




































 STAFF RECOMMENDATION 
 
To: Planning Board          Date:  October 9, 2019 
From: Colleen P. Mailloux, AICP, Town Planner  
 John R. Trottier, PE, Assist. Dir. Of DPW   

            
Application: Application for formal review of a site plan for the construction of a 

telecommunications facility, 11 Mohawk Drive, Map 6, Lot 35-3, Zoned C-I, 
Tahoe Realty Holding, LLC (Owner), Bay Communications III, LLC and T-Mobile 
Northeast, LLC (Applicant). 

  
• Completeness:  There is one outstanding checklist item, for which the Applicant has 

submitted a waiver request.  If the Board grants the waiver, Staff recommends the 
Application be accepted as complete. 
 

• Checklist Waiver: The Applicant has requested the following waiver from the Site Plan 
Regulations: 
 

1. A waiver from Section 4.12 of the Site Plan Regulations and Checklist Item V.2 
which requires that a boundary plan be provided.   Staff supports this waiver as 
the Applicant has indicated that there is an existing boundary plan on record.  
Staff has included recommended conditions of approval that a copy of the 
reference plan be provided and the plan notes on the existing conditions sheet 
be updated to include the full plan reference. 
 

• Board Action Required:  Motion to approve the applicant’s request for the above 
checklist waiver as noted in the Staff recommendation memorandum dated October 
9, 2019 
 

• Board Action Required:  Motion to accept the application as complete. 
 

• Waivers: The Applicant has requested the following waiver from the Site Plan 
Regulations: 
 

1. A waiver from Section 3.08.b.8 and the Town of Londonderry driveway 
regulations requiring that the Applicant provide driveway sight distance plan and 
profile.  Staff does not support this waiver request and recommends that a sight 
distance plan and profile be provided in compliance with the regulations.  

 
Board Action Required:  Motion to deny  the applicant’s request for the above 
waivers as noted in the Staff recommendation memorandum dated October 9, 
2019 

 
• Recommendation:  Based on the information available to date, Staff recommends that 

the Planning Board CONDITIONALLY APPROVE this application with the Notice of 
Decision to read substantially as follows: 
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Board Action Required:  Motion to grant conditional approval of a site plan for the 
construction of a telecommunications facility, 11 Mohawk Drive, Map 6, Lot 35-3, 
Zoned C-I, Tahoe Realty Holding, LLC (Owner), Bay Communications III, LLC and T-
Mobile Northeast, LLC (Applicant), in accordance with plans prepared by Hudson 
Design Group, last revised September 17, 2019 with the precedent conditions to be 
fulfilled within 120 days of the approval and prior to plan signature and general and 
subsequent conditions of approval to be fulfilled as noted in the Staff 
Recommendation Memorandum, dated October 9, 2019. 

 
“Applicant”, herein, refers to the property owner, business owner, or organization submitting 
this application and to his/its agents, successors, and assigns. 
 
PRECEDENT CONDITIONS 
 
All of the precedent conditions below must be met by the Applicant, at the expense of the 
Applicant, prior to certification of the plans by the Planning Board.  Certification of the plans is 
required prior to commencement of any site work, any construction on the site or issuance of a 
building permit. 
 

1. The Applicant shall address all appropriate items from the Planning & Economic 
Development Department/Department of Public Works & Engineering/Hoyle, Tanner & 
Associates, Inc review memo dated October 9, 2019. 
 

2. The Applicant shall provide a copy of the recorded reference plan, and update the plan 
notes on the existing conditions sheet to include a full plan reference, and not just a 
plan number. 

 
3. All required permits and approvals shall be obtained and noted on the plan.  

 
4. The Applicant shall note all waivers and modifications granted on the plan. 

 
5. The Owner’s signature shall be provided on the plans. 

 
6. The Applicant shall provide a digital copy of the complete final plan to the Town prior to 

plan signature by the Planning Board in accordance with Section 2.05.n of the Site Plan 
Regulations. 

 
7. Third-party review fees shall be paid within 30 days of conditional site plan approval. 

 
8. Financial guarantees be provided to the satisfaction of the Department of Public Works 

and Engineering. 
 

9. Final engineering review. 
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PLEASE NOTE –  If these conditions are not met within 120 days of the meeting at which the 
Planning Board grants approval, the Board’s approval will be considered to have lapsed and re-
submission of the application will be required.  See RSA 674:39 on vesting. 
 
