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MIARA TRANSPORTATION GARAGE ADDITION 
SP# 06-24 

CUP# 01-24 
STAFF REPORT 
September 11, 2024 

SITE: 12 Bockes Road, Map 136 / Lot 001 

ZONING: Residential-2 (R-2) 

PURPOSE OF PLAN: To depict the proposed construction of a 9,600 square-foot garage with 
attached 3,600 square-foot awning in the rear of the property. The proposed structure will be used 
for trailer storage to keep snow and weather away from trailers and equipment. 

PLAN UNDER REVIEW:  
Non-Residential Site Plan Miara Transportation SP# 05-24, Map 136 Lot 001, 12 Bockes Road, 
Hudson, NH; prepared by: Keach-Nordstrom Associates, Inc. 10 Commerce Park North, Suite 3, 
Bedford, NH 03110; prepared for: Granite Realty Trust, 12 Bockes Road, Hudson NH; consisting 
of 8 sheets and general notes 1-27 on Sheet 1; May 20, 2024, last revised August 8, 2024. 
 
ATTACHMENTS: 
1) Revised Application with associated waiver request, dated August 12, 2024 – Attachment 

“A”. 
2) Conditional Use Permit Application, last revised August 12, 2024 – Attachment “B”. 
3) Department Comments – Attachment “C”. 
4) Applicant response to Engineering Comments – Attachment “D”. 
5) Conservation Commission CUP Recommendation dated August 12, 2024 – Attachment “E”. 
6) Stormwater Management report, last revised August 12, 2024 – Attachment “F”. 
7) CAP fee sheet – Attachment “G”. 

 
APPLICATION TRACKING: 
• May 24, 2024 – Site plan application received. 
• June 26, 2024 – Public hearing deferred to September 11, 2024. 
• August 13, 2024 – Revised Applications, Waiver, Plan Set, & Stormwater Report received. 
• September 11, 2024 – Public hearing scheduled. 

COMMENTS & RECOMMENDATIONS: 
BACKGROUND 
The site is approximately 9.21 acres and is located in the Residential-Two zone. The site has been 
home to transportation firms dating back prior to 1985, with the same primary structure being 
present for that entire period. The site is not served by Town water or sewer. No section of the 
property falls within FEMA designated flood zones. The site is home to a large swath of wetland 
along the southwestern portion of the site, alongside a small amount located along the northwestern 
edge. A small communications easement is located on the southeastern portion of the property. 
The site is accessed by a singular curb-cut on Bockes Road, with no additional points of access. 
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This site received planning board approval of two-phase expansion in 2017, which is in progress 
currently and may be seen within the proposed plan set. 
 The applicant is seeking one waiver from §276-11.1.B(12)(c) General Plan Requirements, 
which is discussed in further detail in a later section. The site received recommendation and 
approval of work within the Wetland buffer as part of the original plans approved in 2017, for 
which the applicant has provided a copy of in their application. As part of the proposed changes, 
the applicant has applied for a Conditional Use Permit related to work within Wetland areas 
identified on site. More information related to the Conditional Use Permit may be found within 
the Staff Comment section. 

DEPARTMENT COMMENTS 
The following comments have been submitted by department staff: 

Engineering submitted the following comments. In a letter dated August 15, 2024, the applicant 
provided responses (seen in Italics): 

1. The applicant shall provide additional protective erosion control measures along the 
wetland area. 

a. Response: A double row of silt fence is now shown along both wetlands. 
2. The applicant shall provide additional information about the well that is shown in the 

proposed parking area. 
a. Response: Septic, gas, and water are now no longer proposed to connect to the 

garage. With the relocation of the garage, the well is no longer within or near 
proposed pavement. 

3. The applicant shall provide information about the septic system and back up regarding the 
proposed additional discharge. 

a. Response: Septic, gas, and water are now no longer proposed to connect to the 
proposed garage. The original permit from 1984 is included in this response. 

Engineering has stated that all comments are resolved at this time. 

