Article III XE "ARTICLE III - ENFORCEMENT, VARIANCES, AND WAIVERS VALIDITY AND EFFECTIVE DATE" 
Development Standards
I) 
GENERAL STANDARDS
A) 
Overview

1)
The standards contained in these regulations apply to all site plans.  These standards shall be construed as minimum standards, and the Planning Board, in its reasonable judgment, may stipulate a higher requirement, where warranted on a case by case basis.

2)
In addition to these standards, the Planning Board may stipulate any appropriate special measures to eliminate or mitigate potential adverse impacts upon abutters, neighbors, or the general public that might result from a proposed project.

3)
A site plan application may be denied by the Planning Board if the proposal fails to meet one or more of the requirements herein.

4)
Legally established nonconforming site conditions are considered “grandfathered”, until such time as site plan review is involved due to proposed changes to a property.  The Planning Board shall use the nonconforming provisions in the City of Rochester Zoning Ordinance as a guide in reviewing such situations, to the extent appropriate.  As part of any site plan review, the Planning Board may require that:  
a) 
nonconforming site conditions be brought into compliance;  
b)
the extent of nonconforming site conditions be reduced; or 
c)
nonconforming site conditions be mitigated, giving due consideration to the extent of the nonconformity and its adverse impacts and the costs for addressing the nonconformity relative to the costs for the overall project.
B)
Other Regulations

1)
The site plan shall conform with all applicable ordinances, regulations, standards, and statutes of the City of Rochester, State of New Hampshire, and United States Government, as appropriate, including, but not limited to:

a)
The City of Rochester Zoning Ordinance

b)
Other ordinances within the City of Rochester Code of Ordinances

c)
The City of Rochester Subdivision Regulations

d)
Specifications promulgated by the City of Rochester Public Works Department

e)
The Building, Housing, and Life Safety Codes, as adopted by the City of Rochester
2)
The City of Rochester Master Plan and Capital Improvement Program (CIP) are policy rather than regulatory documents, but the Planning Board may consult these documents as guides in reviewing proposed development.

C)
The Transect
The nature and form of development should vary depending upon the location of the site within the city.  The continuum from rural to suburban to urban settings is known as the transect.  To the extent practical, site plans should be adapted to transect location and these regulations should be administered with some flexibility, as appropriate.  Some of the key adjustments that should occur as one moves along the transect from rural to urban areas include the following:
· development is denser with less open space
· there is more public infrastructure

· landscaping is more formal

· buffers to natural resources are narrower

· lighting is brighter

· setbacks are smaller

· buildings are closer together

· buildings are taller

· buildings are oriented more parallel to the street

· sidewalks are wider and more important

· sidewalks are more likely to be constructed of concrete rather than asphalt

· fencing becomes metal instead of wood

II)
ARCHITECTURE
A)
Findings
The City of Rochester Planning Board finds that:

1) 
Our city contains three historic downtown areas, countless attractive residential neighborhoods, a beautiful rural landscape replete with unique natural and cultural resources, an excellent architectural tradition, a colorful history, and much visual appeal.
2)
Preserving and enhancing these features is integral to maintaining the character and identity of our community.

3)
Building designs which are indifferent to the traditions of our city and region, aggressively seek the attention of passing motorists, do not consider the quality of the pedestrian environment, or are erected at the lowest possible cost without due concern for aesthetics harm the character of our community, depress property values, and impair our quality of life.

4)
While subjectivity and judgment is invariably part of reviewing architectural designs there are universal principles of good design.

5)
Well-crafted design standards can promote building design that is functional, economical, attractive, and harmonious.  Architectural quality and sustainable economic development are not mutually exclusive; rather, they are interdependent.

B)
Purpose
1)
The purpose of the Architectural Regulations is to:

a)      Provide for high quality architecture that respects universal design principles, enhances the appearance of Rochester, reinforces pedestrian character where appropriate, and is sensitive to neighboring buildings, the broader setting, and natural and cultural resources. 

b)      Protect and enhance the positive visual qualities of Rochester's downtowns, residential neighborhoods, commercial corridors, industrial parks, and scenic and rural landscapes.

c)
Encourage design which is compatible with the traditional character of Rochester and New England.

d)
Enhance property values and foster civic pride.

e)
Minimize potential aesthetic conflicts between: a) residential and nonresidential uses, and b) single family and multifamily uses.

2)
Adherence to these standards should not be burdensome and they are by no means intended to stifle creativity or variety.  On the contrary, it is hoped that the standards will encourage more thoughtful approaches to building design. There is much flexibility embodied in the regulations and many ways of meeting the objectives.  They are intended to serve as useful guidelines for design professionals and applicants seeking to produce quality designs respectful of place and context. 

C)
Adoption
This section is adopted pursuant to the City of Rochester Land Use Plan and New Hampshire Revised Statutes Annotated sections 674:21 (Innovative Land Use Controls) and 674:44 (Site Plan Review Regulations).

D)
Applicability
1)
Architectural review is required as part of site plan review for all: a) nonresidential buildings;  and b) residential buildings, where the total number of dwelling units on one lot, whether in one or more structures, is three or more. 
2)
This includes all new construction and building additions.  Alterations to existing buildings are reviewed only if there are other proposed changes to the site for which site plan review is involved.   
3)
Design review is required only for building elevations and portions of structures that would be visible from a public street or path or from neighboring residential properties.  All applicable development must conform with these regulations as reasonably interpreted by the Planning Board.

4)
Architectural review is not conducted for: 
a) 
development of single family dwellings or two family structures; 
b) 
routine repair or maintenance of structures;

c) 
any work on the interior of a building; 
d) 
any existing structures for which no exterior alterations are proposed;  
e) 
any property located in the Rochester Historic District that is subject to the purview of the Historic District Commission;  and
f) 
modifications solely for the purpose of providing safe means of egress or access in order to meet requirements of the Code Enforcement Department.

E)
Various Sections Of The City
Various sections of the City differ from one another in character and in the appropriate treatment called for (also see reference to the transect under General Provisions).  The following sections are listed in order, generally, from the most sensitive to the least sensitive section.

1)
Downtowns.  The three downtown areas (downtown, East Rochester, and Gonic) are highly sensitive because of the importance and challenge of maintaining a pleasing pedestrian environment. The most intensive area of downtown is the one block section of North Main Street between Wakefield Street and Union Street.  As one moves closer to the core areas traditionally the buildings are taller, closer to the sidewalk, built of more substantial materials, and more elaborate in design and detailing.

2)
Existing residential neighborhoods.  These areas are sensitive because some older neighborhoods that are zoned for mixed use have been harmed by incompatible multifamily  - and in some cases nonresidential - development.   New development should blend in with the traditional character of these neighborhoods in order that it not degrade property values and the small-scale pedestrian nature of these areas.

3)
New residential areas.  These areas are not as sensitive as existing neighborhoods in which existing residents could be vulnerable to new development over which they have little control.  New residents have a choice whether or not to locate in these developments.  Nonetheless, careful consideration of designs is important to enhance quality of life for new residents.

4)
Development in a rural setting.  These areas are sensitive due to the potential impact upon scenic views, recreation areas, historic properties, and cultural resources.

5)
Intensive commercial corridors.  It is important to enhance the quality of commercial development along these corridors (such as Routes 11 and 125), and indeed this is where most architectural review occurs.  Many serve as gateways to the city, carry high levels of traffic, and are the most prominent areas of the city.  On the other hand, an intensive automobile oriented and big box/small box character is already established in many areas.  Thus, while we seek to enhance the visual experience along these corridors there are generally fewer sensitive resources vulnerable to this type of development.

6)
Industrial and business park type settings.  We seek to enhance the quality of our industrial and business parks (such as Airport Drive and Industrial Way).  However, because these are located on dead-end streets with almost no incidental traffic and with few vulnerable visual resources they are the least sensitive areas.
F)
General Guidelines.   
An application is considered to meet the design requirements of the Architectural Regulations if the Planning Board  determines that the application overall demonstrates reasonable conformity with the General Guidelines and Elements of Design, in the next section.
1)
Recognizing that every property, proposal, and situation is unique the Planning Board may modify or reduce any of the standards herein as it reasonably deems appropriate, based upon individual circumstances.   No particular architectural style is stipulated and innovative, contemporary, and distinctive designs are encouraged, provided they are respectful of general design principles and context. 

2)
Buildings should be compatible with traditional New England architecture.  They should be articulated to express an architectural identity.

3)
While the use of a traditional architectural vocabulary (gables, porticos, beltcourses, etc.) is desirable, designers are not discouraged from using this vocabulary in an original manner that reads as contemporary.  

4)
It is recognized that many national and regional chain businesses seek to build a standard design across the country or region without regard to local conditions.  However, the Planning Board will evaluate all proposed designs for compatibility with local community character and for conformance with the goals of these regulations.  It shall be the obligation of the applicants to develop designs that are compatible with our community character; the City need not make adjustments to accommodate template designs.

5)
Use of false or partial mansard roofs, unconventionally shaped roofs, overly bright colors, bright lighting on the building, disproportionately sized building elements, crudeness of features, or a general plastic feel of the building, is not appropriate.

6)
Buildings should possess an overall integrity.  Architectural details should not give the impression of being tacked on but rather should be integral to the overall design.  (For example, use of undersized shutters on a picture window or installation of an elaborate classical portico or cupola on an otherwise clearly utilitarian  big box would not be appropriate.)

7)
A lower level of standards applies to a structure or facade that is less visible or less prominent, such as one located a good distance from the road or one that is partly obscured by another structure.

8)
While it is not required under these regulations, the reuse and restoration, of existing structures that have special architectural, historical, cultural, or contextual value is strongly encouraged.

9)
Modifications and additions to existing buildings should be harmonious with the character of the existing building when the existing building would reasonably be considered to be in general conformance with the goals of these regulations.

10) 
Building design should blend with other features of the site - signage, landscaping, lighting, fencing, and outbuildings. - to the extent practical.
11)
Compliance with LEED (Leadership in Energy and Environmental Design) standards as developed by the Green Building Council is encouraged.  Appropriate adjustments to these regulations is appropriate to accommodate LEED standards.

12)
Multiple buildings should be arranged in an orderly fashion.  They should be oriented to define space in an attractive manner, which would generally involve their placement  in a line, in two parallel lines facing each other, in a quadrangle, in a semi-circle, or  forming an “L” or a “U”.

G)
Elements Of Design.   
Proposed designs should be harmonious with neighboring structures that have a visual relationship with the subject building in terms of mass, width, height, proportion, spacing, setback, and all of the other elements of design discussed below when those neighboring structures would reasonably be considered to be in general conformance with the goals of these regulations.  
1)
Siting of building.   Most buildings are oriented parallel or perpendicular to the street.  This pattern reinforces the streetscape.  Buildings should not be oriented at odd angles to the street unless this is already the prevailing pattern in the area or if it is dictated by strong topographic or site considerations. 

2)
Scale.  New buildings both should possess an appropriate scale both in their overall size and in their details.  It is preferred that buildings contain at least two stories.  Alternatively, a single story building should have a high cornice line, a relatively steep roof, and/or a high parapet.  

3)
Proportion.  Buildings and their details should be well proportioned in accordance with commonly accepted design principles so as to create a sense of order and balance.  

4)
Massing. Large structures should be broken into smaller masses to provide human scale, variation, and depth.  These smaller masses should have a strong relationship to one another and, each should have an integrity of form.  Construction of warehouse style big boxes is not appropriate except in industrial park type areas.  Situating blocky multifamily structures within predominantly single and two family neighborhoods is highly inappropriate.  