GENERAL AND SUBSEQUENT CONDITIONS 
 
All of the conditions below are attached to this approval. 
 

1. No construction or site work for the subdivision may be undertaken until a pre-
construction meeting with Town staff has taken place, filing of an NPDES – EPA Permit 
(if required), and posting of the site-restoration financial guaranty with the Town.  
Contact the Department of Public Works to arrange the pre-construction meeting. 
 

2. Prior to issuance of a building permit, a report from a qualified professional engineer 
demonstrating compliance with Londonderry’s structural and electrical standards shall 
be provided to the Building Department. 
 

3. The project must be built and executed as specified in the approved application package 
unless modifications are approved by the Planning Department & Department of Public 
Works, or, if Staff deems applicable, the Planning Board. 
 

4. All of the documentation submitted in the application package by the applicant and any 
requirements imposed by other agencies are part of this approval unless otherwise 
updated, revised, clarified in some manner, or superseded in full or in part. In the case 
of conflicting information between documents, the most recent documentation and this 
notice herein shall generally be determining. 
 

5. Fire department access roads shall be provided at the start of the project and 
maintained throughout construction.  Fire department access roads shall be designed 
and maintained to support the imposed loads of fire apparatus and shall be provided 
with an all-weather driving surface. 

 
6. Prior to issuance of a certificate of occupancy, all site improvements and off-site 

improvements shall be completed in accordance with the phasing plan approved by the 
Planning Board. 
 

7. It is the responsibility of the applicant to obtain all other local, state, and federal 
permits, licenses, and approvals which may be required as part of this project (that were 
not received prior to certification of the plans). Contact the Building Division at 
extension 115 regarding building permits. 
 

8. Site improvements must be completed in accordance with the approved plan prior to 
the issuance of a certificate of occupancy.  In accordance with Section 6.01.d of the Site 
Plan Regulations, in circumstances that prevent landscaping to be completed (due to 



Staff Recommendation: Mohawk Drive Cell Tower October 9, 2019 
 
 

Page 4 of 4 
 

weather conditions or other unique circumstance), the Building Division may issue a 
certificate of occupancy prior to the completion of landscaping improvements, if agreed 
upon by the Planning Division & Public Works Department, when a financial guaranty 
(see forms available from the Public Works Department) and agreement to complete 
improvements are placed with the Town.  The landscaping shall be completed within 6 
months from the issuance of the certificate of occupancy, or the Town shall utilize the 
financial guaranty to contract out the work to complete the improvements as stipulated 
in the agreement to complete landscaping improvements.  No other improvements 
shall be permitted to use a financial guaranty for their completion for purposes of 
receiving a certificate of occupancy. 

 
9. As built site plans must to be submitted to the Public Works Department prior to the 

release of the applicant’s financial guaranty. 
 



MEMORANDUM 
 
To:       Planning Board Date:    October 9, 2019 
 
From:  Planning and Economic Development Re: Londonderry, NH Mohawk Drive 

Department of Public Works & Engineering   Communications Tower 
 Hoyle, Tanner & Associates, Inc.  11 Mohawk Drive 

 Map 6, Lot 35-3 
 

Owner:       Tahoe Realty Holding, LLC 
 
Applicant: Bay Communications III LLC and  

T-Mobile Northeast LLC 
                
Hudson Design Group LLC submitted plans and supporting information for the above-referenced 
project. DRC and the Town’s engineering consultant, Hoyle, Tanner and Associates, Inc. reviewed the 
submitted plans and information, and review comments were forwarded to the Applicant’s engineer.  
The Applicant submitted revised plans and information and we offer the following comments: 
 
Checklist Items: 
 
1. The Applicant has not provided a boundary plan with the required certifications per Checklist item 

V.2. and has submitted a written waiver request for this item.  

Design Review Items: 
 
1. The Applicant has submitted a written waiver request from providing the required sight distance plan 

and profile for consideration by the Board. LSPR 3.08.b.8. and the Town of Londonderry driveway 
regulations require that the Applicant provide sight distance documentation for the existing 
driveways to demonstrate that sight distance criteria are met. The Applicant has previously 
responded that the sight distance information is provided; however, the sight distance information 
is not indicated on the plan set.  

