
golf course so minimal costs associated with that aspect would also help. You could also build a 
small complex which could house an ice cream shop and a restaurant instead to draw more 
business. 
 
 
While Hudson does have Benson Park, and it is a beautiful and historical part of Hudson, and we 
love going there, the town would greatly benefit from another park. Benson’s often gets very 
crowded and has limited parking. Building a public park at the golf course would increase 
business in Hudson and raise home values in a positive manner while also creating a positive 
image for the town. I also think it is disgusting that the company building this is trying to play on 
the emotions of the town by posting pictures of Benson's Park on their website. 
 
 
Consider also the idea that this could be used as a fair ground, used for fairs, festivals, events 
etc. not just for Hudson but all the area. 
 
 
Please think long term and not short term. Let’s not make the same mistakes and missed 
opportunities as other towns around us to maintain and not lose our open green space. 
 
 
In my experience companies like this want buildings like this because building new is cheaper 
than renovating. But this company will make millions on this project, why can't they spend a little 
extra to purchase some of the many vacant commercial properties in Nashua and build there? 
There are lots of other places for this monstrosity to be built. 
 
 
I would also implore and ask that any meetings be postponed until after the stay at home order is 
lifted and public meetings may be attended by everyone who wishes. This is too important and 
has too much of an impact on our community to push through without proper review and input. 
 
 
I am also including the pre-written letter recommended by the Hudson Alliance for Responsible 
Development below, as I agree with much of what it says. 
 
 
Although there are legitimate economic benefits (jobs, tax revenue etc) explained in the proposal 
of this giant enterprise, there are also significant and numerous consequences for our town if our 
leaders permit this project to move forward. The essential question, do the benefits outweigh the 
consequences?  
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One last comment; Just because something CAN be done does not mean it SHOULD be done.  
 
 
Letter from the Hudson Alliance for Responsible Development: 
 
First consider the residents most immediately impacted as a result of this project. The proposal is 
asking for three enormous distribution warehouses that take up 2.5 million square feet of space. 
This is excessive, dangerous, and irresponsible. It would destroy these neighborhoods 
permanently, their property value and permanently put the health, safety and quality of life in 
jeopardy. The Hudson Logistics Center webpage (www.hudsonlogisticscenter.com) states that 
there will be 150-200 tractor trailers and 35-50 box trucks traveling to and from the center every 
day. There are about 20 homes on Fairway and Eagle Drive with no separation between their 
backyards and the Green Meadow property; you can see the golf course very clearly from their 
backyards. They, as well as our entire neighborhood will be flooded with noise and sight pollution 
from this 24/7 operation. And beyond the abutters, there are hundreds of homes and neighbors 
thickly settled in South Hudson. All would be adversely and permanently impacted by the 
enormous scale of this project. The developer has claimed they will build a “buffer” to help with 
this, but the fact is that some shrubs and a few trees will not help their cause, and this is not an 
acceptable solution. 
 
 
Secondly, consider the environmental impact to air, water, and wildlife. The emissions from the 
trucks and tractor trailers will impact air quality. According to the United States Environmental 
Protection Agency, “air pollution emitted from transportation contributes to smog, and to poor air 
quality, which has negative impacts on the health and welfare of citizens. The transportation 
sector also contributes to emissions of air toxics, which are compounds that are known or 
suspected to cause cancer or other serious health and environmental effects. Examples of mobile 
source air toxics include benzene, formaldehyde, and diesel particulate matter.” Given this 
information, one can see how irresponsible and dangerous it is to develop a 2.5 million square 
foot distribution facility with hundreds of tractor trailers and dozens of box trucks travelling in and 
out and idling in the backyards of our homes where our children live, play, and breathe. There are 
a significant number of wetlands that will be impacted by this project and this project about the 
Merrimack River. Back in 2007, when a different development was proposed, there were 10-12 
areas that needed to be granted a wetlands special exemption. A proposed interchange system 
to and from the Sagamore Bridge that crossed over a wetland area and some of the proposed 
parking lots were within wetland buffer areas as well. This previous development would have 
taken a phased approach over 10-15 years, the first phase including a 1.1 million square feet of 
retail space, cinema, restaurants, an ice-skating rink, and a riverfront park. The second phase 
would have in total brought the development to 2 million square feet of mixed used purpose. Let’s 
fast forward to the current proposal, which is 2.5 million square feet entirely made up of 
distribution warehouse buildings and parking lots. As such, this project will certainly have an even 
greater impact on wetlands. The Merrimack River is one of our region’s greatest assets, this 
project will compromise the protection the natural wetlands have in buffering from pollutants. 
 
