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8 INDUSTRIAL DRIVE ADDITION 
SP# 05-23 

STAFF REPORT #2 
September 27, 2023 

 (See August 23, 2023 report for prior comments) 

SITE: 8 Industrial Drive, Map 161 Lot 041 

ZONING: Industrial 

PURPOSE OF PLAN: To show a proposed 4,200 SF automotive addition and access at back of 
property. 

PLANS UNDER REVIEW: 

8 Industrial Drive / Site Plan Amendment, Map 161 Lot 41, 8 Industrial Drive, Hudson, New 
Hampshire; prepared by:  Bedford Design Consultants, Inc. 592 Harvey Road, Manchester, NH 
03103; prepared for:  MDP Realty Associates, LLC, 9 Old Derry Road, Hudson, NH; consisting 
of 6 sheets and general notes 1-14 on Sheet 1; dated May 22, 2023; last revised September 12, 
2023. 

ATTACHMENTS: 
A. Manmade Wetlands Review Package – Received September 12, 2023

B. CAP Fee worksheet (updated)

APPLICATION TRACKING: 
• May 30, 2023 – Application received.
• August 23, 2023 – Application accepted, public hearing held & continued.
• September 27, 2023 – Public hearing scheduled.

COMMENTS & RECOMMENDATIONS: 

BACKGROUND 
The site is approximately 6.106 acres and is located in the Industrial zone. There is an existing 
77,921 SF building on the site that is currently used for manufacturing and warehousing. The site 
is served by municipal water and sewer. It is not in a flood zone. There is a wetland on the 
northwest edge of the site, along the Route 111 right of way, that the Applicant identifies as a 
man-made wetland and therefore not subject to the Wetlands Conservation Overlay District. The 
applicant proposes building a 5,000 SF addition that would be along the southwest edge of the 
building, near the Route 111 right of way. The addition would be accessed by a 20’ wide gravel 
driveway to be constructed between the existing building and the Route 111 right of way. The 
Applicant plans to use the addition for the storage of equipment and vehicles. 
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MANMADE WETLANDS REVIEW 
The applicant has provided a historical and environmental review of the wetlands adjacent to the 
property line for the parcel. The review, conducted by Peak Environmental Consulting & 
Permitting, concluded that the wetlands were man-made due to the construction of route 111 and 
prior approved construction done at 8 industrial drive. In addition, the report provides historical 
aerials of the site, showing the development of the wetland over the course of years after the 
construction of route 111. Man-made wetlands for drainage related to construction are exempt 
from such requirements per §334-35.C. 

SITE PLAN REVISIONS 
The applicant has supplied a revised site plan updating several items per the prior hearing for the 
application. The use has been clarified and updated in Note #3 as storage of vehicles and 
equipment. The status of requested waivers has been recorded in note #10, although the waiver 
for minimum parking requirements is missing and will need to be added prior to final site plan. 
Additionally, the plan has also been stamped by a surveyor, meeting the requirements that the 
applicant requested be waived at the last hearing. 

WAIVERS REQUESTED 
The following waivers were requested at the prior meeting for the application, with all but 
waiver #4 to waive requirements for a Licensed Land Surveyor Stamp passing. Additionally, the 
application was determined to not be a development of regional impact. 

1. Waiver for Parking Lot Landscaping, 275-8.C.(7), to not require any additional 
landscaping where landscaping would typically be required. The Applicant states that 
there is no additional parking proposed, the addition is located at the back of the property 
and is screened by plantings along the Route 111 Right of Way. 

2. Waiver for Benchmarks on Plan, 276-11.1.B.(17), to not require location of benchmarks 
when they are typically required. The applicant states that the existing building will serve 
as the benchmark. 

3. Waiver for Minimum Parking Requirements, 275-8.(g), to have 48 spaces on site, as 
opposed to the 142 required by regulation. The Applicant states that the existing parking 
is adequate, and that the new addition will be for the Owner’s use only, and will not be 
used for retail. 

4. Waiver for Licensed Land Surveyor Stamp, 276-11.1.B.(9), to not require a surveyor 
stamp where one is typically required. The Applicant states that the proposed addition is 
not within the Town’s building setbacks and the Overview Sheet shows pertinent 
boundary information and bearings and distances. 
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DRAFT MOTIONS  
APPROVE the site plan application: 

I move to approve the site plan application for the 8 Industrial Drive / Site Plan Amendment, 
Map 161 Lot 41, 8 Industrial Drive, Hudson, New Hampshire; prepared by:  Bedford Design 
Consultants, Inc. 592 Harvey Road, Manchester, NH 03103; prepared for:  MDP Realty 
Associates, LLC, 9 Old Derry Road, Hudson, NH; consisting of 5 sheets and general notes 1-14 
on Sheet 1; dated May 22, 2023; last revised August 7, 2023; 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. A cost allocation procedure (CAP) amount of $4,000 shall be paid prior to the 
issuance of a Certificate of Occupancy. 