2. The Applicant has not provided a utility clearance letter for the “telco” run indicated on the plans 
per Londonderry Site Plan Regulations (LSPR) Sections 3.04. and 4.18.b. and Checklist item XI.5.  We 
recommend that the Applicant provide utility clearance letters in accordance with the regulations.  

3. The Applicant should update the plans to remove the Planning Board approval block from sheets 
other than the cover sheet, site plan and landscape plan and should use the current version of the 
approval block per Checklist item III.4. and LSPR Section 4.03. 

4. The owner’s signature should be provided on the plan set per LSPR 4.12.c.16. and Checklist item V.13.  

5.  The Applicant should provide a surveyor’s certification, stamped and signed by the Licensed Land 
Surveyor on the existing conditions sheet. 

6. The Applicant has provided a plan note on the Title Sheet indicating that monuments are to be set, 
however; locations of the monuments and installation details are not provided per Checklist V.3.b.  
and LSPR 3.02.a, b., and c. and 4.12.c.4..  Monuments to be set should be indicated on the plans. 
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7.  The Applicant has not provided the location of benchmarks (or control points) on the required plans 
per Checklist VI.1.r. and LSPR Section 4.05..  Control points have been indicated on the existing 
conditions plan and should be added to the improvement plans.  

8.  The Applicant should add the plan scale to the vicinity plan on the title sheet and to the locus map 
on the Existing Conditions Plan per Checklist IV.2. and Checklist V. 

9.  We recommend that the Applicant provide or address the following related to the Commercial 
Wireless Communication Facility requirements: 
a. The report required under LSPR 5.01.b.3.iii. was not provided and the Applicant has requested 

that this requirement be incorporated as a condition of approval, as allowed by the regulations. 

b. The Applicant has proposed a 140’ monopole and has received a special exception on January 
16, 2019 to allow setbacks of 128’, 39’ and 40’.  We note that a condition of the special exception 
requires that the Planning Board approve the type, size and location of existing and proposed 
plant materials. 

10. We recommend that the Applicant clarify/address the following on the Abutters Plan/Existing 
Conditions plan: 
a.  The Applicant has noted a proposed 25’ access/utility easement, on the site plan, yet a portion 

of the landscaping is shown outside of the easement.  The Applicant’s response letter indicates 
that the Applicant is responsible for maintaining the landscaping.  A copy of the agreement 
should be provided to the Town. 

11. We recommend that the Applicant address the following items related to the Grading and Drainage 
Plan requirements: 

a. The Applicant has added four spot grades showing the intent for future stormwater flow, 
however; one of the spot grades should be coordinated with the adjacent existing contour line.  
As designed, the Applicant has created a low point within the site that will have ponding.  
Additionally, the Applicant should review the elements required to be provided on Grading and 
Drainage Plans and include those elements on a plan that shows the proposed grading details 
as required by LSPR 4.14.a. (such as; outlet of existing pipe, inverts, pipe cover, and drainage 
flow arrows).   

b. An existing drainage structure and pipe that will receive flow from the developed site is shown 
on the plan, but no information is provided on the plan set regarding the structure as required 
by 4.14.a.19. The Applicant has noted that there are no existing drainage structures; however, 
the plan sheet shows an existing catch basin within the limits of the driveway curb cut and an 
existing 15” CPP in the rear of the property.  The Applicant should provide details for the existing 
catch basin and the 15” CPP located at the northeast corner of the site. 

12. We recommend that the Applicant clarify/address the following related to Site Layout and Design: 
a. The Applicant should label the driveway radius flares for the existing drives.  
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13. We recommend that the Applicant address the following items related to the Project Drainage 
Report (No updated drainage report information was provided since the review dated 7/17/19.): 

a. The Applicant should provide the watershed area delineated on a current USGS quadrangle as 
required by LSPR 3.07.b.6. (The Applicant has provided a USGS map with the drainage areas 
within the parcel shown, but has not shown the actual watershed contributing area on the USGS 
plan provided.) 

