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FARMHOUSE SALON SUITES 
MSP# 01-22 

STAFF REPORT 
March 4, 2022 

 

SITE: 9 River Road; Tax Map 234 Lot 001-000 

ZONING: General-One (G-1), Residential-Two (R-2)* 

*Only a small fraction of the property is within the R-2 district. All of the existing buildings and 
the proposed use are within the G-1 district.  

PURPOSE OF PLAN: To amend the previously approved site plan to show two (2) additional 
salon operators (personal service establishments) within the existing building. 

PLANS UNDER REVIEW:  

Master Site Plan (Map 234, Lot 1), Proposed Site Plan, 9 River Road, Hudson, New Hampshire; 
prepared by: Hayner/Swanson, Inc (HSI), 3 Congress Street, Nashua, NH 03062 & 131 
Middlesex Turnpike, Burlington, MA 01803; prepared for: Steele Farm, LLC, 2 Friel Golf Road, 
Hudson, New Hampshire 03051; consisting of 2 sheets with 1-23 general notes on Sheet 1; dated 
February 7, 2022. 

APPLICATION TRACKING: 
 February 11, 2022 – Application received. 
 March 4, 2022 – Public hearing scheduled. 

COMMENTS & RECOMMENDATIONS: 

BACKGROUND 
The 42.2±-acre property currently contains a 20,000-s.f. retail operation known as “Golf and Ski 
Warehouse”, a golf driving range, a detached 4,180-s.f. barn, and a 4,024 s.f. two-story building 
with a storage addition. Two driveways currently access from River Road and a private drive, 
Friel Golf Road, has access from both River Road and Steele Road. 

Aside from developed buildings, driveways, and parking lots, the property has an open driveway 
range green in the western half, two separate patches of woods along Limit Brook (one on the 
north side along Steele Road, and the other on the west side along the lot line), and landscaped 
open lawn along River Road. 

The submitted plan is proposing to increase the number of hair-care/salon operators from 10 to 
12 allowed to operate from the existing 4,024-s.f. building. No exterior changes are proposed in 
the plan. The property is currently and will continue to be serviced by municipal water and a 
private septic system. 
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STAFF COMMENTS 
1. Use (§ 334-21): The proposed use would fall under personal service establishment (D.3), 

and is permitted in the G-1 district. 

2. Dimensional Requirements (§ 334-27, § 334-14): The submitted plan includes an 
existing and nonconforming building that is partially located within the 50’ front setback 
along River Road. The plan is conforming to all other dimensional requirements. 

3. Waiver for Parking Space Requirement [§ 275-8 C (2)]: The Applicant is requesting a 
waiver to reduce the number of required parking spaces, from 186 to 180, the existing 
number of parking spaces on-site. The Applicant stated that the 30 spaces that 
specifically serve the two-story personal service establishment building will be adequate 
to support 12 operators, given that: 

 It is unlikely that all operators will be seeing clients at once for any extended 
period of time,  

 Most of the operators book their clients through appointments as opposed to walk-
in customers,  

 The 150 parking spaces that serve the Golf and Ski Warehouse could be used as 
backup parking, and 

 Eighteen vehicles are the most that have been seen using this 30-space lot at any 
one time. 

 The Applicant has shown adequate room for 6 additional spaces to be constructed, 
if needed in the future. 

4. Parking Space Dimensions [§ 275-8 C (4)]: Not noted on the submitted plan but staff 
verified the existing parking spaces are 10’ x 20’, which meet the required dimensions. 

DEPARTMENT COMMENTS 
Town staff, including the Fire Chief and Town Engineer, had reviewed the application and had 
no comments. 

 

DRAFT MOTIONS 

ACCEPT the minor site plan application: 

I move to accept the minor site plan application for the Farmhouse Salon Suites, 9 River Road; 
Tax Map 234 Lot 001. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
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CONTINUE the public hearing to a date certain:  

I move to continue the minor site plan application for the Farmhouse Salon Suites, 9 River Road; 
Tax Map 234 Lot 001, to date certain, ____________, 2022. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

DEFER the public hearing to a date certain:  

I move to defer the minor site plan application for the Farmhouse Salon Suites, 9 River Road; 
Tax Map 234 Lot 001, to date certain, ____________, 2022. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
 

To GRANT a waiver: 

I move to grant a waiver from § 275-8.c.(2)(b), to reduce the parking requirement from 186 to 
180 spaces, 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: ___________ 

 

 

 

 

 

 

 

(MOTION TO APPROVE ON FOLLOWING PAGE)  
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APPROVE the minor site plan application: 

I move to approve the minor site plan application for the Master Site Plan (Map 234, Lot 1), 
Proposed Site Plan, 9 River Road, Hudson, New Hampshire; prepared by: Hayner/Swanson, Inc 
(HSI), 3 Congress Street, Nashua, NH 03062 & 131 Middlesex Turnpike, Burlington, MA 
01803; prepared for: Steele Farm, LLC, 2 Friel Golf Road, Hudson, New Hampshire 03051; 
consisting of 2 sheets with 1-23 general notes on Sheet 1; dated February 7, 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. This approval is to add two additional salon operators to the establishment known as 
Farmhouse Salons for a total of twelve operators. Approval is also granted for the 
construction of six additional parking spaces in the event the Town of Hudson’s 
Planning Department fins they are necessary for the safe operation of the site. 

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

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

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. 

6. Hours of refuse removal shall be exclusive to the hours between 7:00 A.M. and 7:00 
P.M., Monday through Friday only. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
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