3. Prior to the issuance of a final certificate of occupancy, an L.L.S. Certified “as-built” 
site plan shall be provided to the Town of Hudson Land Use Division confirming that 
the development conforms to the Plan approved by the Planning Board. 

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

5. The approval shall be for the storage of vehicles and equipment. Any other use shall 
be subject to site plan approval by the Planning Board. 

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

7. 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. 

8. 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: ___________ 



September 12, 2023 

Hudson Planning Board 
Town of Hudson 
12 School St 
Hudson, NH 03051 

RE: Manmade Wetlands Review 
Map 161 Lot 41 
8 Industrial Drive 
Hudson, NH 03051 

Members of the Board, 

Bedford Design has reviewed historic photos of Rout 111 and Industrial Drive to help determine 
the date of the formation of the wetland ditch along out property line. Attached are several 
Aerial Photos showing the land from 1965, 1974 and a current photo from the fall (this shows 
the ditch in greater detail). 

Below is a Table of Contents starting from the most recent information to the oldest. 

1. NHDES Env-Wt 308.01(b)(1) and (2).
States they have no jurisdiction over manmade ditches

2. Stamped Letter from Wetland Scientist
States that the wetlands are manmade

3. 2018 Aerial Photo
The photo is shown from the fall of 2018 to better see the ditch line. The ditch starts on
the North side of 111 and crosses under the road to our side where the water flows to
the east past the businesses and into the large pond on Park Ave.

4. 1985 USGS Map
This shows the contours and the location of the ditch

Meeting Date: 9/27/23 SP #05-23 - 8 Industrial Drive - Attachment A



 
 

5. 1974 Aerial Photo  
Industrial Drive is relatively new with new water bodies very apparent and our facility is 
shown. The dark line along Rout 111 is from the filling of the land to create a ditch. 
 

6. 1965 Aerial Photo 
Route 111 is shown, but Industrial Drive is not yet built. There are fields in the areas that 
will later become water bodies. A gravel drive is shown along a neighboring property on 
111 this is where there is now an existing ditch line. 

 
Based on the aerial photos, the creation of Industrial Drive and the leveling of the surrounding 
area created the ditch. Before the road was built, there were fields with no evidence of the 
existing ponds or drainage patterns shown along the south of Industrial Drive and Park Ave 
areas.  
 
Sincerely,  
 
Bedford Design Consultants, Inc. 
 

 
Katherine A. Weiss, PLA, ASLA 
Project Manager 

Meeting Date: 9/27/23 SP #05-23 - 8 Industrial Drive - Attachment A
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          TOWN OF HUDSON 

            Planning Department 

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

CAP FEE WORKSHEET - 2023 

Date: ___09-20-23 ___ Zone # _____2_____ Map/Lot: _     161-041-000      __ 
          8 Industrial Dr 

Project Name: ___                  __8 Industrial Drive                                            _   

Proposed ITE Use #1:_                          Warehousing               _________ 

Proposed Building Area (square footage):__________5,000______ _____ S.F. 

CAP FEES: (ONE CHECK NEEDED) 

1. (Bank 09) ($0.80 x 5,000)
2070-702 Traffic Improve $____4,000.00_____ 

(Zone 2) 

Total CAP Fee  $____4,000.00_____ 

Check should be made payable to the Town of Hudson. 

Thank you, 

Brian Groth 

Town Planner 

Meeting Date: 9/27/23 SP #05-23 - 8 Industrial Drive - Attachment B
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Site Plan Application - Hudson NH 

080122 

Town of Hudson

12 School Street 

Hudson, NH 03501 

SITE PLAN APPLICATION 
Revised August 1, 2022 

The following information must be filed with the Planning Department at the time of filing a site plan 

application: 

1. One (1) original completed application with original signatures, and one (1) copy.

2. Three (3) full plan sets (sheet size: 22” x 34”).

3. One (1) original copy of the project narrative, and one (1) copy.

4. A list of direct abutters and a list of indirect abutters, and two (2) sets of mailing labels for

abutter notifications.

5. All of the above application materials, including plans, shall also be submitted in electronic

form as a PDF.

6. All plans shall be folded and all pertinent data shall be attached to the plans with an elastic band

or other enclosure.