Fire submitted the following comments: 

1. Water supply for firefighting needs to be added to the site according to the State Adopted 
Fire Code. 

2. NFPA 1142 (water supplies for suburban and rural firefighting) shall be the standard to 
calculate minimum water supply. 

3. No details were provided for the actual proposed building such as ceiling height and type 
of construction. 

a. This is an estimate until details are provided. 
i. Total volume of water required is 39,600 gallons. 

4. The applicant needs to install a cistern. The site plan shows future building construction 
which will require additional water storage. 

5. Provide a revised site plan showing the building details and the required cistern on the 
plan. 
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Full Comments can be found in Attachment “C”. The applicant’s letter can be found in 
Attachment “D”. 

WAIVERS REQUESTED 
As noted above, the Applicant is seeking one waiver: 

Distance from a residential property, §276-11.1.B(12)(c), to allow for development within 100’ of 
a residential use. The Applicant states that due to the layout of the site, forcing the location of the 
structure to meet 100’ buffers from residential uses would impede site flow and movement due to 
the large turning radii of trucks and equipment on site. The applicant states that no harm is done 
by granting this waiver, as the property is abutted by open space to the west, and there is both a 
stockade fence alongside additional tree screening for the property to the north, with wetland and 
forest naturally blocking lines of sight to the nearest residence 300’ away. Staff notes that the 
waiver requested is in part required due to the revisions suggested by the conservation commission 
pursuant to minimizing wetland and wetland buffer impacts. 

STAFF COMMENTS 
The proposed changes to the previously approved plans are in essence due to the applicant’s 
decision to propose a more robust structure in-lieu of a hoop structure on shipping containers as 
was previously approved in 2022. The applicant has already gone before the ZBA and received 
approval for the expansion of a non-conforming use in 2023. 

The application originally was submitted with a Conditional Use Permit related to sections of the 
building being located within wetland buffers. After comments from the Conservation 
Commission, the building has been relocated. Currently a small strip of pavement is located within 
the western wetland buffer. This section was previously approved in 2017 for gravel as part of 
Phase I. The applicant is simply changing this surface to be pavement instead of gravel now as 
part of the revised site plan. The Conservation commission has provided a recommendation of 
favorable acceptance with no additional stipulations, which may be found in Attachment “E”. 

RECOMMENDATIONS 
Staff recommend acceptance of the application and holding of a public hearing, followed by 
deliberation and consideration of the revised site plan and waiver request prior to potential 
approval or further requests for information/deferment. 

DRAFT MOTIONS:  
MOTION TO DEFER: 
I move to defer the Non-Residential Site Plan application Miara Transportation SP# 06-24 & 
Conditional Use Permit CUP# 01-24, Map 136 / Lot 001, 12 Bockes Road, Hudson New 
Hampshire, date specific, to ________________, 2024. 

Motion by: _______________Second: _________________Carried/Failed: _________________ 

MOTION TO ACCEPT: 
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I move to accept the Non-Residential Site Plan application Miara Transportation Garage Addition 
Site Plan SP# 06-24 & Conditional Use Permit CUP# 01-24, Map 136 / Lot 001, 12 Bockes Road, 
Hudson, New Hampshire. 

Motion by: _______________Second: _________________Carried/Failed: _________________ 

MOTION TO GRANT A WAIVER: 
I move to grant a waiver from §276-11.1.B(12)(c), General Plan Requirements, to allow for the 
construction of a building within the 100’ buffer of a residential property, where it would elsewise 
not be allowed, 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 CONTINUE:  
I move to continue the site plan application Non-Residential Site Plan Miara Transportation 
Garage Addition SP# 06-24 & Conditional Use Permit CUP# 01-24, Map 136 Lot 001, 12 Bockes 
Road, Hudson, to date certain, _________________, 2024.  