b. The Applicant should review the delineation of the subcatchment areas as some of the area 
might fall outside of the site boundaries.  (We find it unusual for the catchment delineation to 
exactly match the property boundaries.  The Applicant noted it was intentionally calculated in 
this manner due to the small parcel size.)  The Applicant should review the discharge points and 
provide a clearer plan showing the locations of them.  Per the report, the post-development 
flows match the pre-development flows, however; a complete review could not be performed 
until the mentioned items are adjusted (i.e. show discharge points of interest—effect on each 
abutter, confirm catchment boundaries, use “good soil,” review curve numbers, update time 
span, etc.) in accordance with LSPR 3.07.a.1. Per Londonderry’s requirement, a table showing 
actual discharge flows to each abutter should be provided.  

c. The Applicant should review the Curve Numbers used.  Per LSPR 3.07.b.11., the New Hampshire 
Department of Environmental Services (NHDES) standards are part of the Site Plan Regulations.  
Per Env-Wq 1504.09.b.3.a. (NHDES regulations), the hydrologic condition for woods should be 
“good”, where the calculations used poor. (See Existing Subcatchment 1, etc.) 

d. Subcatchment 1 does not appear to have an outlet.  The Applicant should clarify where 
Subcatchment 1 is routed to, or if it is a discharge point off the site. (The Applicant has stated in 
a letter that the flows from Subcatchment 1 flow off-site to the southeast, but have not presented 
any updates to the drainage report.) 

e. The Applicant should clarify how the Curve Number (CN) for the Crushed Stone Compound can 
be less than the woods material below it (CN=66) when the Compound material is only 6” thick.  
The Applicant has noted that the CN was decreased to 50 because the 6” of gravel provides a 
larger void space than the existing smaller grained soil.  Although we agree that it is likely the net 
volume impact is small, since the CN 66 soil is not being replaced with the CN 50 soil, so we do 
not feel this is an assumption that is representative of the field condition.  

14. We recommend that the Applicant clarify/address the following details related to the Erosion 
Control Details & Notes Sheet (C-5): 
a. Silt Sock Detail: The Applicant should clarify when the compost material should be removed from 

site (as noted in note 2).  
b. The Applicant should update Note 7 to coordinate with the detail regarding the thickness of 

removal of organics on Sheet A-5. 

15. We recommend that the Applicant clarify/address the following details related to the Details Sheet 
(A-5) and Proposed Erosion Control Plan (C-4): 
a. Stabilized Construction Entrance Detail:  The Applicant has removed the Stabilized Construction 

Entrance Detail from the plan set.  Since there is proposed earth moving activity with trucks in 
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and out of the site that could move dirt onto Mohawk Drive, the detail and location for the 
construction entrance should be included in the plan set as discussed with Staff. 

 
Board Action Items: 
 
1. The Applicant submitted a written waiver request to two (2) of the Site Plan Regulation’s 

requirements. The Board will need to consider each waiver request as part of the project review. 

 
Board Information Items: 
 
1. The property has received a variance to allow a C-II use (parking of trailers) that was approved on 

May 26, 1987 (case # 5/26/87-10).  

2. The property has received a non-residential site plan approval, approved on December 7, 1988. 

3. The property has received a special exception to allow a wireless communications facility that does 
not meet the performance criteria of Section 5.10.3 (case # 1/16/19-2). 



 STAFF RECOMMENDATION 
 
To: Planning Board          Date: October 9, 2019 
From: Colleen P. Mailloux, AICP, Town Planner  
 John R. Trottier, PE, Assist. Dir. Of DPW   

            
Application: Application for formal review of a site plan to construct a phased senior living 

facility with a total of 254 independent living units and 40 assisted living units 
and associated site improvements, Pillsbury Road & Michels Way, Map 10, Lots 
41 and 41-1, Zoned AR-1, Woodmont Commons Planned Unit Development, 
Edgewood Retirement Community (Applicant) Pillsbury Realty Development 
(Owner). 

  
• Completeness:  There are no outstanding checklist items.  Staff recommends the 

application be accepted as complete. 
 
Board Action Required:  Motion to accept the application as complete per Staff’s 
Recommendation Memorandum dated October 9, 2019. 
 

• PUD Amendment Request:  The Applicant has requested the following amendments to 
the PUD as it relates to the application of PUD density exchanges and the definition of 
Nursing Home and Assisted Living Facilities: 

1. Amend the PUD Density Table- Flexibility Factor number 5 to add clarifying 
language that the Total PUD Maximum Development may be exceeded for Nursing 
Homes,  and Assisted Living, Accommodations and Commercial Uses pursuant to 
an exchange in Allowable Area as permitted under Flexibility Factor #3.  Staff 
supports approving the requested amendment as it is consistent with the spirit 
and intent of the PUD and clarifies the use of allowable area exchanges.  This 
amendment will NOT allow an increase in the overall maximum PUD development. 
 