The following information is required to filed with the Planning Department no later than 10:00 

A.M., Tuesday ONE WEEK prior to the scheduled Planning meeting. The purpose of these

materials is hardcopy distribution to Planning Board members, not review. Any plan revisions that

require staff review must be submitted no later than 10:00A.M., Tuesday TWO WEEKS prior to

the scheduled Planning meeting.  Depending on the complexity of changes, more time may be

required for review. Please contact the Town Planner if you have any questions on this matter.

1. Submission of fifteen (15) 11” X 17” plan sets, revised if applicable.

2. Submission of two (2) full plan sets (sheet size: 22” x 34”), if revised.

3. All of the above application materials, including plans, shall also be submitted in electronic

form as a PDF.

Note: Prior to filing an application, it is recommended to schedule an appointment with the 

Town Planner. 
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Site Plan Application - Hudson NH 

080122 

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: 

Name: _________________________________ 

Address: _______________________________ 

Address: _______________________________ 

Telephone # ____________________________

Email: _________________________________ 

_____________________________________ 

_____________________________________ 

_____________________________________ 

____________________________________

_ SURVEYOR: 

__Tom Huot, LLS________________

___________________________________ 

___________________________________ 

___________________________________

_____________________________________ 

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: ___ 

5-30-23 161 41

8 Industrial Drive

8 Industrial Dr. Site Plan Amendment

Industrial

MDP Realty Associates, LLC

9 Old Derry Road

Hudson, NH
603-235-5806

marco@saveonwall.com

Robert Baskerville, PE

592 Harvey Road

Manchester, NH 03103

603-622-5533

bobb@bedforddesign.com

same as owner

To show a proposed 5,000 s.f. automotive addition and access at back of property

141 Londonderry Turnpike
Hooksett, NH 03106

603-628-8500
tomh@shlandservices
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Site Plan Application - Hudson NH 

080122 

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: _____________ ____________ 

8 Industrial Drive Site Plan Amendment

161 41

5-30-23

8 Industrial Drive

Industrial

Vehicle and Equipment Storage

Manufacturing and Warehouse (to remain)

Industrial, Residential across Route 111

one

77,921 s.f.

none

81,921 s.f.

40%

265,992 6.106

399 13,000 s.f.

30,000 s.f.

750.4'

150'

50'
15'
15'

ex. bldg 7.2'
ex. bldg 0' 
pr. additiona 50'

40%
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Site Plan Application - Hudson NH 

080122 

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: _______________ 

not in flood zone per Panel 330092005B 1-3-1979

pr. gravel drive at addition is 20'

2 existing curb cuts.

278-C(c)(g) Parking Calculations
275-8(C)(7) Parking Lot Landscaping
276-11.1.B.(17) Benchmarks on Plan

142

Industrial (actual use manufacturing/warehouse/auto

25 per alternate employee shift option

47
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Site Plan Application - Hudson NH 

080122 

SITE PLAN APPLICATION AUTHORIZATION 

I hereby apply for Site Plan Review and acknowledge I will comply with all of the Ordinances of the Town 

of Hudson, New Hampshire State Laws, as well as any stipulations of the Planning Board, in development 

and construction of this project. I understand that if any of the items listed under the Site Plan specifications 

or application form are incomplete, the application will be considered rejected. 

Pursuant to RSA 674:1-IV, the owner(s) by the filing of this application as indicated above, hereby given 

permission for any member of the Hudson Planning Board, the Town Planner, the Town Engineer, and such 

agents or employees of the Town or other persons as the Planning Board may authorize, to enter upon the 

property which is the subject of this application at all reasonable times for the purpose of such examinations, 

surveys, tests and inspections as may be appropriate. The owner(s) release(s) any claim to or right he/she 

(they) may now or hereafter possess against any of the above individuals as a result of any examinations, 

surveys, tests and/or inspections conducted on his/her (their) property in connection with this applications. 

Signature of Owner: ___________________________________________ Date:_____________ 

Print Name of Owner:__________________________________________ 

 If other than an individual, indicate name of organization and its principal owner, partners, or

corporate officers.

Signature of Developer: ________________________________________ Date:_____________ 

Print Name of Developer:_______________________________________ 

 The developer/individual in charge must have control over all project work and be available to the Code

Enforcement Officer/Building Inspector during the construction phase of the project. The individual in

charge of the project must notify the Code Enforcement Officer/Building Inspector within two (2)

working days of any change.
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Site Plan Application - Hudson NH 

080122 

WAIVER REQUEST FORM 

Name of Subdivision/Site Plan: _____________________________________________________________ 

Street Address: ___________________________________________________________________________ 

I _________________________________________________ hereby request that the Planning Board 

waive the requirements of item ______________________________ of the Hudson Land Use Regulations 

in reference to a plan presented by ________________________________________________ 

_____________________________ (name of surveyor and engineer) dated ______________________ for 

property tax map(s) _____________ and lot(s) ______________ in the Town of Hudson, NH. 

