
Hudson, NH Planning Board: January 19, 2022 
 

SP# 17-21 Staff Report 
Page 1 of 5 

 

BLUEBIRD STORAGE 
SITE PLAN # 17-21 

STAFF REPORT 
January 19, 2022 

 

SITE: 196-202 Central Street; Tax Map 176 Lot 021-000, 022-000, 023-000 

ZONING: Business (B) 

PURPOSE OF PLAN: Proposes a 39,338-SF self-storage building with associated parking, 
drives, utilities, and stormwater ponds. 

PLAN UNDER REVIEW: Non-Residential Site Plan, Bluebird Self Storage, Map 176 Lots 21, 
22, & 23, 196-202 Central Street, Hudson, New Hampshire; prepared by Keach-Nordstrom 
Associates, Inc., 10 Commerce Park North, Suite 3B, Bedford, NH 03110; prepared for Bluebird 
Self Storage LLC, 125 Ocean Road, Greenland, NH 03840; consisting of 21 sheets with an 
additional cover page and notes 1-39 on Sheet 1; dated December 20, 2021.  

ATTACHMENTS: 

A. Zoning Board of Adjustment Case Notice of Decision, Map 176, Lot 021-000, 022-000 & 
023-000, Zone B (Business), Case # 176-021/022/023, dated September 9, 2021. 

B. Parking Waiver Case Study, Keach-Nordstrom Associates, Inc, received 1/11/22. 
C. Department Comments 
D. CAP Fee Schedule 
E. Building Rendering & Elevations, elevations by JSN Associates, LLC. 
F. Wildlife Habitat Assessment, Gove Environmental Group (Digitally Only, Hard Copy 

Upon Request) 
G. Alteration of Terrain Application to NH DES (Digitally Only, Hard Copy Upon Request) 

APPLICATION TRACKING: 

 September 9, 2021 – The Zoning Board of Adjustment granted a variance to allow the 
construction of a self-storage facility in the Business Zone (see Attachment A). 

 December 21, 2021 – Site plan application received. 
 January 19, 2022 – Public hearing scheduled. 

WAIVER REQUESTS: 

1. § 275-8.C.(2)(g), parking requirement for industrial uses. 
2. § 276-11.1.(12)(c), buffer between residential use or zoning district and any improved 

part of the nonresidential development. 
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COMMENTS & RECOMMENDATIONS: 

BACKGROUND 

The submitted plan is proposing to consolidate three different lots (Map 178 Lots 21, 22, and 23) 
into a single lot and construct a 3-story 39,338-SF self-storage building with associated parking, 
utilities, and stormwater ponds. The lot will be serviced by municipal water and sewer. 

There are currently a single-family house and two small sheds on Lot 21, served by a driveway 
off Central Street. On Lot 23, there are a single-family house and a detached garage served by a 
driveway off Central Street that passes through Lot 22. There is no existing structure on Lot 22. 
Aside from the driveways and open lawn areas around the two residences, the lots are fairly 
wooded. While there is a gentle slope rising from Central Street, the lots are relatively flat, 
except for an area with steeper terrain at the northeast corner of Lot 23. 

The Westview Cemetery abuts the three lots in the north and west. 

The applicant had received a variance from the Zoning Board of Adjustment for allowing self-
storage use in the Business District, which is otherwise not permitted. The applicant is seeking 
two waivers from the Planning Board in this application – for the required number of off-street 
parking and the 100’ residential buffer. 

STAFF COMMENTS 

1. Use (§ 334-21, § 334-10): The proposed use, categorized as “Wholesale, warehouse, self-
storage mini-warehouse, or distribution facility, includes parking of recreational vehicles, 
buses and/or boats” (E.8) is not permitted in the Business District. 
However, the Applicant had secured a variance from the ZBA to allow such use on this 
property (see Attachment A). 
 