 
 
Thirdly, the impact on traffic will be significant. This proposed development can only make 
existing traffic congestion worse, to a scale that our town has never known. Hillwood has claimed 
they did a traffic study to evaluate the impact that the Hudson Logistics Center may have on 
roadways. When exactly was this traffic study conducted? How accurate and reliable have past 
traffic studies, completed for other Hillwood projects, been? Are other Hillwood towns happy with 
the due diligence and planning by Hillwood? My own preliminary research tells me, no, towns are 
not satisfied with Hillwood projects and this should be a glaring concern for Hudson Town 
leaders.  
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Lastly, our state has asked its residents to stay home during the COVID-19 pandemic. The Town 
of Hudson has planned a meeting taking place at the Community Center on May 27th to discuss 
this proposal and there will be an opportunity for the public to share their thoughts. Our Governor 
has modified the Stay At Home Order to be in effect until May 31st. The timing of when this is 
happening is unfortunate and disappointing. This would be the largest development that Hudson 
has ever seen. And yet, many of us are continuing to take every precaution possible to protect 
the most vulnerable in our communities and families from COVID-19. For that reason, this 
meeting is not essential and should not be an exception to the stay at home order.  
 
 
 
I implore your office to take immediate action to contact the Town of Hudson Administrator and 
demand that he re-schedule the meeting until after the stay at home order has been lifted. I also 
ask that you also express concern over the timing of this proposal, encouraging the Town of 
Hudson decision makers to take time to properly conduct due diligence on a project of this 
magnitude and consequence.  
 
 
Sincerely, 
 
 
 
Chris & Rebekah Thatcher 
 
15 Parkhurst Drive, Hudson NH. 
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Submitted on: Thursday, May 7, 2020 - 8:44am 
Submitted by: 
Lauren  DiPilato 
781-514-8913 
Lauren.dipilato@gmail.com 
Question/Comments Submitted: 
Hi, I live near the green meadows golf course., on the wetlands of Limit brook. I am deeply 
concerned about the impact to wildlife in the area that the proposed “logistics” center will have.  
I have seen either blue-spotted or Jefferson salamanders- which are very vulnerable to pollution- 
, sandpipers that I still cannot identify, lady slipper orchids, at least four different owl species, and 
numerous warblers rest near the stream and wetlands.  
Is there going to be a thorough review of impact to environment here by a third party? Very 
concerned!! 
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Submitted on: Thursday, May 7, 2020 - 3:09pm 
Submitted by: 
Lindsay   Benson 
6178956627 
lindsayabenson@gmail.com 
Question/Comments Submitted: 
I am writing in regards to the proposed Hudson Logistics Center that would be developed on the 
current property known as Green Meadow golf course in Hudson, NH. I would like this to be 
submitted as public input for the May 20th hearing.  
 
I’ll start on a positive note with the proposed benefits of having this giant enterprise in our town: It 
would create tax revenue for the town and create jobs.  
 
Now, please allow me to express my concerns. I live in the neighborhood that abuts Green 
Meadow golf course. While we understand the motivation for the landowners to sell and that this 
land is zoned for commercial development, building three distribution warehouses that takes up 
2.5 million square feet of space feels excessive, dangerous, and irresponsible.  
 
The Hudson Logistics webpage states that there will be 150-200 tractor trailers and 35-50 box 
trucks traveling to and from the center every day. There are about 20 homes on Fairway and 
Eagle Drive with no separation between their backyards and the Green Meadow property; you 
can see the golf course very clearly from their backyards. They, as well as our entire 
neighborhood will be flooded with noise and sight pollution from this 24/7 operation. The 
developer has claimed they will build some sort of buffer to help with this, but the fact is that some 
shrubs and a few trees will not help. I encourage any decision makers and leaders of our town 
who will be sharing their opinion on this matter to please drive through our neighborhood to see 
for themselves. Real solutions to this obvious problem should be demanded from the developer.  
 
