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26 PINE ROAD 

MINOR SITE PLAN 
MSP# 13-25 

STAFF REPORT 
December 1, 2025 

 

SITE: 26 Pine Road, Map 252 / Lot 043 

ZONING: General - One (G-1) 

PURPOSE OF APPLICATION: to depict turning an existing 3-family dwelling into a 4-family 

dwelling by adding one unit to the currently unfinished basement. 

PLAN UNDER REVIEW:  

Minor Site Plan MSP# 11-25, Map 252 / Lot 043, 26 Pine Road, Hudson, New Hampshire 03051; 

Individual Sewerage System Design Plan Prepared by; S&H Land Services, 141 Londonderry 

PTPKE, Hooksett, NH: Prepared for; John Granfield, 1 Valley Hill Road, Pelham, NH 03076, 

Hudson, NH, 03051; consisting of 1 sheet, and general notes 1-2 on sheet 1: dated October 22, 

2025. 

ATTACHMENTS: 
1) Application received October 30, 2025– Attachment “A”. 

2) Application Narrative – Attachment “B”. 

3) Department Comments – Attachment “C”. 

4) ZBA Notice of Decision Case# 252-043, dated July 24, 2025 – Attachment “D”. 

5) CAP Fee Worksheet – Attachment “E” 

6) Sewerage System Design & Parking Plan, dated October 22, 2025. 

APPLICATION TRACKING: 

• October 30, 2025 – Application received. 

• November 17, 2025 – Special Site Review Committee scheduled. Application was denied 

without prejudice due to applicant not being present.   

COMMENTS 

BACKGROUND 
The property is 1 acre and located in the General - 1 district. The proposed additional unit received 

a variance from the ZBA on July 24, 2025 (Attachment “D”). The lot is serviced by a well and 

septic system. The applicant is proposing 400 Square feet of additional pavement to provide 2 

parking spaces per unit. No expansion of the current building footprint is proposed at this time. 
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DEPARTMENT COMMENTS 
All departments have indicated that the project is ready for approval. Full comments may be found 

in Attachment “C”. 

STAFF COMMENTS 
The property has been home to a pre-existing non-conforming use for a long time. With the 

variance granted by the ZBA, the 4th dwelling unit was permitted to be explicitly in the basement 

as an expansion of the non-conforming use. No signed Site Plan is needed with this application as 

it falls under §275-25.C Minimum requirements exception – A change of use within an existing 

building on any site where no increase in building square footage, a minor increase in impervious 

surface area and driveway access, and other similar improvements is proposed.  

Staff notes that the applicant has supplied waiver requests for seven (7) sections of §276-11.1.B. 

Staff has identified additional sections that the proposal either is not in compliance with or would 

be challenging to enforce post-approval. These hardships arise from the nature of the property 

being a pre-existing non-conforming use, alongside not putting undue burden on the applicant for 

superficial or administrative items. Pursuant to this, staff recommends instead granting a waiver 

from §276-11.1.B as a whole, with the understanding that this is due to the nature of the property 

being a pre-existing non-conforming use. 

DRAFT MOTIONS:  

ACCEPT the minor site plan application: 

I move to accept the Minor Site Plan Application MSP# 13-25 creating a four-family dwelling 

located at 26 Pine Road, Hudson, New Hampshire, 03051, Map 252 / Lot 043. 

Motion by: _______________Second: _________________Carried/Failed: ___________ 

GRANT a waiver: 

I move to grant a waiver from §276-11.1.B – General Plan Requirements, in accordance with 

recommendation by the Town Planner, 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: ___________ 

APPROVE the minor site plan application: 

I move to approve the Minor Site Plan Application MSP# 13-25 creating a four-family dwelling 

located at 26 Pine Road, Hudson, New Hampshire 03051, Map 252 / Lot 043; Prepared by; S&H 

Land Services, 141 Londonderry TPKE, Hooksett, NH: Sewerage System Design Plan Prepared 

for; John Granfield, 1 Valley Hill Road, Pelham, NH 03076, Hudson, NH, 03051; consisting of 1 
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sheet, and general notes 1-2 on sheet 1: dated October 22, 2025; subject to the following 

stipulations:  

1. All stipulations of approval shall be incorporated into the Notice of Approval, which shall be 

recorded at the HCRD. 

2. No work shall commence until all building permits are obtained by the Inspectional Services 

Department. 

3. A cost allocation procedure (CAP) amount of $3,210.00 for the new unit shall be paid prior to 

the issuance of a Certificate of Occupancy.  

4. A driveway permit shall be applied for, and inspected by, the Engineering Department prior to 

a Certificate of Occupancy.  

5. Prior to Planning Board endorsement of the Plan, it shall be subject to final administrative 

review by Town Planner and Town Engineer. 

 

Motion by: _______________Second: _________________Carried/Failed: ___________ 
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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 - 2025 

Date: ___11-14-25 ___ Zone # _____2_____ Map/Lot: ___252/043-000___     _ 

  26 Pine Road 

Project Name:       Mutli-family Dwelling (4th Unit)         ___ 

Proposed ITE Use #1:_                             Multi-family    _     ________ 

Proposed Building Area (square footage):___________N/A____________ S.F. 

CAP FEES: (ONE CHECK NEEDED) 

1. (Bank 09)

2070-702 Traffic Improvements $____1,368.00______ 

2. (Bank 09)

2050-182 Recreation $_____400.00_______ 

3. (Bank 09)

2080-051 School  $____1,442.00_______ 

Total CAP Fee $____3,210.00_______ 

Check should be made payable to the Town of Hudson. 

 Thank you, 

Brooke Dubowik 
Town Planner 

Attachment "E"
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