2. Dimensional Requirements (§ 334-27, § 334-14):: The submitted plan meets all zoning 
related dimensional requirements, including the maximum building heights of 38’. Note 
#31 on Sheet 1 states “Proposed building height is under 38’.” See Attachment E for 
elevations and a rendering of the proposed building. 
 

3. Waiver to Parking Requirement [§ 275-8.C.(2)(g)]: Staff acknowledges the 
Applicant’s argument that the number of required parking spaces (197 spaces), more 
suitable to other types of industrial uses, would be excessive for the proposed use. See 
Attachment B for a parking case study for similar developments. 
 

4. Wildlife Habitat Assessment: TAs part of their Alteration of Terrain (AoT) application, 
the Applicant has provided a Wildlife Habitat Assessment (digital Attachment F) which 
has identified that “threatened and endangered wildlife and habitat present, HOWEVER, 
NO threatened or endangered wildlife, habitat, or wildlife corridors likely to be impacted 
by project activities. No conservation measures are proposed.”  This has been submitted 
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to NH Fish & Game for their review. The site is already disturbed and appears to be 
outside of any sensitive areas. 
 

5. Stormwater Management and Erosion Control (Chapter 290): The scale of the 
proposed development requires a Stormwater Management and Erosion Control Plan 
(SMECP). The Applicant had applied for an Alteration of Terrain permit (AoT) from the 
NH Department of Environmental Services (digital Attachment G). The AoT application 
doubles as the SMECP. The Applicant should address any comments from the Town 
Engineer and Peer Reviewer after they reviewed the AoT application.  Staff understands 
that the Applicant is currently exploring revisions to their grading and drainage plan and 
expects a revised submittal. 
 

6. Revisions to Plan Notes: 
a. Note #21: Replace “the Town of Hudson Community Development Department” 

with “the Town Planner” 
b. Note #30: Replace “the Hudson Planning Board” with “the Zoning 

Administrator” 
 

7. Waiver to Residential Buffer [§ 276-11.1.(12)(c)]: The Applicant has provided a letter 
addressing their perspective on the residential buffer requirement in the application 
materials. In this letter, the Applicant describes that the site abuts single-family housing, 
which is not permitted in the Business Zone, thus the buffer (100-feet for commercial) 
should not apply. Additionally the Applicant suggests there is no purpose, and that 
screening would provide no benefit to the abutter.  
 
Staff acknowledges the residential presents a challenge for the proposed use but disagrees 
with the Applicant’s assessment of existing conditions and reasoning:  
 

A. The site does not abut single-family housing.  It abuts multi-family (permitted) to 
the west and a two-family (pre-existing non-conforming) to the east. 
   

B. The buffer requirement would be 200-feet as the variance received was for a use 
that is classified as industrial (E.8). 
 

C. The entire buffer is not shown on the plans, missing from Map 176 Lot 20. 
 

D. There are landscaped yards and/or public right-of-way between these residences 
and current abutting commercial establishments. In the proposed development, t 
no screening is proposed after the existing vegetation is cleared for the proposed 
stormwater retention ponds. 
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E. The current abutting commercial establishments are architecturally consistent 
with the residences, whereas the proposed building is vastly different and would 
present a visual impact. 
 

F. The landscape plan proposes plantings along the property line in the rear half of 
the parcel where their benefit seems to be less valuable. 
 

G. The purpose of the residential buffer is to provide both additional buffer and 
screening between incompatible land uses. Therefore, it is unreasonable to argue 
that the residential abutters will not benefit from the buffer. 
 

H. Without a variance, the Applicant’s proposed storage is prohibited in the Business 
Zone. 

Staff recommends the Planning Board conduct a site walk to seek strategies to mitigate 
the impacts between these land uses.  

DEPARTMENT COMMENTS 

The Town Engineer identified multiple engineering issues, including entrance slope, sewer 
profile, stormwater management infrastructure, among others. The Fire Chief identified multiple 
fire safety issues, including markings for fire apparatus access and fire hydrants.  The Zoning 
Administrator comments on the building height and proximity to the wetlands conservation 
overlay district. 