5) 
Roof.  
a)
The roof design has a significant effect on the character of a building.  The lack of a roof often promotes a feeling of boxiness.  A pitched roof is less important on a taller building.  Multistory buildings in downtown and mill buildings rarely included a pitched roof.

b)
Incorporation of a moderate slope is preferred.  Where flat roofs are used, there should be a distinct cornice and/or parapet to emphasize the top of the building.  Extensive areas of visible roof should be broken up with dormers, cross gables, cupolas, chimneys, parapets, balustrades, and towers.

c)
Appropriate roof materials include tile, concrete tile, asphalt shingles, slate or imitation slate,  and standing-seam metal.  A colorful standing-seam metal roof - in a deep red, green, or blue - can be an appealing design element.

6)
Building façade. 
a)
Much attention should be given to create an attractive facade. Broad expanses of blank walls are inappropriate.  Traditionally, the parts of a facade that may be embellished or articulated include:

i) 
The horizontal base where the building meets the ground (such as a different treatment for the foundation or a water table)

ii) 
The horizontal top where the building meets the sky (such as a projecting cornice with brackets)

iii) 
A horizontal section in between (such as a belt course between stories)

iv) 
The vertical corners on the left and right sides (such as corner boards or quoins)

v) 
Vertical articulation in the middle (such as columns or pilasters)

vi) 
The area around the door/entry (such as a portico)

vii) 
The areas around the windows (such as lintels, sills, or window surrounds)

b)
Engaging details should be added to enliven the façade, such as by inserting small, colorful square, diamond, or polygon shaped tile or brick patterns or decorative lights into strategic locations on the walls or pilasters.
c)
Depth may be created with porches, projecting or recessed sections, bay windows, canopies, awnings, trellises, and arcades.  Use of these devices is strongly encouraged.
7) 
Fenestration.  
a)
Windows are an integral part of a building and should be incorporated on front facades, and preferably side facades to humanize the building.  The windows along with the door should establish a coherent, orderly pattern and rhythm.  Windows on higher floors should align vertically with windows below to the extent practical.  There should be an abundance of windows that use clear non-reflective glass.  At the same time, the integrity of a building may get lost with too many or too large windows.  A good balance between “solid” and “void” should be maintained.
b)
It is preferable that windows be vertical.  Horizontally shaped windows are discouraged, but where used, wide mullions should be incorporated, to create vertical window panes within an overall horizontal window band.  Use of double windows is discouraged.  Where double windows are used (such as side by side sash windows) there should be a distinct wide bar or mullion in between to set off each window individually;  otherwise the impression is created that the two windows are indelicately jammed together.
c)
In pedestrian oriented downtown or village commercial centers use of large picture type windows for retail uses on the first floor is strongly encouraged.  In residential areas and on upper floors of downtown buildings use of multiple panes of glass (or the appearance of multiple panes) rather than picture type windows is preferred.  
d)
Shutters, where appropriate, should be sized properly for the window opening (approximately one half the width of the opening).  Use of false shutters is discouraged and is highly inappropriate on double windows or picture windows.  It is far better to use wide trim on all four sides of the window, accented in a different color from the body of the building.
e)
Use of awnings, especially canvas awnings, over windows are an excellent device to enliven a façade.
8)
Entrance.  
a)
The entrance is an important element in defining a building and should be obvious and prominent.  Articulation of the entrance is encouraged through use of a portico, canopy, awning, sidelights, surround, or other device. 

b)
Generally, there should be an entrance, if not the primary entrance, located on the front facade. Use of a functional front porch on residential buildings is strongly encouraged.

9) 
Materials.   
a)
Materials should be high quality and durable.  The following materials are acceptable:

· wood (clapboard and shakes), 
· brick, 
· stone, 
· terra cotta,

· stucco,

· fiber reinforced cement (such as “hardy board”), 
· textured block, 
· cellular PVC products (such as Azek ©)
· synthetic stucco (such as exterior insulation finishing system “EIFS”)

· conventional vinyl siding arranged in a horizontal clapboard or shake pattern
b)
Vinyl siding is acceptable but other materials are preferred.  One effective approach is to limit vinyl to side and rear facades.  
c)
The following materials are not acceptable:

· Aluminum siding, 
· sheet plastic, 
· sheet fiberglass, 
· T-111 plywood, 
· pecky shingles, 
· simulated brick, 
· salvage brick, and 
· highly reflective materials. 
d)
Prefabricated metal wall panels and undressed concrete/cinder block should not be used except in industrial park areas.  When these materials are used it is preferable to minimize the area over which they are used, minimize their use on front facades, and combine their use with other materials, such as installing metal walls over a foundation of textured block. 

e)
Use of a harmonious range of materials in different colors, and special materials such as tile, that will provide interest and variety is encouraged.

10) 
Color.  
a)
It is preferable to use two or three colors.  The main color(s) on a building should generally be nature blending, earth tone, neutral, or pastel.  Bright colors should be limited to accent areas.  High intensity colors, metallic colors, or fluorescent colors should not be used.

b)
Subtle colors are appropriate on larger, plain buildings whereas smaller buildings with more detailing can more effectively incorporate brighter colors.  Use of medium dark colors on the body of the building (e.g. medium brown) with light colors in the same family for trim (e.g. light tan) is one effective approach.
11) 
Building Illumination.  Use of low intensity wall pack or spot lighting, or lighting of signage on buildings is appropriate.  Use of flood lighting, high intensity lighting, or garish lighting is inappropriate.

H) 
Particular Building Types And Components
1) 
Gasoline Station.  Canopies should incorporate features to avoid the sense of a large, hovering mass.   A pitched roof or other traditional roof form should be used (attractive examples include the facilities - presently Irving Stations - in Northwood, Stratham, and Meredith).  The fascia of the canopy should be thin/short in height, and articulated roughly like an entablature.   The support columns should be articulated in some manner.  All vertical surfaces should be nonreflective and colors should be muted.

2) 
Miniwarehouses/Self Storage Facilities.  When these facilities are located on major roads their design must be carefully considered.  Deep setbacks should be established.  The structures should be located perpendicular to the road with no overhead doors facing the road. Use of corrugated metal on the front facades is inappropriate.  Use of textured block, brick, wood, or stucco is preferred though flat metal may be acceptable.  Colors should be muted.  (The facility located on Route 155 in Dover is well designed, including the color selection.)

3) 
Garages. Garage doors should be relatively unobtrusive.  To the extent practical, doors should be placed on side facades not facing the street, doors should be screened from view  by landscaping or other structures, or garages should be set back a greater distance from the street.  Where the garage is attached to the main building it is preferable for the garage section to be subordinate to the main section by reducing the size and recessing it beyond the main section (ideally made to resemble a traditional carriage porch).  Commercial vehicle repair facilities (serving the general public) are exempt from this provision.
I) 
Process
1)
Applicants should submit elevation drawings drawn to scale of each pertinent facade.  A color board containing actual color samples of exterior finishes, keyed to the elevations and indicating the manufacturers name and color designation should also be submitted.  Applicants should also submit a material sample if appropriate, such as the type of brick proposed.

2)
Any proposed building illumination must be submitted and approved.  No such lighting may be installed without approval.

3)
Applicants are strongly encouraged, to use a registered architect to prepare the elevation drawings. 

4)
Waiver requests should not be submitted from any specific design standards herein.  The Planning Board will determine if the project, viewed as an overall design, meets the intent of this section.

5)
At its option, the Planning Board may secure the services of a consulting architect or other professional to assist in the review of an application.  The board may impose reasonable fees upon an applicant to cover this expense.

6)
These regulations are administered by the Minor Site Committee in the case of minor site applications and the Planning Department in the case of Special Downtown applications that are outside of the historic district..
J) 
Definitions

See Appendix 1 – Architectural Glossary.  An extensive set of definitions is provided, including terms that are not used in this regulation, for the purpose of enhancing discussion of architectural design.
III)  CONSTRUCTION PRACTICES
A)
Commencement

No site work, grading, nor removal of vegetation (except that necessary to establish erosion and sedimentation control devices and construction fencing) shall commence until all erosion and sedimentation control devices and, when appropriate, construction fencing are installed and stabilized.

B)
Blasting

1)
The applicant shall secure a blasting permit from the Rochester Fire Department prior to starting any blasting.  The applicant shall comply with all policies for blasting, including conducting a pre-blast survey if required, established by the Fire Department.
2)
The applicant shall hold a meeting with the neighborhood prior to starting any blasting, at an appropriate time and place determined by the applicant.  The applicant shall notify:  
a) 
all abutting property owners who were notified of the development at the outset; 
b) 
all parties whose property is located within 250 feet of any area where blasting will occur;  and

c) 
the Planning Department 
3)
The notice shall be sent by first class mail at least one week prior to the meeting and shall include the details of the neighborhood meeting, information on when blasting is expected to occur, and a telephone number for neighbors to call with any concerns. The applicant or a representative of the applicant must attend the meeting. It is recommended that a representative of the blasting company attend the neighborhood meeting.
C)
Construction Equipment

1)
Construction equipment and materials shall be stored at least 25 feet away from drainage channels.

2)
If there will be any refueling or servicing of construction vehicles or equipment on site, provisions shall be made for this activity, including, as appropriate, fuel storage, secondary containment, spill clean up, and management procedures.  When applicable, a plan addressing these procedures shall be provided to the Public Works Department when site work or building construction is commenced.  (For information regarding spill prevention, control, and countermeasures see http://www.epa.gov/oem/content/spcc/
.)
D)
Construction fencing and Tree Protection

Prior to commencing construction, the applicant shall install and maintain orange construction fencing (or other appropriate devices) along the outer edge of the construction zone, where there are trees, shrubs, or other resources worthy of protection, unless the limits of construction are otherwise obvious.  To the extent practical, the fencing shall be placed underneath the outer edge of the canopy (or “dripline”) of any trees that lie along the edge of the construction zone, in order to protect those trees.  In addition, orange construction fencing shall be placed around any individual trees within the construction zone which have been specifically designated for protection.  No vehicles, equipment, nor materials may be parked or stored under the canopy of these trees.  

E)
Fire Access

Access into the site for fire apparatus must be maintained at all times during the construction process.  

F)
Hours of activity
1)
For any site where development activity would occur within 300 feet of any residential dwelling unit, outside construction activity is restricted to the following hours:

· between 7:00 a.m. and 6:00 p.m., Monday through Friday, and 
· between 8:00 a.m. to 6:00 p.m., Saturday.  
2)
The Planning Board may modify this requirement as appropriate.
G)
Stump Dumps

In accordance with RSA 149-M:1, all locations of on-site burial of stumps incidental to the clearing of land shall be indicated on the site plan.  Stump dumps shall not be located 75 feet of any public or private water supply system.

H)
Topsoil

Unless otherwise approved by the City, all stripped topsoil from the site shall be retained, stabilized in accordance with NHDES standards, and stockpiled on site for reuse on site later.

I)
Waste Materials

1)
Construction site operators shall control and properly dispose of all on-site waste such as cut trees, stumps, debris, junk, rubbish, discarded building materials, concrete truck washout, chemicals, litter, sanitary waste and other materials.    These materials may not be buried or left on the site unless specifically approved by NHDES.
2)
Applicants are strongly encouraged to provide for storage and collection of recyclable materials during construction.