I’m also concerned with the emissions from the trucks and tractor trailers and how that will impact 
our air quality. According to the United States Environmental Protection Agency, “air pollution 
emitted from transportation contributes to smog, and to poor air quality, which has negative 
impacts on the health and welfare of citizens. Pollutants that contribute to poor air quality include 
particulate matter (PM), nitrogen oxides (NOx), and volatile organic compounds (VOCs)....The 
transportation sector also contributes to emissions of air toxics, which are compounds that are 
known or suspected to cause cancer or other serious health and environmental effects. Examples 
of mobile source air toxics include benzene, formaldehyde, and diesel particulate matter.” Given 
this information, one can see how irresponsible and dangerous it is to develop a 2.5 million 
square foot distribution facility with hundreds of tractor trailers and dozens of box trucks travelling 
in and out and idling in the backyards of our homes where our children live and play. 
 
This project also impacts wetlands. Back in 2007, when a different development was proposed, 
there were 10-12 areas that needed to be granted a wetlands special exemption. There was a 
proposed interchange system to and from the Sagamore Bridge that crossed over a wetland area 
and some of the proposed parking lots were within wetland buffer areas as well. This previous 
development would have taken a phased approach over 10-15 years, the first phase including a 
1.1 million SF of retail space, cinema, restaurants, an ice skating rink, and a riverfront park. The 
second phase eventually would have brought the total to 2 million square feet of mixed used 
purpose. This current proposal is 2.5 million square feet of JUST distribution warehouse buildings 
and parking lots. As such, I’m assuming this project will have even MORE of an impact on 
wetlands. I would appreciate the Conservation Committee sharing with residents their, opinions, 
findings and studies on how this development would impact wetlands as well as the animal 
population that lives on this land. I have to imagine it would be their hope to lobby for a different 
usage of this beautiful riverfront property.  
 
The final concern that I will mention in my letter today is traffic. I’ve lived here for 8 years and over 
and over again town leadership and residents all agree that traffic is the biggest challenge that 
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Hudson faces. This proposed development will only make it worse. Hillwood has claimed they 
recently completed a traffic study to evaluate the impact that the Hudson Logistics Center may 
have on roadways. I’d like to know WHEN that traffic study was done, because if it was done 
during the time frame of the stay at home order during this Global Pandemic, I request that they 
do this study again when traffic gets back to a relatively more normal flow. They have also stated 
they would work with the town to “optimize the signal timing at four intersections.” I’d love to hear 
from our town leaders as to whether they really believe that the solutions they’ve proposed to 
ease traffic would actually help considering the increased flow of trucks, trailers, and the 
employees coming to and from the center. When the trailers and trucks need fuel, will they drive 
through the traffic light at the Sagamore bridge and go to Haffner’s, causing even more traffic 
congestion there on top of what already exists? This also doesn’t just impact traffic coming to and 
from the Sagamore Bridge. Dracut Road, Pelham Road, River/Frost Road. Many roads will all be 
impacted by the increase in traffic, causing more air and sound pollution and congestion for 
Hudson neighborhoods and residents.  
 
My understanding is that there will be a special meeting taking place at the Community Center on 
May 20th to discuss this proposal and give the opportunity to the public to share their thoughts. 
The timing of when this is happening is unfortunate and disappointing. Many of us are continuing 
to take every precaution possible to protect the most vulnerable in our communities and families 
from Covid-19. For those who are not willing to attend this meeting, I hope that they will write to 
town leaders, the planning and zoning boards, the conservation committee, and state 
representatives to share their thoughts on the proposed Hudson Logistics Center.  
 
Thank you, 
Lindsay Benson  
13 Par Lane 
617-895-6627 
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Submitted on: Wednesday, May 6, 2020 - 1:34pm 
Submitted by: 
Scott  Wade 
6039307422 
scottjwade@comcast.net 
Question/Comments Submitted: 
As an abutter to Green Meadow, I have concerns about the proposed project. I can't find an email 
address to send this to you so I hope this works. It has been received by the town planner. 
 