See Attachment C for details. 

PEER REVIEW 

Peer review of this project is on hold at the request of the Applicant as they anticipate changes to 
the grading plan. 

[DRAFT MOTIONS ON THE FOLLOWING PAGE] 
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DRAFT MOTIONS 

ACCEPT the site plan application: 

I move to accept the site plan application for 196-202 Central Street; Tax Map 176 Lot 021-000, 
022-000, 023-000. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 

SITE WALK 

I move to conduct a site walk for the site plan application for 196-202 Central Street, date certain 
___________. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 

 

GRANT a waiver: 

I move to grant a waiver from § 275-8.C.(2)(g), parking requirement for industrial uses, based on 
the Board’s discussion, the testimony of the Applicant’s representative, and in accordance with 
the language included in the submitted Waiver Request Form for said waiver. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 

GRANT a waiver: 

I move to grant a waiver from § 276-11.1.(12)(c), 200-foot distance between residential use or 
zoning district and any improved part of an industrial development, based on the Board’s 
discussion, the testimony of the Applicant’s representative, and in accordance with the language 
included in the submitted Waiver Request Form for said waiver. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 

CONTINUE the public hearing to a date certain: 

I move to continue the public hearing for site plan application for 196-202 Central Street; Tax 
Map 176 Lot 021-000, 022-000, 023-000 to date certain, ____________________. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
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1

Dubowik, Brooke

From: Dhima, Elvis
Sent: Monday, December 27, 2021 12:58 PM
To: Dubowik, Brooke; Groth, Brian; Caleb Chang
Cc: Kirkland, Donald; StevenReichert
Subject: RE: Dept Sign Off - SP# 17-21 Bluebird Self Storage
Attachments: Sign Sheet.pdf

Brooke  
 
Please see below  
 

1. Applicant shall provide entrance slope, not to exceed 10 % 
2. Applicant shall revise sewer profile to eliminate the sumps 
3. Applicant shall relocate Sewer Manhole #3 at the property line  
4. Applicant shall provide water line size information for domestic and fire protection  
5. The soil testing indicate the estimated water table at 4 feet while the proposed detention basin #1 is deeper 

than that.  
Applicant shall provide a liner to eliminate groundwater or increase the size of the basins and reducing the 
depth  

6. Proposed HW # 105 appears to direct water towards the abutting property , not the wetland as intended.  
 
E 
 
Elvis Dhima, P.E. 
Town Engineer 
 
12 School Street 
Hudson, NH 03051 
Phone:  (603) 886-6008 
Mobile: (603) 318-8286   

 
 

From: Dubowik, Brooke <bdubowik@hudsonnh.gov>  
Sent: Monday, December 27, 2021 11:41 AM 
To: Bianchi, Dave <dbianchi@hudsonnh.gov>; Buttrick, Bruce <bbuttrick@hudsonnh.gov>; Buxton, Robert 
<RBuxton@hudsonnh.gov>; Caleb Chang <calebc@nashuarpc.org>; Dhima, Elvis <edhima@hudsonnh.gov>; Kirkland, 
Donald <dkirkland@hudsonnh.gov>; Forrence, Jess <jforrence@hudsonnh.gov>; Groth, Brian <bgroth@hudsonnh.gov>; 
Michaud, Jim <jmichaud@hudsonnh.gov> 
Subject: Dept Sign Off - SP# 17-21 Bluebird Self Storage 
 
Good afternoon, 
Attached is a sign off for a Site Plan on Central Street.  
Please return by 12/31/21. 
Have a wonderful Christmas!  
 
Brooke Dubowik       
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          TOWN OF HUDSON 

            Planning Board 

                 Timothy Malley, Chairman           

   12 School Street    ·    Hudson, New Hampshire 03051    ·  Tel: 603-886-6008    ·  Fax: 603-594-1142 

 

 

CAP FEE WORKSHEET - 2022 

 

 

Date: ___01-11-22 ___ Zone # _____1_____ Map/Lot: __176/Lots 021, 022, & 023__ 

                 23 Roosevelt Ave 

Project Name:            Bluebird Self-Storage_______                         _______________ 

 

Proposed ITE Use #1:_                            Warehousing                 ____                    ____ 

 

Proposed Building Area (net square footage):___________39,338           _______ S.F. 