IV)
CULTURAL RESOURCES

A)
General guidelines

1)
The applicant is encouraged to retain architecturally or historically significant buildings, structures, and resources.  This includes the following resources:
a)
Those that are listed or determined eligible to be on the National or State Registers of Historic Places; 
b)
Those that were constructed prior to 1930 and which in the reasonable opinion of the Planning Board possess significant architectural value due to quality and integrity of condition, overall design, detailing, materials, craftsmanship, style, or form;
c)
Those that were constructed prior to 1930 and which in the reasonable opinion of the Planning Board are closely associated with the lives of persons or events important in the history of the City of Rochester;
2)
The Planning Board may refer items to the Historic District Commission for its recommendation, but applications shall not be unduly delayed when such a recommendation is sought.

B)
Archaeological Resources

Where significant archaeological resources exist or are believed to exist on a site, the applicant is encouraged to mitigate the impact upon those resources, by renovating, excavating, or providing a buffer around the resource, or by other appropriate means.
C)
Cemeteries

1)
Applicants shall comply with RSA 289:3 III, as amended.  It presently reads as follows: 
“…[N]o new construction, excavation, or building shall be conducted within 25 feet of a known burial site or within 25 feet of the boundaries of an established burial ground or cemetery, whether or not such burial site or burial ground was properly recorded in the deed to the property, except when such construction, excavation, or building is necessary for the construction of an essential service, as approved by the governing body of a municipality in concurrence with the cemetery trustees, or in the case of a state highway, by the commissioner of the department of transportation in concurrence with the cemetery trustees.” 

2)
The applicant is strongly encouraged, but not required, to restore or renovate existing cemeteries on the subject site situated in proximity to the proposed site work.  At its reasonable discretion, the Planning Board may require buffering between the development and an existing cemetery, beyond that stipulated in the RSA, above, in order to mitigate the visual impact of the development on visitors to the cemetery.
D)
Scenic views

The applicant is encouraged to preserve scenic views from the site or onto and over the site.

E)
Stonewalls

1)
When it is necessary to remove portions of a stone wall to accommodate development, the applicant shall preserve remaining portions to the extent feasible.  Applicants are encouraged to:  
a) 
relocate stone walls which must be removed to another location on site;  
b) 
renovate and rebuild older stone walls;  and 
c) 
build new stone walls as and where appropriate. Appropriate locations for relocated or rebuilt stone walls may include the front property line, the edge of travel ways (provided they would not interfere with sight distance or maintenance requirements), side lot lines, the edge of the development, and open space areas.  

2)
It is recommended that new stone walls be:  
a) 
built with existing fieldstone on site;  
b) 
dry stacked (without mortar);  and 
c) 
constructed or reconstructed in a fieldstone farm-style wall.  See Figure 1 for the suggested cross section for newly built and reconstructed stone walls.  Chapter 8 of “The Granite Kiss” by Kevin Gardner, Susan Allport, and Guillermo Nunez (Countryman Press) is a useful reference.
3)
RSA 472:6 – Removing or Altering Boundary Markers may apply to stonewalls situated along property boundaries.
V)
LANDSCAPING 
A)
Purpose
The purpose of this section is to:  
· help integrate the built environment with the natural environment;
· enhance the quality and appearance of development;
· preserve open space and natural habitats;
· control excessive stormwater runoff; 
· prevent soil erosion and pollution of water bodies; 
· reduce noise, wind, glare and dust; 
· provide shade to reduce reflected heat;
· establish an attractive streetscape adjacent to roadways;
· screen vehicular headlights in parking areas;
· promote public safety by guiding vehicles and pedestrians within a site; 
· provide areas for snow storage;
· enhance privacy;  and
· protect the value of surrounding property; 
B)
General provisions
1)
Properties on which there is no paving, parking, or driveways are exempt from this entire Landscaping section herein.

2)
Properties that are zoned Industrial are exempt from this entire Landscaping section herein. However, applicants in these zones are encouraged to conform with these standards, at their discretion.

3)
Landscaping requirements for properties located in the Downtown and other dense, core, or pedestrian areas may be reduced or eliminated, as appropriate.  However, any parking lots situated in these areas shall be fully screened from the street with dense vegetation or other means.
4)
The Planning Board may approve any alternative landscaping method proposed by the applicant that departs from a specific requirement of this section, provided the intent of the provision is met.

5)
Landscaping should be planned with a comprehensive and integrated view of the entire site and its surroundings, preserving and enhancing the natural, scenic, and built qualities of both.
6)
Landscaping should be used as a design element, including identifying passage into and through the site, enhancing architecture and freestanding signage, breaking up the expanse of building walls, screening service and storage areas, and directing attention to focal points on the site.
7)
Landscaping should be designed to encourage biodiversity and remain functional and attractive during all seasons of the year.
8)
Prominent natural or human-made features of the landscape such as mature trees, surface waters, natural rock outcrops, stone walls, established footpaths, and scenic views should be retained and incorporated into the landscape plan, to the extent practical.
9)
Healthy existing vegetation may be used to meet any landscaping requirements.

10)
The use of additional landscaping materials such as rocks, water, sculpture, art, walls, fences and street furniture is encouraged.  

11)
All required landscaping shall be located entirely within the lot, unless the Planning Board specifically allows off-site landscaping (within the public right-of-way or on adjoining property) to contribute toward the requirements herein.

12)
A minimum of 25% of the total land area of any development site shall be devoted to landscaped areas or left in an unaltered natural state.  Bare ground largely devoid of vegetation and areas whose primary purpose is to serve other functions – such as areas with human-made drainage structures, utility easement areas, areas with above ground utilities, overflow grass parking, gravel areas, etc. - shall not count toward this requirement.
13)
All landscaped areas in close proximity to parking areas and driveways shall be protected from encroachment of vehicles by curbing, landscaping timbers, curb stops, wheel stops, or other appropriate means.  

14)
To promote on-site water retention and filtration, applicants are encouraged to design landscaped areas that will receive stormwater from on-site roads, driveways, parking areas, sidewalks and other impervious surfaces.  Protective plant barriers should be designed with openings that allow stormwater to flow into the vegetated areas.  Such planting areas should be underlain by a suitable layer of crushed stone or other water holding reservoir, with an overlay of filter fabric to minimize clogging by superfine soils. The use of LID (low impact development) techniques is encouraged.  (See the New Hampshire Stormwater Manual Volume 2 and guidelines developed by the University of New Hampshire Stormwater Center.)
15)
All ground surface that is part of the landscaped area shall be covered with grass, trees, shrubs, live ground cover, organic mulch, or other appropriate landscaping materials.  Use of mulch to cover extensive areas is discouraged.
16)
After development is completed, no ground disturbed as a result of construction shall be left as exposed bare soil.  All disturbed surfaces - not otherwise covered with buildings, structures, concrete, pavement, gravel parking, or other hardscape - shall be decompacted/aerated, covered with a minimum of four inches of topsoil or preferably screened loam (3/4” screen or less), and planted/covered with appropriate landscaping materials.

17)
Any vegetation that will be situated near the intersection of a driveway and the main road (within the sight triangle as may be defined in the Zoning Ordinance), shall be properly selected, and pruned between the heights of 2 feet and 8 feet above the ground, in order that visibility among motorists exiting onto the road, motorists driving along the road, and pedestrians on the sidewalk, will not be impaired.
18)
Where any two requirements of this section may overlap, a design used to meet one requirement may also meet the other requirement.  For example, plantings used in a front buffer may also serve to screen a parking lot.

19)
Recommended landscaping materials are listed in the tables in the Appendix 2 – Recommended Landscaping Species and Prohibited Invasive Species.  Other plants beyond those recommended in the tables may be used provided those proposed plants will meet the desired purpose of the landscaping.  However, no plants included in the table “Invasive Plants that should not be used”, may be used on site.
20)
For a more detailed list of recommended trees, see: 

a)
Selecting Trees for Urban Landscape Ecosystems.  NH Department of Resources and Economic Development, 1994;  and


b)
“Trees and Shrubs in  New Hampshire - A Guidebook for Natural Beauty Projects” published by the Cooperative Extension Service at the University of New Hampshire, Durham is also recommended as a guide.
C)
Trees, Shrubs, and Groundcovers

1)
Existing natural vegetation, especially stands of trees and individual specimen trees (unusually large, old, rare, or attractive trees), should be retained where possible.  (See requirements for tree protection during construction under Construction Practices section.)
2)
The landscaping plan should include a combination of native grass or other ground cover, evergreen shrubbery (coniferous or broad leaved), and broad-leaved deciduous trees.  Use of perennial flowers is encouraged to supplement the plan.
3)
Shade trees are broad-leaved deciduous trees which generally reach a minimum height of 30 feet at maturity.  Ornamental trees are broadleaved deciduous trees, often bearing recognizable fruit, which generally reach a height of 15 to 30 feet at maturity.

4)
All or most of the trees used for landscaping in the most visible parts of the site should be broad leaved rather than coniferous.  It is preferable to use large, broad-leaved shade trees rather than smaller ornamental or fruit trees.  The most important areas to include these trees are in the front buffer and within and around parking areas.

5)
Coniferous trees, with the exception of small specimen trees, should be limited to side and rear areas of the site, and buffers to neighboring properties.

6)
All trees shall be planted in a permeable area with no less than a 6 foot wide radius for shade trees and a 4 foot radius for ornamental trees and coniferous trees, measured from the center of the tree;  however, the applicant is encouraged to provide as large a planting area as possible, in order to maximize the chances for trees to thrive.

7)
All trees, shrubs, and plants should be selected, installed, maintained, and pruned in such a manner that they do not interfere with water or sewer lines, other underground or overhead utilities, sidewalks, lighting structures, and signage.

8)
Use of grass for landscaping purposes in the main part of the site should be limited to those areas which the applicant clearly intends to maintain regularly as lawn. Use of grass in more remote areas of the site, where the applicant plans to mow once or twice per year is also appropriate.  Otherwise, ground covers, perennial flowers, mulch and other suitable materials should be used.

D)
Front and side landscaping buffers

1)
For the purpose of mitigating the visual impact of parking lots and driveways from the road and abutting properties, front and side landscaping buffers shall be established on each site.

2)
A 15 foot wide front landscaping buffer shall be established along the entire front right of way line, alongside and parallel to the public street.

3)
A 10 foot wide side landscaping buffer shall be established along the entire side lot line, alongside and parallel to the adjacent lots on both sides of the subject property.  The side buffer is considered to begin just beyond/behind the front buffer (i.e. the entire front of the property is considered to be the front buffer).
4)
There shall be no paving, parking, storage, or driveways located within the front or side landscaping buffers except for driveways, sidewalks, utility lines, and other structures, which need to cross the buffers, provided those elements are placed perpendicular, or close to perpendicular, to the landscaping buffers in order to minimize the impact upon the buffers.

5)
Use of a slightly elevated berm is encouraged to provide additional screening of cars and paved areas.

6)
The front and side buffers shall not be used for above ground or underground drainage structures unless it is determined that use of drainage structures (such as a rain garden) will not interfere with the primary use of the buffer(s) for landscaping.
7)
The buffer(s) may be reduced or eliminated when a building is to be placed within the buffer area in zoning districts that permit such reduced setbacks.