Motion by: _______________Second: _________________Carried/Failed: _________________ 

MOTION TO APPROVE: 
I move to approve the site plan application for Non-Residential Site Plan Miara Transportation 
Garage Addition SP# 06-24 & Conditional Use Permit CUP# 01-24, Map 136 Lot 001, 12 Bockes 
Road, Hudson, New Hampshire, 03051; prepared by: Keach-Nordstrom Associates, Inc. 10 
Commerce Park North, Suite 3, Bedford, NH 03110; prepared for: Granite Realty Trust, 12 Bockes 
Road, Hudson NH; consisting of 8 sheets and general notes 1-27 on Sheet 1; May 20, 2024, last 
revised August 8, 2024; and: 
That the Planning Board finds that this application complies with the Zoning Ordinances, and with 
the Land Use Regulations with consideration of the waivers granted; and for the reasons set forth 
in the written submissions, together with the testimony and factual representations made by the 
applicant during the public hearing; 

Subject to, and revised per, the following stipulations:  

1. All stipulations of approval shall be incorporated into the Development Agreement, which 
shall be recorded at the HCRD, together with the Plan. 

2. 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 Department, confirming that the site 
conforms to the Planning Board approved Site Plan. 

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. A cost allocation procedure (CAP) amount of $15,456.00 shall be paid prior to the issuance 
of a Certificate of Occupancy for the lot improvements to be done.  
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1. Prior to application for a building permit, the Applicant shall schedule a pre-construction 
meeting with the Town Engineer. 

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

3. 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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1

Dubowik, Brooke

From: Dhima, Elvis
Sent: Thursday, May 23, 2024 12:59 PM
To: Dubowik, Brooke
Subject: RE: Department Sign-off SP# 05-24  - Miara Transportation Garage Addition

Brooke 

1. Applicant shall provide additional protective erosion control measures along the wetland area.
2. Applicant shall provide additional information about the well that is shown on the proposed parking area.
3. Applicant shall provide information about the septic system and back up regarding the proposed additional

discharge.

E 

Elvis Dhima, P.E. 
Town Engineer 

12 School Street 
Hudson, NH 03051 
Phone:  (603) 886-6008 
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Dubowik, Brooke

From: Dhima, Elvis
Sent: Thursday, August 15, 2024 10:41 AM
To: Allison Lewis; Dubowik, Brooke
Subject: RE: Miara Transportation Revised Submittal 

Got it and thank you  

No further comments 

E 

Elvis Dhima, P.E. 
Town Engineer 

12 School Street 
Hudson, NH 03051 
Phone:  (603) 886-6008 
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SITE PLAN APPLICATION

Date of Application: 5/13/2024

Site Address: 12 Bockes Road

Name of Project: Miara Transportation

Zoning District: R-2

Z.B.A. Action:

PROPERTY OWNER:

Name:Granite Realty Trust, c/o Joseph Miara Jr.

Address: 12 Bockes Road

Address: Hudson, NH 03051

Telephone # 1-978-858-3616

Email: joe@jamiara.com

PROJECT ENGINEER:

Namekeach Nordstrom Assoc., Allison Lewis

Address: 10 Commerce Park North, Suite 3

Address:BedfOrd, NH 03110

Telephone #603-627-2881

Email: aIewisleachnordstrom.com —

SURVEYOR:

Keach Nordstrom Assoc., Chris IHickey

10 Commerce Park North, Suite 3

PURPOSE OF PLAN:
This project proposes to construct a 9,600 sf garage with attached 3,600 sf awning in the rear of

the property. The proposed structure will be used for trailer stpgge to keep snow and weather

away from trailers and equipment.

Page 2 of 8
Site Plan Application - Hudson NJ-I

04/2024

TaxMap#: 136 Lot#: 1

General SP#: 05-24
(For Town Use Only)

DEVELOPER:

Bedford, NH 03110

603-627-2881

chickey@keachnordstrom.com

(For Town Use Only)

Deadline Date: 05/30/24Routing Date: 05/23/24

(Initials)

Meeting Date:

I have no comments

___________

I have comments (attach to form)

Title: L Date:

TBD

Department:

Zoning: Engineering: — Assessor: Police: Fire: DPW: Consultant:
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X

SCM Captain Steve McElhinney 05/23/24

X
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SITE PLAN APPLICATION

Date of Application: 5/13/2024

Site Address: L2 Bockes Road

Name of Project: Miara Transportation

Zoning District: R2

Z.B.A. Action:

PROPERTY OWNER:

Name:Granite Really Trust, c/o Joseph Miara Jr.