 

 

CAP FEES: (ONE CHECK NEEDED) 

 

1.  (Bank 09) 

 2070-701 Zone 1    $____$27,929.98           ____ 

   ($0.71 per sf X 39,338 sf) 

 

   
 

Check should be made payable to the Town of Hudson. 

 

Thank you, 

Brooke Dubowik 
Planning Administrative Aide 
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10 Commerce Park North, Suite 3B Bedford, NH 03110 Phone (603) 627-2881 Fax (603) 627-2915 

Civil Engineering Land Surveying Landscape Architecture 

KEACH-NORDSTROM ASSOCIATES, INC. 

 

December 20, 2021 

 

Project Narrative: 

 

Bluebird Self-Storage Facility 

196-202 Central Street, Hudson, NH  

 

The properties located at 196-202 Central Street are currently owned by Craven Irrevocable 

Trust.  The parcels are Map 176, Lots 21, 22 & 23. Lots 21 and 23 are currently occupied by 

single-family homes. The properties also include paved driveways.  The paved driveway runs 

east to west and connects to Roosevelt Avenue.  The site is comprised of three separate lots, 

which are to be combined.   

 

Three existing lots must be combined in order to complete this project.  Map 176; Lots 21, 22 

and 23 must be combined.  The lots are zoned Business. On September 9, 2021, the Hudson 

Zoning Board of Adjustment granted a variance to allow construction of a self-storage facility in 

the Business Zone.   

 

Several items must be removed in order to properly prepare the site for construction.  The 

existing single-family buildings must be razed, the paved driveways must be removed, and an 

existing utility services must be removed.   

 

The proposed site will include a three-story self-storage building with a paved driveway and 

parking lot.  The proposed building will have a 39,338 square foot footprint and 118,164 square 

foot in gross area.  The parking lot will contain 20 total spaces, with two spaces being handicap 

accessible. 

 

In addition to the building and parking lot, a series of drainage pipes and stormwater ponds must 

be added to the site.  A wet pond, bioretention pond, and two infiltration ponds will help prevent 

excess runoff into the bordering street or the surrounding properties. One pond will lie in the 

northern portion of the lot.  The other three ponds will lie in the southern portion of the lot 

bordering the proposed driveway and Central Street.    
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SITE PLAN APPLICATION 
 

Date of Application: _________________________ Tax Map #: ___________ Lot #: ___________ 

Site Address: _____________________________________________________________________ 

Name of Project: __________________________________________________________________ 

Zoning District: _____________________________ General SP#: __________________________ 
                                       (For Town Use Only) 

Z.B.A. Action: ____________________________________________________________________ 

PROPERTY OWNER:     DEVELOPER: 

Name: _________________________________ _____________________________________ 

Address: _______________________________ _____________________________________ 

Address: _______________________________ _____________________________________ 

Telephone # ____________________________ _____________________________________ 

Email: _________________________________ _____________________________________ 

PROJECT ENGINEER:    SURVEYOR: 

Name: _________________________________ _____________________________________ 

Address: _______________________________ _____________________________________ 

Address: _______________________________ _____________________________________ 

Telephone # ____________________________ _____________________________________ 

Email: _________________________________ _____________________________________ 

 

PURPOSE OF PLAN: 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

_________________________________________________________________________________ 

 (For Town Use Only) 

Routing Date: _____________ Deadline Date: ______________ Meeting Date: ______________ 
 

_________ I have no comments __________ I have comments (attach to form) 
 

____________ Title: _____________________________________ Date: ___________________ 
      (Initials) 

 

Department: 

 