8)
Planting Requirements

a)
The front buffer, and the side buffers to a depth of at least 50 feet beyond the front buffer, shall be appropriately landscaped with trees and shrubs.  

b) At least one broad-leaved shade tree shall be planted in the front buffer for every 40 linear feet (or portion thereof) of the front buffer (not including the area where the driveway(s) penetrate the buffer).  

c) At least two shade trees, spaced at least 40 feet apart, shall be planted or preserved within the front 50 feet of each side buffer.  

d) The shade trees in the front buffer shall be evenly spaced or spaced to provide distribution of canopy coverage along the front buffer.  

e) Ornamental trees may be used in place of shade trees (or in combination with shade trees, substituting at the appropriate proportion) using at least one per 25 linear feet in the front buffer and at least three within the front 50 feet of the side buffer.

f) The front buffer and front 50 feet of both side buffers shall be planted with sufficient trees and shrubs in order that, at maturity (defined herein to be 5 years from installation), at least 33-1/3% of the area of the buffer, as looked down upon from above, would be covered by the canopies/crowns of the trees and shrubs.

g)  The buffers may be planted with continuous plantings or separate groupings of plantings, at the applicant’s option.  The 33-1/3% coverage standard above may be adjusted downward, as appropriate, to allow for denser pockets of plantings (e.g. when the canopies of shrubs are situated underneath the canopies of trees).

E)
Parking lots

1)
The requirements of this subsection, do not apply to parking areas situated to the rear of the main building, or beyond the line running even with the rear wall of the building.

2)
All off-street parking areas shall be screened from the public right-of-way to provide at least 50% vertical opacity on average up to a height of 3-1/2 feet above grade, excluding sight triangles at vehicular entrances and exits. A moderately dense hedge composed of evergreen shrubs shall be planted which is reasonably expected to reach this opacity and height within one year.  Alternatively, a combination of plantings, mounds, berms, walls, and fences may be used to provide this screening.  This screening will often in conjunction with the front buffer.
3)
Landscaping should be used to delineate vehicular and pedestrian circulation patterns within parking lots and throughout the site. 

4)
Trees should be distributed throughout the parking lot as evenly as practical, in order to provide optimal canopy coverage and shading.
5)
A landscaping peninsula shall be placed at the end of each parking row (such a peninsula is also referred to as an “end cap”), in line with the adjoining parking spaces, measuring at least the same dimensions as the adjoining parking spaces, wherever the row of parking spaces is adjacent to a perpendicular travel way.  Each peninsula shall be planted with one shade tree, or one ornamental tree if use of a shade tree is not practical, for lack of space for roots.  Where two peninsulas back up to one another, there may be space for only one ornamental tree (rather than a shade tree) near the tip of each peninsula.  
6)
Boulevards (or “medians”) may be created in the middle of driveways which provide access into the site, at the option of the applicant.  Such boulevards need not be planted with trees or shrubs, unless desired by the applicant.

7)
There shall be no more than four continuous parallel parking rows on the interior of the parking lot (i.e. parking rows along the perimeter of the parking lot are not situated on the interior) without installation of a landscaped median separating those parking rows from any additional parking rows.  The landscaped median shall be at least 6 feet wide and shall be parallel to and run the same length as the adjacent parking rows.  See the diagram.  
8)
The landscaped median, referred to in 7), above, when included, shall be planted with evergreen shrubbery and at least one ornamental or shade tree for every 30 linear feet of the median.  The landscape median shall be planted with sufficient trees and shrubs in order that, at maturity (defined herein to be 5 years from installation), at least 25% of the area of the median, as looked down upon from above, would be covered by the canopies/crowns of the trees and shrubs.  

9)
Shade and/or ornamental trees shall be planted in and around the parking lot in order that no spot on the parking lot is situated further than 75 feet from the center of the trunk of a shade or ornamental tree.
10)
Trees and shrubs used in parking lots should be selected to avoid “messy” species which may drop significant fruit, flowers, sap, and other materials on vehicles. 
11)
Foundation Planting Buffer.  There shall be a minimum 4 foot wide foundation planting buffer between the building and any parking lot or driveway situated on the front or side of the building. The foundation bed shall be planted with appropriate landscaping materials, including grass, shrubbery, flowers, and mulch, as determined by the applicant.  Use of ornamental trees is encouraged where practical.  Where there is a sidewalk alongside the building, the foundation buffer may be situated on either side of the sidewalk.  A continuous foundation planting buffer is preferred but it need not be continuous where there are projecting building elements, such as entrances, bays, and utilities. 

F)
Plant Specifications
1)
Minimum sizes for plant materials, used to meet the requirements of this section, at installation shall be as follows:

a) Shade trees:  3 to 3.5 inch caliper, balled and burlapped - measured at a point 6 inches above the top of the root ball.  
b) Ornamental trees:  2 to 2.5 inch caliper, balled and burlapped.  
c) Evergreen trees: 6 foot height.

d) Shrubs (except for dwarf shrubs): at least 2 feet in height or purchased in a 3 gallon container

2)
All plant materials required under this section shall be standard nursery stock, planted, mulched, and staked, if applicable, in accordance with accepted horticultural standards.

3)
Topsoil to a minimum depth of 6 inches, preferably with organic matter incorporated, shall be spread in all planting areas.  Cultivated areas should be covered with a layer of mulch after planting. 

4)
Exotic and higher maintenance plant varieties should be selected only when the applicant intends to implement an appropriate maintenance regime.

5)
Plant species should be selected for their ability to thrive in the particular soil, light, and other conditions of the property.  

6)
Plant species should be selected that are hardy, long lived, tolerant of pollution, resistant to disease, and able to withstand salt and sand when placed in proximity to vehicular areas where it is expected that those materials will be used.  Trees and shrubs to be planted in the front buffer should be selected especially for resistance to salt.  Use of native, hybrid, and naturalized (non-invasive) species should be used in order to minimize the need for irrigation, fertilizers, and pest control.  Plants requiring low levels of water are preferred.  
7)
Plants that are recognized by the state of New Hampshire horticultural or agricultural industries as invasive shall not be used.

G)
Maintenance

1)
Installation of built-in mechanical irrigation systems is strongly encouraged.  When irrigation systems are incorporated, use of water saving technologies, including rain sensors, flow meters, drip irrigation, and cisterns for roof water reuse are encouraged.  Use of water other than municipal water is encouraged, especially use of gray water (reused water), detained stormwater, and roof drainage.

2)
A plan must be submitted showing how the landscaping will be irrigated for the first year after installation.

3)
The applicant is responsible to ensure that all landscaped areas are properly maintained.  Dead, dying, or diseased plants shall be replaced in order that the intent of the approved landscaping plan is maintained.  Dead vegetation shall be replaced with the same or comparable plant material.
4)
Trees and shrubs should be pruned in accordance with standard horticultural principles and shall not be excessively pruned such that the desired canopy and buffering effect is severely compromised (except where necessary to accommodate visibility).
5)
All landscaping should be completed prior to the issuance of a Certificate of Occupancy. If the landscaping cannot be completed prior to issuance of a Certificate of Occupancy, the owner shall submit appropriate surety to cover the complete cost of all planting, materials and labor required to complete the landscaping. 

6)
Landscaped areas must be kept free of all debris, rubbish, weeds, and tall grasses (except for ornamental grasses). 
VI
LIGHTING

A)
Purpose

The purpose of these regulations is to promote high quality, effective lighting designs and to avoid negative impacts. Inappropriate, poorly designed, and excessive outdoor lighting causes glare and unsafe driving conditions; adversely impacts effectiveness of lighting on adjacent properties; depresses quiet enjoyment of neighboring residential property; hampers citizens' ability to enjoy the nighttime sky (causing "sky glow"); and results in unnecessary use of electric power.  

B)
Applicability

The following lighting plans must be approved by the Planning Board:

1) 
lighting plans that are part of a site plan proposal;  and

2) 
any significant modifications or increases to existing lighting for existing developments, even if no other changes are proposed to those developments, where those existing developments, if newly proposed, would be subject to site plan review.
C)
Definitions

1) 
Cone of Illumination. A regular conical shaped volume situated directly below, and centered upon, a light fixture.  The sides of the cone radiate out from the fixture at an angle of 80 degrees from the vertical.  For wall mounted fixtures, the cone of illumination is a half cone.

2) 
Full cut-off fixture.  A type of fixture as defined by the Illuminating Engineering Society of North America.  The standards are incorporated under Shielding, below.

3) 
Floodlight.  A light fixture which is positioned or designed to concentrate substantial light, often in a single beam, in a direction other than directly downward.

4) 
Footcandle.  The measure of light falling on a surface, usually the ground.  One footcandle equals the amount of light generated by one candle shining on a one square foot surface one foot away.

5) 
Glare.  Light emitted from a fixture, where the light source is not shielded, with sufficient intensity and in a direction such that it impairs a viewer's ability to see.  In extreme cases it causes momentary blindness.

6) 
Light trespass.  The shining of light beyond the subject property boundary.

D)
Submission materials

The applicant shall submit the following information for any proposal subject to these regulations:

1) 
A site plan drawn to scale showing buildings, landscaping, parking areas, and all proposed outdoor lighting fixtures.

2) 
Specifications for each fixture including mounting height, wattage, type of lamp (high pressure sodium, metal halide, etc.), and a detail drawing of the fixture.

3) 
A photometric diagram showing a numerical grid (or "contours") of lighting levels in footcandles on the ground.  Submission of a photometric layout will not be required for small, simple, or low level lighting installations where the plan would clearly conform with the requirements herein.

E)
Standards
1) 
Design.  Lighting plans should be designed to enhance the attractiveness, usability, comfort, and security of a site.  Plans, including the design of poles and fixtures, should be designed with due consideration of setting, use, architecture, landscaping, existing trees, neighboring properties, and the character of the adjacent roadway.  
2) 
Glare.  All exterior lights shall be designed, located, installed, and directed in such a manner so as to prevent glare and objectionable light trespass onto neighboring roads and properties.
3) 
Shielding.  All lights, including those placed on building walls (i.e. wall-packs), shall be fully shielded such that the light source can not be seen directly from any point on the same horizontal plane as the light source (i.e. "full cut-off” fixtures). No more than 10% of the total light output (lumens) from any fixture may be directed above the cone of illumination and none of the total output may be directed above the horizontal plane that is at the same height as the fixture.

4) 
Maximum illuminance.   Horizontal illuminance on the ground shall not exceed the following:  5 footcandles in the Residence and Agricultural zoning districts, 10 footcandles in the Special Downtown and Hospital Districts, and 15 footcandles in the Business and Industrial districts (except for gasoline station canopies, below).

5) 
Property line.  Horizontal illuminance at the property line may not exceed ½ foot-candle adjacent to a residential property nor 1 foot-candle adjacent to a nonresidential property.  This limitation does not apply in the vicinity of driveway entrances and exits.

6)  
Mounting heights.  Light fixtures mounted on buildings shall not be placed higher than 20 feet above the ground.  Light poles shall not exceed the following heights, measured from the ground to the bottom of the light fixture:  

a)
15 feet in the Residence and Agricultural zoning districts;


b)
20 feet in the Special Downtown and Hospital Districts; 


c)
25 feet in the Business and Industrial districts (though use of shorter poles is encouraged).  
7) 
Gas station canopies.  Light levels directly under a gas station canopy shall not exceed 25 footcandles.  Light fixtures mounted under canopies shall be recessed so that the lens cover is recessed or flush with the bottom surface (ceiling) of the canopy.  There shall be no lighting attached to the sides or top of the canopy, nor may the sides or top of the canopy be illuminated.

