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MIARA TRANSPORTATION 
SP# 05-22 

STAFF REPORT #2 
(Please refer to 5/25/22 report for earlier comments) 

September 14, 2022 

 

SITE: 12 Bockes Road; Map 136 Lot 1 

ZONING: Residential-Two (R-2) 

PURPOSE OF PLAN: This project proposes to construct a 6,320 sf “hoop” structure in the rear 
of the existing property. The proposed structure will be used for trailer storage to keep snow and 
weather away from trailers and equipment. 

PLANS UNDER REVIEW:  

Non-residential Site Plan Phase One Amendment / Miara Transportation, Map 136 Lot 1, 12 
Bockes Road, Hudson, New Hampshire, Hillsborough County; prepared by: Keach-Nordstrom 
Associates, Inc., 10 Commerce Park North, Suite 3B, Bedford, NH 03110; prepared for: Joseph 
A. Miara Jr., Trustee, Granite Realty Trust, 12 Bockes Road, Hudson, NH 03051; consisting of 9 
sheets with a separate cover sheet and general notes 1-26 on Sheet 1; dated April 27, 2022; last 
revised August 25, 2022. 

ATTACHMENTS 
A. ZBA Notice of Decision, Variance Granted Case #136-001, March 24, 2022. 

APPLICATION TRACKING: 
 January 11, 2017 – Site plan and wetland special exception approved. 
 March 24, 2022 – Variance to expand a nonconforming use granted by ZBA. 
 May 3, 2022 – Application received. 
 May 25, 2022 – Public hearing deferred to June 22, 2022. 
 June 22, 2022 – Deferred to July 27, 2022. 
 July 27, 2022 – Deferred to August 24, 2022. 
 August 24, 2022 – Deferred to September 14, 2022. 
 September 14, 2022 – Public hearing scheduled. 

COMMENTS & RECOMMENDATIONS: 

BACKGROUND 

The intent of this application is effectively to add a “hoop structure” to Phase I of the original 
site plan approval of 2017. The applicant submitted an updated project narrative, clarifying that 
Phase I of the project has been started. The gravel parking area on the northern portion of the site 
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has been expanded and the stormwater pond partially constructed. Once the original Phase I is 
completed, the hoop structure would be constructed. The purpose of the hoop structure is to 
shield trailers from snow accumulation. Phase II will be completed at a later date. 

STAFF COMMENTS 

1. Existing Conditions:  The existing conditions on the site show a gravel parking area 
encroaching into the wetland buffer to the south of the existing one-story building. Staff 
discovered that this encroachment dates back to 1990, when the site was first developed, 
and had not been remedied by the previous property owner. Due to staff feedback, the 
Removals/Demolition Plan and Landscape Plan have been revised to show the removal of 
the existing gravel area and loam and seed within that portion of the wetland buffer. 

2. Previous Approval – Landscape Plan: The Landscape Plan of the previous approval 
(HCRD #39181) included additional plantings around the parking area and street edge 
along Bockes Road that are omitted in the current submission.  The Applicant should 
clarify if the intent of the new Landscape Plan (Sheet 6) is additive (i.e. adding the 
restored buffer area) or as a full replacement to the previously approved plan.  Staff 
recommends that it be additive, and that the final version of Sheet 6 be revised to include: 
the previously approved landscaping and; to add a note stipulating the timeline for the 
landscape installation to be done concurrently with Phase 1. 

3. Proposed Canopy:  The Zoning Administrator provided a copy of the Variance Decision 
(Attachment A). Staff notes that the manner in which the structure is built and secured is 
a matter for Inspectional Services during their building permit review. 

RECOMMENDATION 
Staff recommends the application acceptance and public hearing.  The Board may consider 
conditional approval or continuance if additional information or a site walk is necessary. 

DRAFT MOTIONS 

ACCEPT the site plan application: 

I move to accept the site plan application for the Non-residential Site Plan Phase One 
Amendment / Miara Transportation, 12 Bockes Road, Map 136 Lot 1. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

CONTINUE the public hearing to a date certain:  

I move to continue the site plan application for the Non-residential Site Plan Phase One 
Amendment / Miara Transportation, 12 Bockes Road, Map 136 Lot 1, to date certain, 
____________, 2022. 
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Motion by: _______________Second: _________________Carried/Failed: ___________ 

APPROVE the site plan application: 

I move to approve the site plan application entitled: Non-residential Site Plan Phase One 
Amendment / Miara Transportation, Map 136 Lot 1, 12 Bockes Road, Hudson, New Hampshire, 
Hillsborough County; prepared by: Keach-Nordstrom Associates, Inc., 10 Commerce Park 
North, Suite 3B, Bedford, NH 03110; prepared for: Joseph A. Miara Jr., Trustee, Granite Realty 
Trust, 12 Bockes Road, Hudson, NH 03051; consisting of 9 sheets with a separate cover sheet 
and general notes 1-26 on Sheet 1; dated April 27, 2022; last revised August 25, 2022; subject to, 
and revised per, the following stipulations:  

1. All stipulations of approval shall be incorporated into the Notice of Decision, which 
shall be recorded at the Hillsborough County Registry of Deeds (HCRD), together 
with the Plan. 

2. The roof material shall be earth tone color, not white, and shall be extended to cover 
the outside of the storage container anchors. 

3. Notwithstanding the amendment proposed in this application, the site remains subject 
to the site plan approval of January, 11, 2017 and the development agreement 
recorded on February 24, 2017 at the HCRD, Document Number 7008707, Book 
8946 Page 2774. 

4. Prior to application for a building permit, the Applicant shall schedule a pre-
construction meeting with Inspectional Services. 

5. Construction activities involving the subject lot shall be limited to the hours between 
7:00 A.M. and 7:00 P.M. No exterior construction activities shall be allowed on 
Sundays. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 



Meeting Date: 5/25/22 SP #05-22 Miara Transportation - Attachment A








































