Zoning: ___ Engineering: ___ Assessor: ___ Police: ___Fire: ___ DPW: ___ Consultant: ___  
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SITE DATA SHEET 
 

PLAN NAME: ___________________________________________________________ 

 

PLAN TYPE: SITE PLAN  

 

LEGAL DESCRIPTION: MAP __________________ LOT ___________________ 

 

DATE: ________________________________________ 

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

Location by Street:   ____________________________________ 

 

Zoning:    ____________________________________ 

 

Proposed Land Use:   ____________________________________ 

 

Existing Use:    ____________________________________ 

 

Surrounding Land Use(s):  ____________________________________ 

 

Number of Lots Occupied:  ____________________________________ 

 

Existing Area Covered by Building: ____________________________________ 

 

Existing Buildings to be removed: ____________________________________ 

 

Proposed Area Covered by Building: ____________________________________ 

 

Open Space Proposed:   ____________________________________ 

 

Open Space Required:   ____________________________________ 

 

Total Area:    S.F.:____________ Acres: ______________ 

 

Area in Wetland:   __________ Area Steep Slopes: __________ 

 

Required Lot Size:   ____________________________________ 

 

Existing Frontage:   ____________________________________ 

 

Required Frontage:   ____________________________________ 

 

Building Setbacks:   Required*   Proposed 
 

 Front:    _____________  ____________ 

 Side:    _____________  ____________ 

 Rear:    _____________  ____________ 
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SITE DATA SHEET 
(Continued) 

 

Flood Zone Reference:   ____________________________________ 

 

Width of Driveways:   ____________________________________ 

 

Number of Curb Cuts:   ____________________________________ 

 

Proposed Parking Spaces:  ____________________________________ 

 

Required Parking Spaces:  ____________________________________ 

 

Basis of Required Parking (Use): ____________________________________ 

 

Dates/Case #/Description/Stipulations 

of ZBA, Conservation Commission, 

NH Wetlands Board Actions:  ____________________________________ 
(Attach stipulations on separate sheet) 

     ____________________________________ 

     ____________________________________ 

 

Waiver Requests 

Town Code Reference: Regulation Description: 

  

  

  

  

  

 

 

 

 

 

 

 

 

(For Town Use Only) 

 

Data Sheets Checked By: ____________________________________ Date: _______________ 
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10 Commerce Park North, Suite 3B Bedford, NH 03110 Phone (603) 627-2881 Fax (603) 627-2915 

Civil Engineering Land Surveying Landscape Architecture 

KEACH-NORDSTROM ASSOCIATES, INC. 

   

December 20, 2021 

 

Town of Hudson Planning 

12 School Street 

Hudson, NH 03051 

 

 

Subject: Waiver for 100’ Residential Buffer 

Bluebird Self Storage Site Plan, 196-202 Central Street 

  Tax Map 176 Lots 21, 22 & 23 

 

Hardship reason(s) for granting this waiver: 

The Applicant is essentially requesting to reduce the 100-ft residential buffer to the standard side 

and rear setback distance.  The zoning district allows the businesses, and the use is reasonable, 

given the adjacent businesses along Derry Street. Additionally, the Zoning Board of Adjustments 

granted a variance to allow the construction of a self-storage facility within the Business Zone. 

There are multiple abutters with a residential use, or in the Residential R-2 zone. While an 

adjacent property is a residential use, the property is still within the Business Zone. The 

residential, single-family use is not an allowed use in the Business Zone, therefore the property 

should not impose a buffer on the property. The abutting property located within the Residential 

zone is a cemetery. As the use of the property is not for a family dwelling, the Applicant requests 

relief from the buffer on the proposed project. 

 

Furthermore, no fair and substantial relationship exists between the general public purposes of 

the ordinance provision and the specific application of the provision to the property. The public 

and neighboring abutter will realize no additional benefit should this waiver not be granted since 

the existing single-family development abuts multiple retail establishments.  