2. Amend the PUD Density Table – Flexibility Factor number 3 to add clarifying 
language that for the purposes of exchanging Accommodations to either Nursing 
Homes and Assisted Living or Commercial Uses, or exchanging Nursing Homes and 
Assisted or Commercial Uses for Accommodations, 1 Room shall equal 650 square 
feet.  Staff supports approving the requested amendment as it provides for a 
reasonable “conversion rate” on density exchanges between square footage and 
room number which is currently unclear in the PUD. 

 
3. Add to the PUD a Definition for Nursing Homes and Assisted Living in Section 2.1.5 

of the PUD as follows: Nursing Homes and Assisted Living shall mean any of the 
following: (i) “Assisted Living Facilities” as defined under the Londonderry Zoning 
Ordinance, (ii) “Nursing Homes” as defined under the Londonderry Zoning 
Ordinance, or (iii) a life care community or other retirement community for 
seniors (over 55 years of age) providing a continuum of care including both 
independent living units and Assisted Living Facilities and/or Nursing Homes.  Staff 
supports approving the requested amendment as it provides clarity on what 
constitutes an Assisted Living Facility / Nursing home in accordance with the PUD. 
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Board Action Required:  Motion to approve the Applicant’s request for the above 
amendments to the Woodmont Commons PUD Master Plan as outlined in Staff’s 
recommendation memorandum dated October 9, 2019. 

 
• PUD Waiver Request: The Applicant has requested the following three waivers of the PUD 

Regulations and Standards: 
  

1. A waiver from Section 2.3.3 of the PUD Master Plan which requires vertical granite 
curb on both sides of a commercial access lane.  The Applicant is proposing sloped 
granite curb at the outside side of the rear access lane which provides service 
access around the rear of the proposed building.  Staff supports the waiver in the 
locations requested because it is located to the rear of the building and is not 
adjacent to pedestrian walkways. 
  

2. A waiver from Section 2.3.4 of the PUD Master Plan which requires 13 bicycle 
parking spaces.  The Applicant is proposing to provide 8 bicycle parking spaces.  
Staff supports the waiver as the Applicant has indicated that additional bicycle 
parking spaces are available in the parking garage. 

 
3. A waiver from Section 2.4.2 of the PUD Master Plan for Lot Type frontage  and 

depth regulations.  As the Planning Board approved a waiver for the lot frontage 
and depth requirements under the associated subdivision and consolidation plan 
conditionally approved on May 8, 2019, Staff does not believe that this waiver 
requires action at this time. 
 

Board Action Required:  Motion to approve the Applicant’s request for the above 
waivers 1 and 2 as outlined in Staff’s recommendation memorandum dated October 
9, 2019. 

 
• Conditional Use Permit:  The Applicant is requesting a conditional use permit for 5,270 

square feet buffer impact in the Conservation Overlay District. 
 
The Conservation Commission recommends approval of the wetland CUP for the 
purposes of installing an open bottom box culvert associated with a wetland crossing.  
The Conservation Commission does not recommend approval of the buffer impact 
associated with commercial access lane around the building. 
 
Under the Woodmont Commons PUD Master Plan, a modification was approved to the 
Conservation Overlay District allowing disturbance in the CO district "as close as the edge 
of the jurisdictional wetland" as long as it demonstrates compliance with the  following 
criteria: 

 
• The structure for which the exception is sought cannot feasibly, after 

consideration of all reasonable alternatives, be constructed on a portion or 
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portions of the lot which lies outside the CO District or the application of the CO 
District eliminates greater than 50% of the buildable area located on the parcel. 

• The proposed structure and use must be consistent with the intent of the CO 
District, and provisions must be made to ensure the structure’s drainage will not 
adversely impact any wetlands and be consistent with the purpose and intent of 
this section. 

• There shall be no construction of parking areas within the area for which the 
conditional use permit is sought. 

• The maximum building coverage in the outer-50 feet of the buffer area shall be no 
greater than 50% 

• Best management practices must be demonstrated to the satisfaction of the 
Planning Board. 