As the aforementioned applicant, I, herein, acknowledge that this waiver is requested in accordance with 

the provisions set forth in RSA 674:36, II (n), i.e., without the Planning Board granting said waiver, it would 

pose an unnecessary hardship upon me (the applicant), and the granting of this waiver would not be contrary 

to the spirit and intent of the Land Use Regulations.  

Hardship reason(s) for granting this waiver (if additional space is needed please attach the appropriate 

documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

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

Regulations: (if additional space is needed please attach the appropriate documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

  Signed: 

   ________________________________________ 

          Applicant or Authorized Agent 

8 Industrial Drive Site Plan Amendment

8 Industrial Drive

Katherine Weiss

Bedford Design Consultants, Inc.

5-30-23

161 41

275-8C(c)(g) Parking Calculations

There is an appropriate amount of parking based on the existing uses. The required 142 spaces

is much more than is needed for the site. The site currently has 48 spaces with plenty of leftover spaces 

for the existing uses. The existing parking ratio is about 1 space per 1,700 square feet.

The existing site has adequate parking for the existing uses. Currently, the lot is half empty during 

business hours. The addition will use minimal additional spaces. The repairing of vehicles will be for 

the owner's vehicles only and not a retail establishment.
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Site Plan Application - Hudson NH 

080122 

WAIVER REQUEST FORM 

Name of Subdivision/Site Plan: _____________________________________________________________ 

Street Address: ___________________________________________________________________________ 

I _________________________________________________ hereby request that the Planning Board 

waive the requirements of item ______________________________ of the Hudson Land Use Regulations 

in reference to a plan presented by ________________________________________________ 

_____________________________ (name of surveyor and engineer) dated ______________________ for 

property tax map(s) _____________ and lot(s) ______________ in the Town of Hudson, NH. 

As the aforementioned applicant, I, herein, acknowledge that this waiver is requested in accordance with 

the provisions set forth in RSA 674:36, II (n), i.e., without the Planning Board granting said waiver, it would 

pose an unnecessary hardship upon me (the applicant), and the granting of this waiver would not be contrary 

to the spirit and intent of the Land Use Regulations.  

Hardship reason(s) for granting this waiver (if additional space is needed please attach the appropriate 

documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

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

Regulations: (if additional space is needed please attach the appropriate documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

  Signed: 

   ________________________________________ 

          Applicant or Authorized Agent 

8 Industrial Drive Site Plan Amendment

8 Industrial Drive

Katherine Weiss

Bedford Design Consultants, Inc.

5-30-23

161 41

275-8(C)(7) Parking Lot Landscaping

There is no additional parking proposed. The addition is located at the back of the property 

and is screened by plantings along the Route 111 Right of Way.

The exclusion of additional landscaping will not be contrary to the spirit of the ordinance 

additional parking is not proposed.
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Site Plan Application - Hudson NH 

080122 

WAIVER REQUEST FORM 

Name of Subdivision/Site Plan: _____________________________________________________________ 

Street Address: ___________________________________________________________________________ 

I _________________________________________________ hereby request that the Planning Board 

waive the requirements of item ______________________________ of the Hudson Land Use Regulations 

in reference to a plan presented by ________________________________________________ 

_____________________________ (name of surveyor and engineer) dated ______________________ for 

property tax map(s) _____________ and lot(s) ______________ in the Town of Hudson, NH. 

As the aforementioned applicant, I, herein, acknowledge that this waiver is requested in accordance with 

the provisions set forth in RSA 674:36, II (n), i.e., without the Planning Board granting said waiver, it would 

pose an unnecessary hardship upon me (the applicant), and the granting of this waiver would not be contrary 

to the spirit and intent of the Land Use Regulations.  

Hardship reason(s) for granting this waiver (if additional space is needed please attach the appropriate 

documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

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

Regulations: (if additional space is needed please attach the appropriate documentation hereto): 

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________

_____________________________________________________________________________________ 

  Signed: 

   ________________________________________ 

          Applicant or Authorized Agent 

8 Industrial Drive Site Plan Amendment

8 Industrial Drive

Katherine Weiss

Bedford Design Consultants, Inc.

5-30-23

161 41

275-11.1.b(17) Benchmarks

The existing building will serve as a benchmark to locate the proposed addition and driveway.

 

There is a financual cost to have a survey company calculate and locate benchmarks when they

are not needed to locate the building and driveway properly on the plan. The
 
existing building will serve as the benchmark.
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