 

 

Reason(s) for granting this waiver relative to not being contrary to the spirit and intent of 

the Land Use Regulations: 

 

The spirit and intent to this Land Use Regulation will not be opposed by granting this waiver. 

The 25’ Cemetery No Disturb Buffer will still maintain a natural, wooded buffer/screening 

between the cemetery and the proposed project. The northern, rear property line is along an area 

of land that is not likely to ever be developed due to the abandoned railroad and the close 

proximity to existing wetlands. In addition, the proposed site is adjacent to various retail 

establishments and is located on a main roadway. The proposed site layout inhibits vehicle 

access within the 100’ buffer from the residential zone. Therefore the cemetery will not be 

affected by car lights and any other vehicle issues from the proposed project. For these reasons, 

this proposal will not be contrary to the spirit and intent of the regulation since the purpose of the 

regulation is to provide adequate screening and buffering between residential and industrial land 

uses.  
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SCHEDULE OF FEES 
 

A. REVIEW FEES: 
 

1. Site Plan Use  Project Size/Fee 

 

 Multi-Family  $105.00/unit for 3-50 units   $___________ 

$78.50/unit for each additional unit over 50 

 

 Commercial/Semi Public/Civic or Recreational    $___________ 

$157.00/1,000 sq. ft. for first 100,000 sq.ft. 

(bldg. area):  

$78.50/1,000 sq.ft. thereafter. 

 

 Industrial   $150.00/1,000 sq.ft for first 100,000 sq.ft. $___________ 

(bldg. area); 

$78.50/1,000 sq.ft thereafter. 

 

 No Buildings  $30.00 per 1,000 sq.ft. of proposed  $___________ 

developed area 

 

CONSULTANT REVIEW FEE:  (Separate Check) 
 

 Total __________ acres @ $600.00 per acre, or $1,250.00,  $___________ 

 whichever is greater.  

 

 This is an estimate for cost of consultant review. The fee is 

expected to cover the amount. A complex project may require 

additional funds. A simple project may result in a refund. 

 

LEGAL FEE: 

 

 The applicant shall be charged attorney costs billed to the Town for the Town’s attorney 

review of any application plan set documents. 

 

 

(continued on next page) 
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Site Plan Application - Hudson NH 

 

 

SCHEDULE OF FEES 
(Continued) 

 

B. POSTAGE: 

 

 ______ Direct Abutters @$4.33 (or Current Certified Mail Rate)  $____________ 

 ______ Indirect Abutters (property owners within 200 feet)   $____________ 

    @$0.58 (or Current First Class Rate) 

 

C.         ON SITE SIGNAGE:        $               15.00 

 

E. TAX MAP UPDATING FEE: (FLAT FEE)     $             275.00 

 

          TOTAL $____________ 

 

(For Town Use) 

 

AMOUNT RECEIVED:  $________________  DATE RECEIVED:   _________________ 

 

RECEIPT NO.:       ________________        RECEIVED BY:          _________________ 

 

 

NOTE: fees below apply only upon plan approval, not collected at time of application. 

 

F.         RECORDING FEES:  
 

The applicant shall pay the costs of recording the final site plan layout prior to final site 

plan approval, in accordance with fees established by the County. Recording fees must 

be paid prior to recording. 

 

Recording of Plan   @ $24.00/sheet + $2.00/surcharge plan   

Land & Community Heritage Investment Program (LCHIP) fee @ $25.00                             

Easements/Agreements @$10.00/first sheet, $4.00/each sheet thereafter +     

$2.00/surcharge/doc. + First Class return postage rate   

 

G. COST ALLOCATION PROCEDURE AMOUNT CONTRIBUTION AND OTHER 

IMPACT FEE PAYMENTS: 

 

To be determined by the Planning Board at time of plan approval and shall be paid by the 

applicant at the time of submittal of the Certificate of Occupancy Permit requests. 

 

***The applicant shall be responsible for all fees incurred by the town for processing and 

review of the applicant’s application, plan and related materials.***  
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