 
If the Board finds that the Applicant has demonstrated compliance with the above 
criteria, staff recommends approving the Conditional Use Permit as requested. 

 
Board Action Required:  Motion to grant the request for a conditional use permit 
per Staff’s Recommendation Memorandum dated October 9, 2019. 

 
•   Recommendation:  Based on the information available to date, Staff recommends that 

the Planning Board CONDITIONALLY APPROVE this application with the Notice of 
Decision to read substantially as follows: 

 
Board Action Required:  Motion to grant conditional approval of the site plan to 
construct a phased senior living facility with a total of 254 independent living units 
and 40 assisted living units and associated site improvements, Pillsbury Road & 
Michels Way, Map 10, Lots 41 and 41-1, Zoned AR-1, Woodmont Commons Planned 
Unit Development, Edgewood Retirement Community (Applicant) Pillsbury Realty 
Development (Owner) in accordance with plans prepared by Dimella Shaffer & 
SMRT, last revised September 19, 2019 with the following precedent conditions to 
be fulfilled within 120 days and prior to plan signature and subsequent conditions 
to be fulfilled as noted in the Staff Recommendation Memorandum dated October 
9, 2019. 

 
“Applicant”, herein, refers to the property owner, business owner, or organization submitting 
this application and to his/its agents, successors, and assigns. 
 
PRECEDENT CONDITIONS 
 
All of the precedent conditions below must be met by the Applicant, at the expense of the 
Applicant, prior to certification of the plans by the Planning Board.  Certification of the plans is 
required prior to commencement of any site work, any construction on the site or issuance of a 
building permit. 
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1. The Applicant shall address all appropriate items from the Planning & Economic 
Development Department/Department of Public Works & Engineering/Hoyle, Tanner & 
Associates, Inc review memo dated October 9, 2019. 

 
2. Prior  to plan signature, the associated Woodmont Commons Lot Line Adjustment and 

Consolidation plan, conditionally approved by the Planning Board on May 8, 2019, shall 
receive final approval and be recorded in the Rockingham County Registry of Deeds. 
 

3. All required permits and approvals shall be obtained and noted on the plan.  
 

4. The Applicant shall note all waivers and modifications granted on the plan. 
 

5. The Owner’s signature shall be provided on the plans. 
 

6. The Applicant shall provide a digital copy of the complete final plan to the Town prior to 
plan signature by the Planning Board in accordance with Section 2.05.n of the Site Plan 
Regulations. 

 
7. Third-party review fees shall be paid within 30 days of conditional site plan approval. 

 
8. Financial guarantees be provided to the satisfaction of the Department of Public Works 

and Engineering. 
 

9. Final engineering review. 
 
PLEASE NOTE –  If these conditions are not met within two (2) years of the meeting at which the 
Planning Board grants approval, the Board’s approval will be considered to have lapsed and re-
submission of the application will be required.  See RSA 674:39 on vesting. 
 
GENERAL AND SUBSEQUENT CONDITIONS 
 
All of the conditions below are attached to this approval. 
 

1. No construction or site work may be undertaken until a pre-construction meeting with 
Town staff has taken place, filing of an NPDES – EPA Permit (if required), and posting of 
the site-restoration financial guaranty with the Town.  Contact the Department of Public 
Works to arrange the pre-construction meeting. 

 
2. The project must be built and executed as specified in the approved application package 

unless modifications are approved by the Planning Department & Department of Public 
Works, or, if Staff deems applicable, the Planning Board. 
 

3. All of the documentation submitted in the application package by the applicant and any 
requirements imposed by other agencies are part of this approval unless otherwise 
updated, revised, clarified in some manner, or superseded in full or in part. In the case of 
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conflicting information between documents, the most recent documentation and this 
notice herein shall generally be determining. 
 

4. Fire department access roads shall be provided at the start of the project and maintained 
throughout construction.  Fire department access roads shall be designed and maintained 
to support the imposed loads of fire apparatus and shall be provided with an all-weather 
driving surface. 

 
5. Prior to issuance of a certificate of occupancy, all site improvements and off-site 

improvements shall be completed in accordance with the phasing plan approved by the 
Planning Board. 
 

6. It is the responsibility of the applicant to obtain all other local, state, and federal permits, 
licenses, and approvals which may be required as part of this project (that were not 
received prior to certification of the plans). Contact the Building Division at extension 115 
regarding building permits. 
 