8) 
Vertical lighting.  Exterior lighting of buildings is discouraged except for highlighting of exceptional architecture.  Illumination of any vertical surface, including building walls, shall not exceed 4 footcandles.

9)  
Floodlighting.  Floodlighting is prohibited, unless a): lights are directed toward the rear of a lot and away from the road and neighboring properties, and b) the Planning Board determines that there will be no negative impact upon motorists and neighboring properties.

10)  
Flashing lights.  Flashing, blinking, and moving lights are prohibited.

11) 
Timing of lights.  The Planning Board may stipulate that all unnecessary lighting (i.e. lighting not used for security) be turned off outside of business hours.  Use of timers, sensors, and other energy saving devices is strongly encouraged.

12)  
Wiring.  Wiring for all fixtures must be placed underground.

13) 
Decorative lighting.  Notwithstanding the shielding requirement, above, the Planning Board may approve an alternative to the cut-off fixture for special architectural or decorative lighting provided such installations are pedestrian oriented, do not exceed 15 feet in height, and do not exceed 100 watts per fixture.  
14) 
Holiday lighting.  Holiday lighting during the months of November, December, and January is exempt from these regulations provided the lighting is clearly consistent with light levels of conventional holiday lighting and does not cause hazardous glare on adjacent streets or objectionable conditions on neighboring properties.

15) 
Sports lighting.  The Planning Board may waive certain requirements herein in the special case of sports lighting, at its reasonable discretion.  However, the board shall review such applications to ensure minimal impact upon passing motorists and neighboring properties.

16)
Lighting should be directed away from stands of trees and habitat areas so as not to disrupt animal behavior.

17) 
Lamp type.  The use of energy-efficient lighting is desirable.  In situations where accurate color rendering is desirable, the use of  metal halide lamps (or color corrected high pressure sodium) is recommended.

18) 
Correcting problems. Various methods may be used to mitigate existing lighting problems including installing shields, reducing wattage, changing the lens, redirecting light, changing the lamp type, and darkening the lens.

19)  
Grandfathering.  All lighting installations lawfully in place prior to the date of these regulations shall be grandfathered.  However, any significant changes to such existing installations shall be brought into conformity to the extent practical.

VII
MISCELLANEOUS DESIGN STANDARDS

A)
Erosion And Sedimentation Control
The design and implementation of erosion and sedimentation control shall be guided by the following, as appropriate:

1)
Chapter 50 Stormwater Management and Erosion Control of the City of Rochester Code of Ordinances 

2)
New Hampshire Department of Environmental Services, Alteration of Terrain Program, New Hampshire Stormwater Manual, Volume 2 Post Construction Best Management Practices Selection and Design, latest version (http://des.nh.gov/organization/divisions/water/stormwater/manual.htm.)
3)
New Hampshire Department of Environmental Services, Alteration of Terrain Program, New Hampshire Stormwater Manual, Volume 3 Construction Phase Erosion and Sediment Controls, latest version.


B)
Fences

Use of chain link fences in front or side yards is strongly discouraged.  When they are used in these areas the chains shall be covered in a colored vinyl (such as dark green or black) or equivalent or vines shall be planted that will grown into the fences.  (See the Zoning Ordinance for additional requirements.)
C)
Monumentation

1)
As part of any site plan approval, when property bounds are missing, those monuments shall be installed as part of the development, except where installation of those monuments is not warranted in locations far from the developed portion of the site, as determined by the Planning Board.
2)
Monuments shall be installed at all corners and angle points, at the beginning and end of all curves, and not more than 1,000 feet apart in any straight line.

3)
At least one lot corner at the right of way line shall be marked by a stone or concrete monument measuring a minimum of 4” x 4” x 30” deep with 6” exposure above the ground.  All other lot corners shall be marked by a 1” diameter iron pipe or 5/8” steel rebar at least 30” deep leaving 2” exposure above ground or by a drill hole set into an existing stonewall or rock.  Each monument (except for drill holes) shall identify the surveyor.

4)
These standards shall be adjusted, as appropriate, in accordance with standard New Hampshire surveying practice.

D)
Recreation and Open Space
1)
Recreation facilities and preservation of open space may be required as part of multifamily residential site plans, depending on the location of the development (it is more appropriate in suburban and rural settings), the scale of the development, the type of residents expected to occupy the development, and the availability of nearby public facilities.  
2)
The Planning Board may stipulate construction of passive recreational structures such as benches, picnic tables, and gazebos and/or active recreational facilities such as tot lots, playground equipment, ball fields, basketball courts, or tennis courts.  Such recreational facilities and open space should be available for use by the residents of the subject development. The Planning Board may not require public access to these facilities unless acceptable to the developer.

3)
The Planning Board may determine the suitability of particular open space areas based upon size, shape, topography, geology, access, location, proximity to neighboring open space areas, and other pertinent factors.

E)
Screening and Buffering 
1)
Divergent Uses.  
a)
Non-residential development, including parking lots, shall be screened from residential uses and vacant residentially zoned lots.  Multifamily projects shall be screened from single family residences and from vacant lots in predominantly single family zones.   This requirement applies to the sides and rear of the subject lot but not to the front of the lot.  This requirement will not apply, in the reasonable judgment of the Planning Board, in traditional settings where the designs are specifically planned to be harmonious with one another.

b)
Screening devices shall be installed to a height of 6 feet, or as specified by the Planning Board.
c)
When stockade fencing is used, steel posts set into concrete shall be used, unless otherwise stipulated by the Planning Board.

d)
When trees are used for screening or buffering, the preferred method is to use two staggered rows of coniferous evergreen trees spaced not more than 12 feet on center (or closer depending upon the species).  The trees should be at least 6 feet in height at planting.  (See Landscaping section for a list of appropriate trees.)

e)
The Planning Board may stipulate additional buffers due to unusual impacts generated by the former including odor, noise, glare, dirt, dust, vibration, etc.

2)
Utility Elements.  

a)
Service areas, storage areas, loading docks, stockpiled materials, refuse areas, utility meters and structures, electrical transformers, generators, above ground storage tanks (except for businesses which sell fuel), ground-mounted air conditioning units, roof-mounted utility structures (not including chimneys and vents), and any other unsightly materials and objects shall be located at the side or rear of buildings to the extent practical.  Those elements that are not located at the rear of buildings shall be screened from the street, to the extent practical.  

b)
Screening devices shall be installed to a height sufficient to screen the specific element.
c)
Does not apply to agricultural buildings, structures, and sites.

3)
General Requirements
a)
The screening may be accomplished  with walls, fences, berms, existing vegetation, new vegetation, existing structures which block the element, other suitable methods, or a combination of these.  All screens must provide a minimum 75% vertical opacity up to the required height.

b)
Screening shall be located and designed in order that visibility for vehicular or pedestrian traffic is not impeded.
F)
Signage

1)
Standards for signage regarding the number, location, dimensions, and other parameters are contained in the City of Rochester Zoning Ordinance.  Proposed signs (except where exempt from review) are reviewed by the Zoning Administrator to ensure compliance with the ordinance.  
2)
As part of site plan review, when new signage will be installed, the applicant shall submit proposed sign designs to the Planning Board for an opportunity to make recommendations to the applicant regarding the design, in accordance with the suggested guidelines below.  When the design meets the requirements of the Zoning Ordinance, the applicant need follow any such recommendations of the Planning Board, only at his or her option.  No such review of signage is required for changes to existing signage or new signage when site plan review is not involved.

3)
Suggested Sign Guidelines.  In order to enhance the aesthetic appeal of the community, the following approaches and types of signs are encouraged: 
a) Signage which is non-illuminated or externally illuminated, rather than internally illuminated;
b) Signage that is low in height and small in area; 

c) Use of a dark background with light letters;
d) Use of wood, metal, urethane, or other solid materials, rather than plastic; 

e) Use of a matte or non-reflective surface;

f) For freestanding signs, use of two posts rather than one center pole;  and
g) Monument style signs rather than pole signs
VIII)   NATURAL RESOURCES
A)
Purpose

The purpose of this section is to protect, preserve, and enhance Rochester’s rich and varied natural resources, while accommodating appropriate growth and development.  It is the intent of this section to encourage the applicant and the Planning Board to consider natural resources in the planning process.
B)
General Provisions

1)
Buildings, parking areas, travel ways, and other site elements should be located and designed in such a manner as to preserve natural resources and maintain natural topography to the extent practical.  Extensive grading and filling should be avoided.  

2)
Development should be directed away from valuable and fragile resources to the extent practical.

3)
Development shall follow the natural contours of the landscape to the extent practical to minimize grading.

4)
The applicant is encouraged to make special efforts to protect elements considered to have significant value, which in many cases involves creating a buffer around them.
5)
The Planning Board may request guidance from the Conservation Commission or other knowledgeable parties in its consideration of natural resources.
C)
Specific Features

The elements listed below are considered to be resources worthy of protection or special care or features which, if disturbed, could cause hazards to the environment, health, safety, or property.  These elements should be preserved, if practical, and enhanced, where appropriate, or special design solutions should be incorporated to mitigate impacts or protect against hazard.
1)
Wetlands (see the Conservation Overlay District in the Zoning Ordinance)

2)
Rivers, streams, lakes, and ponds (see the Conservation Overlay District in the Zoning Ordinance)
3)
Aquifers, aquifer recharge areas, and groundwater (see the Aquifer Overlay District in the Zoning Ordinance)
4)
High groundwater, perched groundwater, shallow depth to ledge, poorly drained soils, and excessively well drained soils

5)
Flood plains, flood hazards, and fluvial erosion hazards (see the Regulatory Floodway Zone in the Zoning Ordinance and flood maps at http://www.granit.unh.edu/dfirms/Strafford.html).

6)
Steep slopes (i.e. those greater than 15% where there is a change in elevation of at least 4 feet)
7)
Exposed ledge or areas with frequent or large rock outcrops
8)
Large boulders or erratics
9)
Individual specimen trees (unusually large, old, rare, or attractive trees)

10)
Unusual, rare, threatened, or valuable tree and plant communities.   Mast stands shall be preserved to the extent practical   

11)
Special habitats crucial to maintaining wildlife populations, e.g.. deeryards and vernal pools.  The latest New Hampshire Wildlife Action Plan should be used as a reference in determining these possible locations.  Development shall be directed away from habitat types that are rare statewide.  Deeryards shall be preserved to the extent practical.

D)
Energy Conservation

*The provisions of this Energy Conservation subsection are recommendations only and are not required as part of site plan review.  Buildings should be sited and developed to benefit from solar heating and passive cooling to the extent practical.  Other goals, such as consideration of overall site topography, building orientation toward the street, and certain provisions in the Architectural Regulations may conflict with this goal, so balance should be sought.  See Appendix 3 - Energy Conservation for recommendations.
IX)
OPERATIONAL ISSUES

A)
Hours of Operation

The Planning Board may restrict hours of operation for businesses and other organizations as appropriate, such as for businesses which are located in close proximity to residences and which generate significant activity.
B)
Maintenance of the Site

The property shall be maintained in a sanitary condition, and with a neat and orderly appearance, free from refuse and debris. 

C)
Snow Storage 
1)
Snow shall be removed from driveways, parking areas, sidewalks, and other areas where its accumulation in the winter time would impair safe and efficient use of the site.  Provisions shall be made for storage of snow on site and/or removal of snow from the site when there is not sufficient space on site or when there will not be sufficient space in the event of excessive snow fall.

