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23 WOODCREST AVE GARAGE 
CU #06-22 

STAFF REPORT 
October 26, 2022 

 

SITE: 23 Woodcrest Ave, Map 125 Lot 010 

ZONING: Residential-1 (R-1) 

PURPOSE OF PLAN: To construct a new garage 28ft x 30ft and encroach 14ft, total area 
260SF, into wetland buffer. 

PLANS UNDER REVIEW:  

Proposed Plot Plan, Map 125 Lot 010, 23 Woodcrest Avenue, Hudson, NH 03051; prepared by:  
M. J. Grainger Engineering, Inc. 220 Derry Road, Hudson, NH 03051; prepared for:  Gary 
Francoeur 23 Woodcrest Avenue, Hudson, NH 03051; consisting of a single sheet with general 
notes 1-10 on Sheet 1; dated May 2, 2022, last revised August 22, 2022. 

ATTACHMENTS: 
A. Conservation Commission Review and Comments 

APPLICATION TRACKING: 
 August 25, 2022 – Application received. 
 September 15, 2022 – Conservation Commission site walk. 
 October 17, 2022 – Conservation Commission recommendation received. 
 October 26, 2022 – Public hearing scheduled. 

COMMENTS & RECOMMENDATIONS: 

BACKGROUND 
The site is a 2.2 acre lot adjacent to Robinson Pond with an existing single family dwelling that 
is served by a private well and septic system. There is no public water or sewer access at the site. 
A stream runs from the southwest corner of the lot to the north and east, draining into Robinson 
Pond. Approximately 3,000SF of the lot is classified as wetland and portions of the wetland are 
in a Zone A flood zone. 

The applicant proposes building a detached 28ft x 30ft garage directly across from the existing 
attached garage. The northwest corner of the proposed garage would encroach approximately 
14ft into the 50ft wetland buffer, so 260SF of the garage would be within the wetland buffer. 
800SF of the wetland buffer would be temporarily impacted during construction. 

CONSERVATION COMMISSION COMMENTS 
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The Hudson Conservation Commission conducted a site walk and observed that the garage 
project would have minimal impact on the wetland buffer and no impact to the wetlands 
themselves; stormwater could be easily mitigated. However, it did appear that there is enough 
space to place the garage entirely outside of the buffer if the footprint is shifted to the east, 
towards Robinson Pond, or attached to the existing structure. 

STAFF COMMENTS 
Article IX 334-36 C (1) states that accessory structures associated with a legally existing primary 
structure, provided that no practicable alternative exists elsewhere on the lot and outside of the 
Wetland Conservation Overlay District, may be granted a conditional use permit. 

 

DRAFT MOTIONS  

ACCEPT the conditional use permit application: 

I move to accept the conditional use permit application CU# 06-22 for the Proposed Plot Plan, 23 
Woodcrest Avenue, Map 125 Lot 010. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

CONTINUE the public hearing to a date certain:  

I move to continue the conditional use permit application CU# 06-22 for the Proposed Plot Plan, 
23 Woodcrest Avenue, Map 125 Lot 010, to date certain, ____________, 2022. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

DEFER the public hearing to a date certain:  

I move to defer the conditional use permit application CU# 06-22 for the Proposed Plot Plan, 23 
Woodcrest Avenue, Map 125 Lot 010 to date certain, ____________, 2022. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

Draft motions continued on next page 
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APPROVE the conditional use permit application: 

I move to approve the conditional use permit for the Proposed Plot Plan, Map 125 Lot 010, 23 
Woodcrest Avenue, Hudson, NH 03051; prepared by:  M. J. Grainger Engineering, Inc. 220 
Derry Road, Hudson, NH 03051; prepared for:  Gary Francoeur 23 Woodcrest Avenue, Hudson, 
NH 03051; consisting of a single sheet with general notes 1-10 on Sheet 1; dated May 2, 2022, 
last revised August 22, 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 HCRD, together with the Plan. 

2. During construction and restoration erosion control barriers shall be installed and 
maintained to the satisfaction of the Town Engineer. 