Address: 12 Bockes Road

Address: Hudson, NH 03051

Telephone # 1 -978-658-3616

Email: joe@jamiara.com

PROJECT ENGINEER:

NameKeach Nordstrom Assoc., Allison Lewis

Address: 10 Commerce Park North, Suite 3

Address:Bedford, NH 03110

Telephone #603-627-2881

Email:alewis@keachnordstrom.com

SURVEYOR:

Keach Nordstrom Assoc., Chris 1-lickey

10 Commerce Park North, Suite 3

Bedford, NH 03110

603-627-2881

cHckey@keachnordstrom.corn

PURPOSE OF PLAN:
This project proposes to construct a 9,600 sf garage with attached 3,600 sf awning in the rear of

the property. The proposed structure will be used for trailer storage to keep snow and weather

away from trailers and equipment.
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Site Plan Application - Hudson NH

04/2024

TaxMap#: 136 Lot#: 1

General SP#: 05-24
(For Town Use Only)

DEVELOPER:

(For Town Use Only)

Deadline Date: 05/30/24Routing Date: 05/23/24

(Jnitials)

Meeting Date:

I have no comments V I have comments (attach to form)

Title: Lre A4atcAcL Date:

TBD

Department:

Zoning: Engineering: Assessor: Police: Fire:

/ /

Consultant:
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TOWN OF HUDSON
FIRE DEPARTMENT

INSPECTIONAL SERVICES DIVISION

12 SCHOOL STREET, HUDSON, NEW HAMPSHIRE 03051

Emergency 911 Scott Tice
Business 603-886-6005 Chief of Department
Fax 603-594-1142

TO: Acting Town Planner

FR: David Hebert
Fire Marshal

DT: May 23, 2024
RE: 12 Bockes Road

Water supply for firefighting needs to be added to the site according to the
State Adopted Fire Code.

NFPA 1142 (Water supplies for suburban and rural firefighting) shall be the
standard to calculate minimum water supply.

No details were provided for the actual proposed building such as ceiling height
and type of construction.

This is an estimate until details are provided.

Total volume of structure-158,400cubic feet. (13,200sqft x 12’
ceiling)= 1 58,400cubic feet
Occupancy Hazard Classification Number 4
Construction Classification Number 1 .Type 111 construction
158,400/4=39,600 x 1=39,600 gallons
This totals 39,600 gallons of water required.

The applicant needs to install a cistern. The site plan shows future building
construction which will require additional water storage.

Provide a revised site plan showing the building details and the required cistern
on the plan.

David Hebert
Fire Marshal
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1

Dubowik, Brooke

From: Twardosky, Jason
Sent: Thursday, May 23, 2024 10:14 AM
To: Dubowik, Brooke
Subject: RE: Department Sign-off SP# 05-24  - Miara Transportation Garage Addition

No comment 
 

From: Dubowik, Brooke <bdubowik@hudsonnh.gov>  
Sent: Thursday, May 23, 2024 10:03 AM 
Subject: Department Sign-off SP# 05-24 - Miara Transportation Garage Addition 
 
Good morning, 
Attached is a sign-off for a site plan garage addition at 12 Bockes Road.  
Please return no later May 30th.  
Thank you,  
 

Brooke Dubowik 
Planning Administrative Aide II 

 
12 School Street 
Hudson, NH 03051 
603-816-1267 (Direct) 
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SITE PLAN APPLICATION

Date ofApplication: 5/13/2024

Site Address: 1? Bockes Road

Name of Project: Miara Transportation

Zoning District: R2

iRA. Action:

PROPERTY OWNER: DEVELOPER:

NameGranite Realty Trust, c/c Joseph Miara Jr

Address: 1 2 Bockes Road

Address: Hudson, NH 03051

Telephone # 1-978-658-3616

Email: joe@jamiara.com

PROJECT ENGINEER:

NameKeach Nordstrom Assoc., Allison Lewis

Address: 10 Commerce Park North, Suite 3

Address:Bedford, NH 03110

Telephone #603-627-2881

Email:alewis@keachnordstrom.com

PURPOSE OF PLAN:
This project proposes to construct a 9600 sI garage with attached 3,600 Sf awning in the rear of

the property. The proposed structure will be used for trailer storage to keep snow and weather

away from trailers and equipment.