7. Site improvements must be completed in accordance with the approved plan prior to the 
issuance of a certificate of occupancy.  In accordance with Section 6.01.d of the Site Plan 
Regulations, in circumstances that prevent landscaping to be completed (due to weather 
conditions or other unique circumstance), the Building Division may issue a certificate of 
occupancy prior to the completion of landscaping improvements, if agreed upon by the 
Planning Division & Public Works Department, when a financial guaranty (see forms 
available from the Public Works Department) and agreement to complete improvements 
are placed with the Town.  The landscaping shall be completed within 6 months from the 
issuance of the certificate of occupancy, or the Town shall utilize the financial guaranty to 
contract out the work to complete the improvements as stipulated in the agreement to 
complete landscaping improvements.  No other improvements shall be permitted to use 
a financial guaranty for their completion for purposes of receiving a certificate of 
occupancy. 

 
8. As built site plans must to be submitted to the Public Works Department prior to the 

release of the applicant’s financial guaranty. 
 



MEMORANDUM 
 
To:       Planning Board Date:    October 9, 2019 
 
From:  Planning and Economic Development Re: Site Plan – The Baldwin, Senior Living 

Department of Public Works & Engineering  at Woodmont  
Hoyle, Tanner & Associates, Inc. Map 10, Lot 41-1 

Pillsbury Road 
 

Owner:  Pillsbury Realty Development, LLC 
Applicant: Edgewood Retirement Community
                

 
SMRT Architects and Engineers  submitted plans and supporting information for the above-referenced 
project. DRC and the Town’s engineering consultant, Hoyle, Tanner and Associates, Inc. reviewed the 
submitted plans and information, and review comments were forwarded to the Applicant’s engineer.  
The Applicant submitted revised plans and information and we offer the following comments: 
 

 
Design Review Items: 
 
1. The Applicant has proposed nontraditional sloped granite curb for use in the commercial access 

lane where the Woodmont PUD Master Plan 2.3.3. requires vertical curb. They have submitted a 
written waiver request to this requirement for consideration by the Board.  

2. The Applicant has proposed frontage and depth dimensions that do not comply with Lot Type 
frontage and depth regulations in Woodmont PUD Master Plan 2.4.2. and has submitted a written 
waiver request to this requirement for consideration by the Board.   

3. The Applicant has submitted a written waiver request from the Bicycle Parking requirements as 
required by Woodmont PUD Master Plan 2.3.4. for consideration by the Board to provide 8 
bicycle parking spaces where 13 are required, and have noted that additional spaces will be 
available in the parking garage.  

4. The Applicant has indicated that the New Hampshire Department of Environmental Services 
(NHDES) Alteration of Terrain permit is pending.  When received, the project permit should be 
provided for inclusion in the Planning Department files.  In addition, the Applicant has indicated 
that the NHDES and Town of Londonderry sewer discharge permits will be filed by the Applicant 
and that Pillsbury will be filing the NHDES water supply permit.  

5. The Applicant has indicated that I Rods will be set to comply with LSPR Section 4.12.c.4. , and 
has stated that construction of the road leading to the pump station will comply with 
appropriate monumentation requirements.  The Existing Conditions Plan continues to note that I 
Rods will be set.  The plan should be clear that the road leading to the pump station (formerly 
Placeholder Way) will be monumented (instead of pinning).   

6. The Applicant’s plan set should be stamped by a professional engineer in accordance with LSPR 
Section 4.01.c. The submittal did not include the stamp on sheet CG201.  

7. The Applicant has included benchmarks, but has not shown them on every relevant or 
appropriate sheet of the plan set as required by LSPR Section 4.05. Additionally, the legend 
should be provided on every relevant or appropriate sheet as required by LSPR 4.08. 
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8. It is our understanding that, upon approval and recording of the associated subdivision plan 
creating the subject parcel, reference will be made to that plan in lieu of providing a full 
boundary plan. 

9. The Applicant should provide spot grades on the top and bottom of the water feature’s 
surrounding walls in accordance with LSPR Section 4.14.a.12.  (The Applicant has indicated that 
no walls are required for the water feature, however; the detail provided includes wall details.) 
The Applicant has noted that water feature details will be provided with the Building Permit 
Application. Since this is a site feature, we recommend that basic details, such as depth, be 
provided on the grading plan at this time.  Additionally, the Applicant should confirm with the 
Building Inspector whether additional protective measures are required where no wall or rail is 
proposed adjacent to the water feature.  