3. The applicant shall incorporate a dripline infiltration strip or if gutters are used a 
drywell system to attenuate Stormwater runoff produced by the new structure to 
prevent erosion by Stormwater runoff into the wetland buffer area. 

4. The applicant shall remove concrete blocks currently placed in the wetland buffer 

5. A stipulation and or note be added to the final plan set that states “Stockpiling of 
construction materials is not allowed in the wetland buffer area during construction.” 

6. If additional impacts beyond those depicted in the plan dated May 2, 2022 are 
required, the plan shall be returned to the Conservation Commission for further 
review. 

7. Prior to the Planning Board endorsement of the Plan, it shall be subject to final 
administrative review by Town Planner and Town Engineer. 

8. 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: ___________ 
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Conservation Commission Review and Comments October 17, 2022 

23 Woodcrest Drive Site Walk: New Automobile Garage CUP 

Site Walk Observations and Conclusions 

 

        On September 15, 2022 members of the Hudson Conservation Commission conducted a site 

walk of property owned by Gary Francoeur, 23 Woodcrest Drive (Ave.), Map 125, Lot 010. The 

applicant is proposing to build a 30’ x 28’ garage on his property and a portion of the new 

structure ( approximately 260 square feet) will infringe upon the 50 foot Wetland Buffer. The 

purpose of the site walk was to determine whether or not the proposed garage, if built, would 

have any significant impact on Wetland Buffer or Wetlands themselves. While on site 

commission members observed the following. The wetland buffer in the area of the proposed 

garage is no longer naturalized and is being maintained by the homeowner as a continuation of 

their lawn. The wetlands were delineated and evaluated by Marc E. Jacobs CWS. His analysis 

and conclusions are provided in a memorandum dated October 4, 2022. To the front of the 

property and located at a significant distance from the house is the leach field and septic system. 

There is an existing two car garage located directly across from where the proposed garage 

would be built. After review of the site and discussions with the land owner and project engineer 

it is in the opinion of the Conservation Commission members that the garage project would have 

minimal impact on the wetland buffer and no impact to the wetland themselves. Any storm water 

runoff as a result of the project can be easily mitigated through proper retention or infiltration 

practices   According to the land owner the garage will only be used for personal vehicle storage 

and he is not planning on storing any chemicals or other materials in the new building.  

       It did appear that there is enough space to place the new structure out of the wetland buffer 

by shifting the footprint of the building easterly towards the pond of by attaching the new 

structure to the existing garage which would result in no impact to the wetland buffer.       

       Reference Article IX 334-36 C (1) Accessory structures associated with a legally existing 

primary structure, provided the applicant demonstrates that no practicable alternative exists 

elsewhere on the lot and outside of the Wetland Conservation Overlay District 

       If the Planning Board finds the proposed location of the garage acceptable the commission 

members would like to recommend that the following conditions be imposed as condition of 

approval. 

 

HCC Recommendations to the Planning board as part any condition of approval 

Mr. Dickinson moved to forward recommendations 1 through 5 below to the Planning 

Board for their consideration as Conditions of Approval for the Conditional Use Permit 

application submitted by Gary Francoeur, 23 Woodcrest Drive (Ave.), Hudson. 
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1) During construction and restoration erosion control barriers shall be installed and maintained to 

the satisfaction of the Town Engineer. 

 

2) The applicant shall incorporate a dripline infiltration strip or if gutters are used a drywell 

system to attenuate Stormwater runoff produced by the new structure to prevent erosion 

by Stormwater runoff into the wetland buffer area. 

 

3) The applicant shall remove concrete blocks currently placed in the wetland buffer 

 

4) The commission recommends that a stipulation and or note be added to the final plan set that 

states “Stockpiling of construction materials is not allowed in the wetland buffer area during 

construction. 

 

5) This motion is based on the plan(s) submitted by the applicant and dated May 2, 2022. It is 

recommended that if additional impacts are required the plan be returned to the Conservation 

Commission for further review.  

 

 

Motion Second Mr. Pinsonneault          Motion Carried 4/0/0                

 

William Collins 
  _____________________________ 

               William Collins, HCC Chairman 
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