May 6, 2020 
 
Brian Groth 
Town Planner 
12 School Street 
Hudson, NH 03051 
 
RE: Green Meadows Proposed Development 
 
Brian, 
My name is Scott Wade and for the last twenty years, I have owned 1 Fairway Drive here in 
Hudson. I have invested well over $150,000 in improving my home with the intention of this being 
my forever home until I retire and wish to spend the winters in a warmer climate. However, my 
plan has always been wanting to keep this beautiful home. That changed recently. This new 
proposed plan to build a massive distribution center right in my backyard has me rethinking my 
plans. 
I have several concerns: 
Quality of life 
Sound and Sight 
First and foremost, this will be a quality of life issue. Today, as I look out my backyard, I can hear 
the faint noise of cars on the highway. Frankly, the birds make more noise than the cars off in the 
distance. When the golf course is open, you can hear the chatter of players but nothing like what 
could be coming. A year or so from now we will hear the constant, unrelenting sounds of trucks 
coming and going, their backup alarms going off as they approach a loading dock, doors opening, 
and closing, cars, and forklifts all day and night. It has been mentioned that there would be 
upwards of 300 trucks every single day. 
Before any of that occurs are the many months of actual construction, we would need to live 
through. Thousands of people, cars, trucks, construction vehicles every day. The constant noise 
from all of it. Will there be blasting? We are the Granite State after all. What kind of issues will 
blasting cause? Do we run the risk of having our foundations or inground pools cracked? I’m not 
sure if anyone has well water but if they do and that gets ruined, that could be a disaster for that 
home. 
Once this construction is complete, there will be three buildings totaling approximately 2.6 million 
square feet. Two of the three will be 1 million square feet each. Simple math says that’s 1000 feet 
wide and 1000 feet long. Eclipsing most any building around here. Close would be the Pheasant 
Lane Mall in Nashua that is just less than a million square feet. In a Union Leader article entitled 
“Green Meadow golf course could face bulldozer in Hudson” on May 2, 2020, Justin Dunn, 
Hillwood’s vice president of development said, “…the proposed buildings would be 40 to 45 feet 
high.” (Lessard, 2020)  
Try to imagine going from the peace and quiet of a golf course to a year or so from now living 
next to an industrial complex with a massive, bustling, four-story building in your backyard. It’s 
unconscionable.  
 
Air Pollution 
This should be on everyone’s mind when it comes to this project as it will be here now and 
forever unless every car and truck becomes an electric vehicle. For now, the tractor-trailers are 
diesel-fueled. With nearly 300 of them coming and going from this property, air pollution will 
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become much worse. Would these vehicles, as they are being loaded and unloaded, continue to 
idle? Doing so would just allow them to continue to emit harmful elements into the air. From the 
New Hampshire Department of Environmental Services Environmental Fact Sheet (ARD-44, 
2014) they state: 
“Diesel emissions adversely affect the environment by interfering with climate, the physiology of 
plants, animal species and entire ecosystems, as well as human property in the form of 
agricultural crops and man-made structures…. From a public health point of view, diesel 
emissions can aggravate or lead to heart and lung disease, cancer, asthma, and other health 
problems.” (New Hampshire Department of Environmental Services, 2014)2 
From this same document, they list the various pollutants emitted from diesel engines (Carbon 
monoxide (CO), Carbon dioxide (CO2), and Particulate emissions (PM) among others.  
“In 2012, the International Agency for Research on Cancer (IARC), part of the World Health 
Organization (WHO), revised the classification of diesel engines exhaust to Group 1 (definite) 
carcinogen for humans, based on sufficient evidence that exposure is associated with an 
increased risk for lung cancer” (New Hampshire Department of Environmental Services, 2014)3 
In another publication: Storing Harm: The Health and Community Impacts of Goods Movement 
Warehousing and Logistics by THE Impact Project Policy Brief Series in January 2012 the 
following is stated: 
“Particulate emissions from diesel vehicles and equipment contribute to health problems that 
include cardiovascular problems, cancer, asthma, decreased lung function and capacity, 
reproductive health problems, and premature death.” (THE Impact Project Policy Brief Series, 
2012)4 
The emissions that one tractor-trailer emits is an issue but 300 of them? Just the sheer volume of 
them will be a disaster to the air we breathe Adding some trees and bushes to help mitigate sight 
and sound issues just isn’t enough. Something will need to be done to reduce the pollution this 
facility will cause and the potentially harmful health issues it could create. This issue will affect us 
all.  
 