2)
Snow storage areas should be selected to avoid: 

a)
vegetation, especially vegetation that is less hardy and more likely to be harmed by snow storage; 

b)
drainage ways whose function would be impaired if blocked by snow; 

c)
areas where spring flooding could result;
d)
wetlands, ponds, and streams
e)
locations where vehicular or pedestrian visibility would be impaired; 

f)
vehicular and pedestrian travel ways

g)
areas where it might present a visual nuisance;  and 

h)
other sensitive locations on the site, to the extent practical.  
3)
Snow shall not be stored where it might accumulate on, slump onto, or result in spring flooding of, adjacent properties or public ways.

4)
Snow should not be stored where melting could create a hazard when refreezing occurs.  
5)
Snow should be stored in a location to provide maximum protection to downstream sites from the accumulated ice control materials and chemicals that often end up in snow storage areas.
6)
In some cases, it may be effective to direct snow toward stormwater basins in order to avoid rapid spring runoff from snow melt, prevent sediment loading of downstream waters, and allow for the settling out of salts and other contaminants prior to leaving the site.

7)
When appropriate, the snow storage plan should include a calculation to show there will be sufficient space for storage of snow on site.  Generally, there should be 1 square foot of storage area for every 5 to 10 square feet of area to be cleared.
(See New Hampshire Department of Environmental Services Best Management Practices for snow storage.)

D)
Solid Waste 

1)
The applicant shall include adequate provisions for solid waste disposal. All waste materials shall be contained in dumpsters or other acceptable receptacles.   Disposal areas shall be fully enclosed and screened from the street and from abutting properties by a fence, a wall, vegetation, or another method to a height of 6 feet or, where a dumpster is used,  6 feet or 1 foot above the height of the dumpster, whichever is greater.

2)
All dumpsters shall be placed on a suitable surface.  When there will be intensive usage, the dumpster shall be located on a minimum 6 inch thick concrete pad.

3)
Solid waste facilities shall be strategically located in order to minimize visibility from the street; minimize visibility and the impact of odors, noise, and flyaway trash upon abutters;  and allow for easy access and removal.

4)
Special safeguards may be stipulated to minimize odors, flyaway trash, and impacts upon environmental resources.

5)
When appropriate, site plans should include plans for recycling of appropriate materials.

E)
Street Addressing

1)
New street addresses will be issued by the City Assessor for new developments and for additions to, changes to, and redevelopment of, existing sites, when appropriate.

2)
The City may stipulate that a private driveway or travel way serving a new development be given a separate street name, when appropriate.  In such cases, the applicant shall apply for a new street name and install a street sign in accordance with City standards.

X)   PARKING AND CIRCULATION
A)
Number of Required Parking Spaces
The minimum number of designated off street parking spaces shall be provided on each site based upon the type of use, as shown in the table below.  
Table Of Parking Requirements
	Use
	One parking space is required:

	
	Per X number  Gross
Square  Ft.
In Building
	Per X number employees maximum shift
	Per X
number of units
	Other Standard/Notes

	Bank
	300
	
	
	

	Bar, Tavern, Lounge
	
	
	2 seats
	

	Boarding House
	
	
	sleeping room
	

	Day Care (child or adult)
	
	
	
	1 space per 5 children/adults cared for

	Food Wagon/Lunch Truck
	
	
	
	4 spaces

	Funeral Home
	
	2
	4 seats in chapel/parlor
	Added together

	Gas Station/

Convenience Store
	250
	
	
	1/2 the number of spaces at the pumps counts toward parking for convenience store.

	Hospital
	
	
	
	2 spaces per bed

	Industrial Use
	600
	1
	
	Whichever is greater

	Lodging
	
	3
	Sleeping room
	Added together

	Motor Vehicle Sales/Rental
	600
	
	4,000 square feet of outside display
	Added together

	Motor Vehicle Service Station
	
	
	
	4 spaces per service bay

	Office, General
	300
	
	
	

	Office, Medical
	200
	
	
	

	Office, Professional
	250
	
	
	

	Personal Services
	
	2
	
	

	Public Gathering/

School/Church
	300
	
	4 seats
	Whichever is greater

	Recreation, Indoor
	400
	
	
	

	Recreation, Outdoor
	
	
	
	2 spaces per tennis court, 3 spaces per half court basketball court, 4 spaces per acre of active recreational space or ballfields, or 1 space per 4 seats for other facilities with seating.

	Residential Use
	
	
	
	2 spaces per dwelling unit

	Residential Use, Senior Housing
	
	
	
	1 space per dwelling unit

	Residential Use, Accessory Apt.
	
	
	
	1 space per dwelling unit

	Rest Home/
Convalescent Home
	
	
	2 beds
	

	Restaurant, Sit Down
	
	
	3 seats
	

	Restaurant, Fast Food
	
	
	2 seats
	

	Retail Sales
	250
	
	
	

	Retail Sales w/ >30,000 gsf
	300
	
	
	

	Retail Sales, Appliance, Carpet, Furniture, HVAC
	600
	
	
	

	Service Establishment
	300
	
	
	

	Social Club
	300
	
	
	

	Veterinarian/Kennel
	500
	
	
	

	Warehouse/Storage
	  1,000
	
	
	

	Wholesale Operation
	600
	
	
	


B)
General Provisions Regarding Required Parking Spaces
1)
Purpose.  The purpose for setting a minimum required number of on-site parking spaces is to eliminate or minimize inefficient and unsafe parking outside of designated areas, unauthorized parking on neighboring private parking lots, and disproportionate use of on-street parking spaces.

2)
There is no requirement for off street parking within the Special Downtown District for:  a) nonresidential uses;  and b) residential uses located in existing buildings (existing as of January 1, 2012).

3)
For residences created in new buildings or additions to existing buildings within the Special Downtown District, the Planning Board shall determine the off street parking requirements on a case by case basis.

4)
For uses located outside of the Special Downtown District, where there is a municipal parking lot located within 660 feet (1/8 mile) of the proposed use, parking requirements shall be determined on a case by case basis by the Planning Board.

5)
When a proposed use on an established site would require more parking spaces than the existing use, additional parking spaces shall be provided to accommodate the proposed use.  If it is not practical to create additional parking spaces for the new use, the Planning Board may reduce or eliminate this requirement at its reasonable discretion.
6)
No specific marked spaces need to be designated for uses where parking is best handled opportunistically if that approach will be safe and effective.  This might apply, for example, to a self storage facility.

7)
Where multiple uses are shared within one facility or building, parking requirements shall be determined by adding the requirements for each individual use, such as for a retail sales business which also has spaces for office use and storage. 

8)
Required parking spaces shall not be used for any purposes other than vehicle parking unless specifically approved by the Planning Board.
9)
All off-street parking shall be provided on-site unless other arrangements are approved by the Planning Board.

10)
Where the sum of the parking space computations results in a fractional number, fractions of one-half (½) or more shall be counted as one.

11)
The parking requirements for uses that do not fall within one of the categories in the list above  shall be based upon the closest similar use.

12)
While the subsection above provides the minimum number of on-site parking spaces, there shall not be created an excessive amount of parking either, in order to avoid unnecessary development and unsightly expanses of pavement.  The Planning Board may limit the total amount of on-site parking spaces where it determines that an excessive amount is proposed, including, in unusual cases, stipulating a total amount less than what is specified in the subsection above.
13)
Off-street loading spaces shall not be counted to satisfy the off-street parking requirements. 

C)
Reducing the Number of Required Parking Spaces
The Planning Board may reduce the number of required on-site parking spaces, when it deems appropriate, based upon any of the following considerations.  Applicants are encouraged to present a parking plan addressing any of these considerations when they believe that inclusion of fewer parking spaces on site is appropriate.
1)
Designation of an overflow parking area on site, whether paved or not.
2)
An alternative method of projecting parking demand and the likelihood that the reduced number of spaces proposed can satisfy the demand.

3)
Provision of secured long term off‑site parking spaces as close as possible to the site.  Consideration will be given to the method of securing spaces, its long term reliability (e.g. deeded vs. leased spaces), and the likelihood of future users of the site actually parking in the off site spaces.
4)
Availability of, access to, and distance from, unsecured parking spaces in public and private parking facilities. 

5)
Some use of on-street parking may be considered where it appears that there is present and projected excess parking capacity on nearby streets.  

6)
Likelihood that a significant percentage of users of the site will access the site on foot, by bicycle, or by public transportation.
7)
Shared Parking.  Different uses in close proximity to one another can utilize the same parking facilities effectively when their peak parking generation occurs at different times of day, on different days of the week, or during different seasons thereby reducing the overall number of spaces needed.  Shared parking, with use of appropriate easements, is encouraged where practical.
8)
The nature of surrounding land uses, character of surrounding road system, and nearby circulation pattern.

9)
Any other appropriate approach or proposal.

D)
Handicap Requirements
1)
All sites and parking lots shall be in compliance with the Americans With Disabilities Act of 1990, as amended (ADA). The number and design of handicapped parking spaces shall conform to the N.H. Architectural Barrier Free Design Code, as prepared by the Governor’s Commission for the Handicapped and/or Title III of the deferral Americans with Disabilities Act.  

2)
Number of spaces.

a)
Wheelchair accessible parking spaces must be provided on sites that provide on site parking, as follows:
	Minimum number of

accessible spaces
	Total number of

Parking spaces

	1
	              1 to 25

	2
	26 to 50

	3
	            51 to 75

	4
	            76 to 100

	5
	          101 to 150

	6
	          151 to 200

	7
	          201 to 300

	8
	          301 to 400

	9
	          401 to 500

	2 percent of total
	          501 to 1,000



c)
At least 1 in every 8 wheelchair accessible spaces shall be designated as van accessible, or otherwise as provided for in ADA.

3)
Design of spaces.
a)
Handicap parking stalls shall be at least 8 feet in width.  All handicap parking spaces shall be served by an adjacent access aisle that is at least 5 feet wide for standard spaces and at least 8 feet wide for van accessible spaces.  The access aisle may be shared by two adjacent spaces.

b)
Every wheelchair accessible space shall be identified with appropriate pavement marking and a clearly visible vertical sign, between 5 and 8 feet in height.  Signage for every van accessible space shall indicate that the space is van accessible. Vertical “No Parking” signs shall be installed in front of each handicap parking space access aisle.
4)
Other Requirements
a)
Handicap parking spaces shall be located in close proximity to wheelchair accessible entrances to the building. Wherever practicable, the main entrance to the building should be wheelchair accessible.
b)
The route from the access aisle to the nearest wheelchair accessible entrance must be paved.

c)
The slope of wheelchair accessible parking spaces and adjoining access aisles shall not exceed 1 foot of rise per 48 feet of run. 
d)
Wheelchair ramps shall be provided, where appropriate, with a slope not exceeding 1 foot of rise per 12 feet of run.

e)
Curb ramps shall be provided as necessary.  

f)
Truncated domes (textured plates) to alert visually-impaired persons shall be installed at tip downs where sidewalks meet streets, driveways, and parking lots.  Truncated domes shall be constructed of cast iron or other materials acceptable under ADA.
g)
All tip downs on sidewalks located within any City right of way shall be made of concrete.