10. The following Utility requirements are noted with some remaining to be addressed:  
a. The Applicant should provide complete details related to the proposed telephone, cable, 

and electric systems that complies with LSPR Section 4.14.b.7.  (The Applicant has provided 
electric conduit locations and details on the plan, but has not shown proposed locations for 
cable or telephone.  One adjustment that could be made to clarify would be to modify the 
electrical conduit label on the plan sheets to say electrical/communications trench, or 
something that conveys the same information (versus the legend label of “New Underground 
Electric”).  If there are two conduit runs proposed in a single trench, the detail should be 
updated to show both conduit runs in the same trench and/or to clarify the intent for cable 
and telephone to share conduit.) Furthermore, the electric and communications trench 
details should be coordinated with the Pennichuck trench detail on the preceding sheet 
which requires 5’ of separation.  

b. The Applicant has indicated that the off-site pump station was designed by Woodmont 
Commons and will be reviewed as part of their subdivision approval. 

11. We recommend that the Applicant clarify/address the following related to Site Layout and 
Design: 
a. Sheet CP102:  The Applicant’s proposed northeasterly access point is partially constructed 

on the parcel to the north.  The Applicant has stated that the access lane to the north will 
be constructed by the developer and that each will be responsible for work on the 
respective properties.  The Applicant has provided draft easement documents which clearly 
state that utility construction and maintenance is allowed, however, the document should 
be clarified to allow driveway construction. We recommend that copies of updated access 
and construction easements be provided to the Town when available. 

b. Sheets CP101: The Applicant should label and detail Detectable Warning Surfaces and flush 
loading zones. The Applicant has added clarifying linework to the area near the west 
entrance at Building A, however; additional information should be added to the drop off 
circle on the east side of Building A.  We continue to recommend that spot grades be 
provided to clarify where flush sidewalk or loading zones is/are proposed.  Also, the Applicant 
has noted the intent to install raised crosswalks between Building E and Building A. Additional 
information should be provided detailing how the ramps of the crosswalk are intended to be 
constructed.  (What is the proposed length of the ramp, such that the slope can be 
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identified. This is important for small vehicle planning and emergency response vehicle 
identification.) We also recommend that the Applicant consider signage or pavement 
markings warning motorists of the raised crosswalk.  Additionally, we note that the line-type 
for the various curb types is difficult to differentiate on the printed version of the plan set.  The 
Applicant has noted that the plans will be revised for clarity at the time of construction issue.  
We recommend that this be addressed prior to that stage.  

c. The Applicant has provided spot grades and has noted the intent to provide required ADA 
crosswalk slopes, however; the proposed crosswalk along the entrance drive is shown to 
exceed the required 2% maximum cross slope.  

12. The Applicant should verify that all design review comments for the project are adequately 
addressed as applicable: 
a. Please verify the comments of the Planning Department have been adequately addressed 

with the Planning Department. 
b. Please verify the comments of the Conservation Commission have been adequately 

addressed with the Conservation Commission. 
c. Please verify that any comments of the Sewer Division have been adequately addressed 

with the Sewer Division. 

 
Board Action Items: 
 
1. The Applicant submitted written waiver requests to three (3) of the Woodmont PUD Master Plan’s 

requirements as noted in the submittal dated September 19, 2019.  The Board will need to 
consider each waiver request as part of the project review. 

2. The Applicant is proposing improvements within an area outlined on the plan to be within the 
Conservation Overlay District (COD) that will require Conditional Use Permit (CUP) approval by 
the Planning Board.  The Applicant has noted that they have submitted a CUP for review.   

 
Board Information Items: 
 
1. This submission is for approval of a site plan for a senior living facility.   

2. The Applicant has submitted a draft access and utility easement document to the Town relative 
to use of shared infrastructure. 

3. The Applicant has included parking space calculations indicating that significant excess parking 
is proposed.  The Applicant has noted that the number of parking spaces is required by the 
operations of the Applicant.  

4. Plan approval is contingent on approval of the associated subdivision plan conditionally 
approved on May 8, 2019. 
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