Traffic 
The developer mentions that traffic will be limited to just trucks coming on going off of the 
highway at exit 2 and then two right-hand turns and they will be off the main roads and into their 
development. But where are all of the workers to build and then actually work at the facilities 
coming from? Will they all use the highway? Or will they clog up Lowell Road, River Road, Dracut 
Road, and Wason? This is thousands of people coming to the development. They won’t all come 
off the highway. 
I’m sure, as we all do, these trucks and extra cars will need to get gas or diesel. The nearest 
place for gasoline is at Sam’s Club on Lowell Road but membership is required to get gasoline 
there and there is no diesel offered. The next place for both would be Haffner’s. Further up Lowell 
Road, across from Market Basket. Doing so does not take all of this extra traffic off the main 
roads. It makes it much worse. 
More personal to me is the paper street I live next to. A piece of land between myself and my 
neighbor at 2 Eagle Drive. This land could be used to extend Muldoon Street into the golf course. 
Does the developer have any intention of asking for that be opened up to their traffic? I cannot 
imagine what that would do to our neighborhood. Hundreds of cars could access that to enter or 
leave the complex and into our neighborhood. This would be a disaster and it shouldn’t be 
allowed. Not even for an emergency access road. I have experience with that as I owned a 
commercial property that was next to one in Nashua and people would ram the gate, drive around 
it, and over our property just to access Tinker Road.  
Property Values 
I can’t help but see the destruction of home values. Today I looked at Zillow.com just to see what 
they think my home is worth. They have it at $495,000. For tax purposes, the town has me at 
$432,000. As I said, I have invested well over $150,000 into improvements in my home. How 
many tens of thousands of dollars per home do we need to lose in value due to this monstrosity 
to justify the low paying jobs and effects on the environment it will create? Dozens of families will 
be affected. Many of my neighbors, myself included, are wondering if after this is built will they 
ever be able to sell their homes at a price that isn’t severely discounted due to having this facility 
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behind us or in our neighborhood. 
In a study of Atlanta area commercial development (industrial, office and retail) by Associate 
Professor Jonathan A. Wiley, Ph.D. from Georgia University in April 2015 he found the following: 
1. Sites targeted for new industrial development exists in neighborhoods where values are 
relatively lower and already experiencing a downward trend in advance of the project completion. 
(My comment: This wasn’t true for Hudson before to Covid-19) (Jonathan A. Wiley, 2015)5 
2. Industrial is one of the least desirable land uses…a localized contraction in house prices 
appears during the predevelopment period... (Jonathan A. Wiley, 2015)6 
3. At the .5-mile radius, property values are lower by 5 percent, compared to 3.5 percent at the 
.75-mile radius and 2.5 percent for the 1-mile radius. The downward trend that begins in the 
predevelopment period is most acute for the properties closest to the development site. 
(Jonathan A. Wiley, 2015)7 
This project will affect all that surrounds it and for miles away. 
 
 
 
 
 
Conclusion 
While I’m all for business and creating jobs, doing so at the expense of your residents’ quality of 
life is a mistake. The pollution both environmental and sound is not worth the extra tax dollars this 
property would generate. Please do not allow this project to move forward. 
Sincerely, 
 
Scott J. Wade 
 
 
 
I have some other random thoughts/questions about this project: 
• How will this project affect the wildlife that lives on the golf course? 
• Has the developer ever built one of these massive centers so close to an existing residential 
neighborhood? If so, where? What was the effect on those property values? What was the 
decibel noise increase? Did they measure air pollution before and after the construction? Is any 
of it verifiable? 
• What would be the acceptable level of noise for this type of facility? What does the town 
ordinances say for such things? 
• How will they control all of the dust that will be kicked up during construction? 
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