E)
Parking Lot Design
(See Landscaping and Traffic and Access sections for other requirements pertinent to parking lot design.)
1)
General Requirements
a)
Applicants are strongly encouraged to situate parking lots to the side and/or rear of buildings

b)
Within the Special Downtown District parking lots shall be located at the rear of principal buildings unless the Planning Board determines that placement at the rear is not practical, in which case parking lots may be located at the side of principal buildings set back at least as far as the front of the building or 15 feet whichever is greater.  

c)
Parking for any nonresidential use must be located at the side or rear of the lot (beyond the front façade of the building) in any Residence 1, Residence 2, or Agriculture zone.

d)
All parking spaces shall be designed such that they can be accessed safely from the aisles and there is sufficient room for backing and turning for spaces situated at the end of an aisle.

e)
Parking areas shall be designed such that it is not necessary for vehicles to back into a public road.

f)
All parking spaces shall be demarcated with white or yellow traffic paint/marking of two inch minimum line width.
g)
Parking areas shall have a minimum grade of 0.5% and a maximum grade of 5%.

2)
Stall size 

a)
The standard parking stall, located perpendicular to the traffic aisle, shall be at least 9 feet wide and 18 feet long.

b)
Parking stalls set at an angle to the traffic aisle shall be large enough to fully contain a rectangle measuring at least 9 feet in width and 18 feet in length.
c)
Parking stalls oriented parallel to the traffic aisle (i.e. parallel parking spaces) shall be at least 8 feet wide and 22 feet long.

3)
Width of Drive Aisle. The width for traffic aisles shall be as follows:
	Angle of parking stall

To traffic aisle
	Two way circulation -

Minimum aisle width
	One way circulation -

Minimum aisle width

	90 degrees
	24 feet
	20 feet

	60 degrees
	Not Permitted
	18 feet

	45 degrees
	Not Permitted
	16 feet


4)
One Way vs. Two Way Circulation.  In most cases, the conventional parking layout with spaces situated perpendicular to the traffic aisle is preferred (middle column, above).  However, there may be situations when a one way circulation pattern with angled parking spaces works better (right-hand column, above).   See Appendix 4 - One Way vs. Two Way Circulation in Parking Lots
F)
General Requirements for Parking Lots and Circulation 

1)
Sites and parking lots shall be designed so that there is safe and efficient traffic circulation.
2)
Channelizing/stacking space shall be provided at entrances into sites, exits out of sites, and other appropriate areas, such as drive through and order windows, in order to avoid undue vehicle queues in the public road or on site.

3)
All travel ways shall be of sufficient width and configuration to accommodate the prospective traffic and to afford satisfactory access into and through the site for police, fire, and other emergency services.

4)
The Planning Board may stipulate driveway and parking lot interconnection of adjoining parcels where it determines that such interconnection is practical, will enhance traffic movement and on site circulation, and will reduce the number of vehicles entering and exiting the street.  Where an adjacent lot is vacant a stub out to the property line may be required to accommodate future connection.  For shared driveways and parking lot/driveway  connections cross‑easements shall be recorded at the Registry of Deeds.
5)
Each site shall have full internal vehicular circulation, with access from any location on the site to any other without need to use the adjacent street system.

6)
All driveways shall be at least 20 feet in width (except for parking aisles, as specified in the table, above).

7)
Any driveway wider than 24 feet should be justified based upon large traffic volumes, the need to accommodate oversized vehicles, or other considerations.

8)
Curbing, striping, islands, landscaping, or appropriate other means shall be provided as needed to control and direct traffic.
9)
Appropriate directional signage shall be provided in accordance with current (2009) The Manual on Uniform Traffic Control Devices for Streets and Highways (“MUTCD”) by the USDOT Federal Highway Administration (see http://mutcd.fhwa.dot.gov/ .)  Parking spaces, stacking lanes, entry and exit drives, and direction of traffic flow shall be appropriately demarcated.  

10)
For all establishments which offer service by drive-through facilities, appropriate by-pass lanes shall be provided.

11)
Fire lanes and emergency vehicle access into and through the site shall be provided as necessary.

12)
The maximum slope for any driveway for any project subject to these regulations is 8 percent.

13)
Traffic Calming.  Special techniques may be employed to slow traffic on a site (or on the highway), thereby enhancing safety for drivers, pedestrians, and bicyclists.  See Appendix 5 – Traffic Calming Techniques for suggestions for measures.
G)
Pavement Structure

1)
All parking areas and travel ways shall be surfaced with asphalt, concrete, paving stones, or other material(s) that will provide reasonable protection against potholes, erosion, and dust, and will not be subject to damage from snow plowing.  However, crushed stone, gravel, and other methods may be appropriate for developments which generate little parking and traffic, developments in rural or outlying areas, and low usage overflow parking areas.  

2)
All parking areas and travel ways that are paved with asphalt shall have a structural section with these minimum specifications:  
· 1 inch top “wearing” course, 
· 2 inch base “binder” course, 
· 6 inch bank run gravel, and 
· 6 inch crushed gravel.
3)
Loam or yielding material shall be removed to a depth of at least 21 inches below final grade and replaced with gravel.  Muck shall be removed to a depth of at least 36 inches below finish grade and replaced with gravel.  Given that these are privately maintained areas the Planning Board may adjust these standards appropriately on an individual basis.

H)
Curbing

1)
Curbing or other means of articulation may be required within the site to facilitate traffic circulation, direct drainage, and protect landscaping.  

2) Curbing shall have a 6-inch vertical reveal.  Sloped curbing shall also have a 6-inch vertical reveal and it shall be set at a 45 degree angle unless otherwise approved by the Planning Board.
[The board asked for clarification of the standards for sloped curbing.  This is the standard for sloped granite curbing.  Sloped concrete is rarely used.]  
3)
Where concrete curbing is used, it may be either cast‑in‑place or pre‑cast.  It should:

· have a minimum strength of 2,500 psi;

· be at least 18 inches in depth;  and
· be at least 5 inches in width.
4)
Where asphalt (bituminous) curbing is used, a tack coat of bituminous material should be placed on the pavement for the width of the curb before placing the curb.

5)
Where curbing forms the edge of a sidewalk, the curb shall be vertical or sloped.

6)
Any curbing placed within or along the street right of way shall be vertical or sloped granite curbing, as specified by the Planning Board.  Placement of curbing within the street right of way may be appropriate in order to articulate turning radii at the entrance, direct stormwater, protect sidewalks, reinforce road structure, continue existing curbing, or perform other functions.

I)
Permeable Pavement

1)
Use of permeable (or “pervious” or “porous”) paved surfaces is encouraged for parking areas and travel ways.  This is most applicable for relatively flat areas with well drained soils and a deep water table, low or moderate traffic levels, and use primarily by automobiles and other light duty vehicles.

2)
Whenever possible the applicant is encouraged to utilize alternate paving methods for parking lots, such as but not limited to permeable pavement, permeable concrete or grass pavers to reduce the environmental impact and drainage requirements.
3)
When permeable pavement is used, the applicant shall:  a) submit a maintenance plan;  and b) erect a prominent sign in the parking lot cautioning that the pavement is permeable and that salt, sand, and seal coating must not be applied, and that the parking lot must be vacuumed at appropriate intervals.  (For placement and design criteria, see the New Hampshire Stormwater Manual Volume 2 - http://des.nh.gov/organization/divisions/water/stormwater/manual.htm and the UNH Stormwater Center - http://www.unh.edu/unhsc/.)


J)
Loading

1)
All non‑residential sites shall be provided with off‑street loading facilities sufficient to meet the needs of the proposed use.  
2)
Loading areas shall be located and designed to allow shipping and delivery vehicles to maneuver safely and efficiently to and from a public street, without unduly interfering with vehicular movement either on site or on a public street.

3)
Loading areas shall be located on the side or rear of the building and shall be screened from abutting residences.  No loading space shall be located within 50 feet of a residential district boundary nor within 50 feet of the lot line of an abutting residential use within a residential district.  
4) A typical loading bay contains a rectangular area of at least 50 feet in length and 12 feet in width with a minimum height clearance of 14 feet above grade.  Loading bays may be larger or smaller depending upon the needs of the proposed use.
5) All loading spaces shall be appropriately graded and surfaced.  Use of a concrete pad for heavy duty vehicles is encouraged.
6) While it is not preferred, designated parking spaces may also serve as loading spaces, when deemed workable by the Planning Board.

XI)   PEDESTRIAN, BICYCLE, AND TRANSIT FACILITIES
A)
Sidewalks

1)
Parking lots shall be designed to provide safe and convenient pedestrian access, including, as appropriate, sidewalks and footpaths, crosswalks, and pedestrian-oriented lighting.  
2)
Pedestrian circulation should be separated from vehicle circulation to the extent practical or accommodated with appropriate shared use facilities which safely accommodate the most vulnerable user.
3)
A protective railing shall be installed alongside any sidewalk that is adjacent to a slope steeper than 1:3.
4)
Where there is a public sidewalk within the road right of way, a sidewalk shall be built on site to connect the entrance to the building to the public sidewalk.  

5)
In large parking lots with multiple aisles driving aisles should be oriented perpendicular to the building in order to reduce the number of traffic aisles which a pedestrian must cross to reach the building.  The Planning Board may require this arrangement at its option.
6)
All sidewalks shall be a minimum of 5 feet in width.
7)
Where it is expected that there will be high vehicular and high pedestrian traffic, such as in large parking lots serving shopping centers, the Planning Board may stipulate the use of traffic calming techniques - such as speed tables – when appropriate.  
8)
Stop signs shall be provided where vehicular travel ways intersect with sidewalks.

9)
Sidewalks may be required to link multiple buildings on the same site and separate, adjoining sites if there is a reasonable expectation that pedestrians would travel between those sites.

10)
Sidewalks shall be protected from parking and driving areas by curbing or other suitable methods.

11)
The Planning Board may stipulate that a public sidewalk be constructed within the public right of way in front of the subject property, and it may stipulate that the sidewalk link with an existing or planned neighboring sidewalk.

12)
Pedestrian crosswalks shall be distinguished by the use of durable, low maintenance surface materials such as pavers, bricks, stamped asphalt, or scored concrete to enhance pedestrian safety and comfort.

13)
Landscaping and other elements designed to enhance the safety and comfort of pedestrian travel ways shall be incorporated as appropriate.

14)
Wherever practical, a planting strip, measuring at least five feet in width, shall be installed between the sidewalk and any paved area.
15)
Construction Standards
a)
Sidewalks shall be constructed of either concrete or asphalt and have the following cross‑sections.  These standards are established for public sidewalks and thus the Planning Board may reduce these specifications, as appropriate, for sidewalks situated in private developments, including those for which permeable pavement is proposed.  These standards do not apply to footpaths, such as those made of stone dust, gravel, or compacted dirt, that might be constructed outside of the primary development area. (See Parking and On-Site Circulation Section about standards for curbing.)

b)
Concrete Sidewalks
· 4 inches of concrete
· #8 x #8, 6 inch x 6 inch mesh

· 2 inches of crushed gravel

· 4 inches of bank run gravel
c)
Concrete Sidewalks crossing travel ways
· 6 inches of concrete

· #8 x #8, 6 inch x 6 inch mesh

· 4 inches of crushed gravel

· 8 inches of bank run gravel

d)
Asphalt Sidewalks
· 1 inch finish

· 1.5 inch binder

· 3 inches of crushed gravel

· 6 inches of bank run gravel

e)
Asphalt Sidewalks crossing travel ways
· 1 inch finish

· 2 inch binder

· 4 inches of crushed gravel

· 12 inches of bank run gravel
B)
Bicycles 

1)
All sites and parking lots shall be designed with consideration of bicycle users.  Bicycle circulation should be separated from vehicle circulation to the extent practical or accommodated with appropriate shared use facilities which safely accommodate the most vulnerable user.