Page 2 of 8
Site Plan Application - Hudson NIT

04/2024

Tax Map#: 136 Lot#: 1

General SP#: 0524
(For Town Use Only)

SURVEYOR:

Keach Nordstrom Assoc., Chris Hickey

10 Commerce Park North, Suite 3

Bedford, NH 03110

603-627-2881

chickev@keachnordstrom.com

Routing Date: 05/23/24
(For Town Use Only)

Deadline Date: 05/30/24 Meeting Date: TBD

I have no comments

___________

I have comments (attach to fonn)

Title: (17,P /kstfçor Date: 5*2Jt2

Department:

Zoning: Engineering: Assessor: Police: Fire: DPW: Consultant:
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          TOWN OF HUDSON 

        Conservation Commission 
  William Collins, Chairman          Dave Morin, Selectmen Liaison 

12 School Street   · Hudson, New Hampshire 03051 · Tel: 603-886-6008   · Fax: 603-816-1291 

Date:  August 12, 2024 

Case:  Miara Transportation 
12 Bockes Road  
Hudson, New Hampshire 
Map 136, Lot 1 Zone R2 

Note: This CUP is an amendment to a previously approved Wetland Special 
Exception dated July 11, 2016.    

Description of work to be performed: The project proposes construction of a 13,600-sf Garage 
and Paved Access Lane with additional parking as shown on Non-Residential Site Layout Plan, 
Miara Transportation, Sheet 1 of 8, Revision Date 8-8-24. A small portion of construction 
activities is proposed within the westerly Wetland Buffer  

Conservation Members Stepping Down: None 
Alternates Seated:  Christopher Cameron for Carl Murphy 
Applicant Representative(s):    Allison Lewis 

Motion to “Recommend” 

Mr. Walter moved to recommend a favorable acceptance by the Planning Board for the proposed 

Conditional Use Permit application for the purpose of constructing a 13,600-sf Garage and Paved 

Access Lane as presented by representatives of Miara Transportation.  After review of  the site 

plans and a site visit by the conservation commission members we find that the proposed project 

is in compliance with the Hudson Zoning Ordinance Article IX, §334-37 (2), (a)-(f) and 

minimally impacts as small portion of the westerly wetland buffer which will  have no 

detrimental effect on nearby wetlands . Second: Mr. Pinsonneault, Motion Carried 4/0/1 with Mr. 

Cameron abstaining. 

William Collins 
______________________________ 
William Collins 
HCC Chairman 

A copy of this recommendation should be stapled to the CUP application and forward it to 
the Town Planning Office for inclusion in the Planning Board Member Packets. 
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TOWN OF HUDSON 

 Planning Department 

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

CAP FEE WORKSHEET - 2024 

Date: ___06-20-24 ___ Zone # _____1_____ Map/Lot: _     136-001-000      __ 

     12 Bockes Road 

Project Name:              __Miara Transportation Garage Addition                  _  

Proposed ITE Use #1:_             Light Industrial                                 _________ 

Proposed Building Area (square footage):__________9,600______ _____ S.F. 

CAP FEES: (DUE AT TIME OF CERTIFICATE OF OCCUPANCY) 

1. (Bank 09) ($1.61 x 9,600) 

2070-701 Traffic Improve $_ _15,456.00_____ 

(Zone 1) 

Total CAP Fee $___15,456.00_____ 

Check should be made payable to the Town of Hudson. 

Thank you, 

Brooke Dubowik 
Planning Administrative Aide II 

Attachment "G"
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