2)
Placement of an outside bicycle storage rack, sized for the number of expected users, may be required.  
C )
Transit

The applicant may be required to provide bus turnouts and shelters for large retail or employment centers and residential developments where existing or proposed transit services are available.
XII   PUBLIC HEALTH AND SAFETY
A)
Fire Protection

1)
Appropriate access for the Fire Department shall be provided to any parts of the building or the site which the Fire Department believes might be needed to fight fires or address other emergency situations.  

2)
All driveways which the Fire Department determines might be used for access into and through the site shall be at least 20 feet wide, provide at least 13-1/2 feet of vertical clearance, and be capable of supporting fire apparatus in all weather conditions.   Appropriate provisions for through movement, turning, or backing of vehicles shall be made as reasonably requested by the Fire Department.  The Fire Department may adjust these requirements, as appropriate, for sites where the buildings are sprinkled, City water is available, and/or the level of development or risk is considered especially low.
3)
Where City water is available, fire hydrants shall be provided on and/or off site as requested by the Fire Department. Each proposed hydrant shall be capable of delivering adequate flow as determined by the Fire or Public Works Department.
4)
Fire hydrants shall be served by a minimum 8” diameter main.  Branch lines leading from a hydrant shall have a minimum 6” diameter.

5)
In cases where buildings are to be sprinkled, a fire hydrant shall be placed within 100 feet of the fire department connection (pipe situated on the outside of the building which connects to the interior sprinkler system).  The hydrant may be placed either on the subject lot (a private hydrant) or within the street right of way (a municipal hydrant).  If City water is not available to the site, and will not be extended as part of the site plan, then other arrangements may be made if approved by the Fire Department.

6)
All fire hydrants, water lines, and other related structures shall be designed and installed in accordance with the requirements of the Fire and Public Works Departments.  

7)
A red winter flag shall be attached to each new hydrant in order that the hydrant can be readily located when snow is on the ground.
8)
Other fire prevention measures, such as fire alarm systems and knox boxes, shall be incorporated as reasonably requested by the Fire Department.  

9)
For large scale projects or projects with high hazard potential located in areas not served by public water, the developer may be required to take special measures such as constructing fire ponds or fire cisterns with dry hydrants if those approaches are specifically authorized by the Fire Chief.

10)
Fire lanes, corridors which must remain free of parked vehicles, shall be established as reasonably requested by the Fire Department.

B)
Hazardous Materials 

1)
The applicant shall identify any hazardous materials that will be used, stored, or created on site and shall include a plan for their storage, handling, and disposal, consistent with best management practices and all applicable state and federal regulations.

2)
Explosives, flammable liquids, propane gas, liquefied petroleum gas, and similar materials shall be stored and protected in accordance with specifications from the Fire Department.

3)
Material Safety Data Sheets (MSDS) shall be provided to the Fire Department, as appropriate.

C)
Salt Storage

1)
Salt, or any material containing salt, that is stored in bulk shall be stored and handled in accordance with the following best management practices.  The purpose of this regulation is to protect surface and ground waters from salt intrusion which can contaminate drinking water supplies and kill aquatic life.

2)
These materials shall be stored inside a fully enclosed roofed structure, impenetrable to rain and snow.  Ideally the structure will be large enough to allow for vehicles to pick up and drop off the materials inside the structure with any spills occurring during pick up or drop off being contained within the structure.  Structure hardware should be galvanized and concrete block buildings should be waterproofed inside.  

3)
A cover should be supplied at the open end so that salt inside is not exposed to the elements

4)
The storage structure should be located on a flat site situated away from surface water, wetlands, wells, aquifers, and other environmentally sensitive areas, so that any drainage flowing from the storage area will not affect those resources.

5)
Storage areas shall have an impermeable floor constructed of asphalt, concrete or other suitable material that extends around the building’s exterior and is sloped away from the structure to prevent storm water from entering the structure.  Concrete pads and walls should be treated to prevent spalling. 

6)
Floors and walls shall be sealed as appropriate to prevent penetration by rain and snow.

7)
A plan to prevent spillage of material from trucks should be submitted.

8)
A contingency plan should be submitted to address any contamination to soils or groundwater. 

9)
If there are any drinking water sources located close by and downgradient from the storage area on an abutter’s property, the Planning Board may stipulate that one or more monitoring wells be situated on the subject property or the abutter’s property to determine if groundwater is being adversely impacted.

D)
Site Security

1)
Sites shall be designed with attention to ensuring safety and security for customers, employees, and suppliers and to minimizing opportunities for trespassing, theft, and vandalism when the facility is closed.  Appropriate attention shall be given to site lighting, vehicular access into the site and circulation within the site, pedestrian access into the site and circulation within the site, visibility and access into the site for the Police Department, and communication with the Police Department.  
2)
Appropriate methods developed under Crime Prevention Through Environmental Design (CPTED) should be employed.  See Appendix 6 - Crime Prevention Through Environmental Design.  CPTED is based on the principle that proper design and effective use of buildings and sites brings a reduction in both the fear of and incidence of crime and an improvement in quality of life.
XIII)   STORMWATER MANAGEMENT
A)
References.

The design and implementation of stormwater management systems shall be guided by the following documents, as appropriate.  The requirements of the New Hampshire Stormwater Manual apply to all sites regardless of area of disturbance (alteration of terrain permits are required only for sites with at least 100,000 square feet of disturbance).

1)
Chapter 50 Stormwater Management and Erosion Control of the City of Rochester Code of Ordinances 

2)
New Hampshire Department of Environmental Services, Alteration of Terrain Program, New Hampshire Stormwater Manual, Volume 2 Post Construction Best Management Practices Selection and Design, latest version (http://des.nh.gov/organization/divisions/water/stormwater/manual.htm.)
3)
New Hampshire Department of Environmental Services, Alteration of Terrain Program, New Hampshire Stormwater Manual, Volume 3 Construction Phase Erosion and Sediment Controls, latest version.
4)
All requirements of the NHDES Env-Wt 900 regarding the crossing of streams.

B)
Miscellaneous provisions
1)
Where a development is traversed by a watercourse or drainage way, the Planning Board may require a storm water easement or drainage right-of-way, measuring at least 25 feet in width.
2)
It is the policy of the City of Rochester to not require fences around drainage basins.  
3)
In order to create a smooth and safe transition between newly graded areas and adjoining properties, there shall be no significant grading within 5 feet of any side or rear property line.
4)
The use of Low Impact Development (LID) strategies for stormwater management is encouraged. LID is an alternative design approach that minimizes disturbance to the natural drainage patterns on the landscape, provides for high water quality discharge, and results in significant groundwater recharge.  It reduces the amount of runoff and thus the need for irrigation.  The techniques include biofilters, raingardens, shallow swales, subsurface infiltration devices/drywells, and others.
5)
No additional burden may be placed on neighboring properties unless an easement is obtained from those property owners.

6)
If down gradient public drainage structures are not capable of handling the stormwater runoff, the applicant may be required to upgrade such facilities at his/her own expense.
XIV)   TRAFFIC AND ACCESS MANAGEMENT
(Also see Parking and Circulation & Pedestrian and Bicycle Facilities)
A)
General Provisions

1)
Plans for all significant developments should address the impact of the project upon traffic conditions – including pedestrian and bicycle conditions - on neighboring streets and intersections.

2)
A proposed project shall not be approved if the neighboring streets and intersections cannot safely and reasonably accommodate anticipated traffic volumes generated by the proposed development.

3)
The access management standards herein apply to automobile-oriented thoroughfares.  Within the downtown or other pedestrian-oriented areas, the standards should be appropriately reduced in order to foster a pedestrian-friendly environment.  For example, much smaller turning radii are appropriate in pedestrian-oriented areas.

4)
If a new City street is to be built as part of a site plan, then the design for the street shall conform with the City of Rochester Subdivision Regulations.

5)
The site shall have safe and suitable access onto an appropriate City or State road, i.e. a Class V or better road. Determining the type and location of the access shall consider such factors as safety, operations, and overall street system circulation.

6)
All driveways and encroachments into any state highway must be approved by the New Hampshire Department of Transportation (NHDOT).  
7)
For driveways accessed off a state highway, the City of Rochester may nonetheless impose stricter standards for access than those stipulated by NHDOT, where appropriate,(unless superseded by NHDOT).
8)
The following should be used as general guides for the design of driveways:   1) The Transportation and Traffic Engineering Handbook (Institute of Transportation Engineers, Prentice‑Hall, Englewood Cliffs, NJ);  2) the Manual on Uniform Traffic Control Devices;  3) A Policy on Geometric Design of Highways and Streets (American Association of State Highway and Transportation Officials), 4) New Hampshire Department of Transportation rules and procedures, and 5) standard access management techniques.

9)
Placement of new driveways and widening of existing driveways in the Special Downtown District or in other dense core areas within the downtown area, East Rochester, or Gonic is often inappropriate and may be denied at the reasonable discretion of the Planning Board.

10)
When an existing development does not conform with the standards herein, as part of a new site plan application, the Planning Board may stipulate improvement of existing access points, consolidation of existing access points, closing off of wide open access areas onto a street, increasing or decreasing driveway width, addition of acceleration or deceleration lanes, installation of traffic control devices, installation of curbing, or other measures, as appropriate.

11)
The Planning Board may require a secondary access into sites, where appropriate.  

12)
Driveways, travel ways, and roads, approved as private roads shall remain in private ownership.  In cases, where it is plausible that future property owners would seek to convert the roads to City streets, the Planning Board may require the developer to provide legal instruments to ensure the continuation of private ownership and maintenance.
13)
On roads, such as Route 11, where the City of Rochester has executed a memorandum of understanding (MOU) with NHDOT, the terms and procedures specified in that MOU shall apply.

B)
Access Management
1)
Purpose
a)
The purpose of this section is to provide for reasonable access to private development while preserving the capacity of the neighboring network of public roads.  This is to be accomplished by minimizing the number of driveways, consolidating existing driveways, encouraging placement of driveways on lower order roads, controlling the geometric design of driveways, encouraging narrower driveways, and locating driveways as far away from other driveways and road intersections as practical.

b)
The higher the classification of the road, the more the road is intended for through travel instead of access to individual sites.  Local roads are the lowest order roads, collector roads are mid-level roads, and arterial roads are the highest order roads (see Definitions).  

2)
Spacing of Driveways
a)
Driveways shall be located in order to achieve maximum practical spacing from other driveways and intersecting roads.  The Planning Board may adjust these spacing standards on a case by case basis, where appropriate.
b) Any new driveway shall be spaced a minimum distance from any existing driveway on another site, based upon the classification of the road takes the driveways take access from.  The following distances are measured from centerline to centerline.

	Spacing from other driveway

	Spacing:
	Driveways taking access from:

	     75 feet
	local road

	   125 feet
	collector road

	   175 feet
	arterial road


c)
Any new driveway shall be spaced a minimum distance from any existing road, based upon the classification of the road that it takes access from.  The following distances are measured from centerline to centerline.

	Spacing from other road

	Spacing:
	Driveway taking access from:

	   100 feet
	local road

	   150 feet
	collector road

	   200 feet
	arterial road


d)
There shall be a minimum separation of 75 feet between two driveways serving the same lot.  If one driveway is one way, then the minimum separation shall be 50 feet. 
3)
Number of Driveways
a)
Two is the maximum number of driveways permitted for a lot on a City street or within the Urban Compact, depending on lot size.
b)
The applicant must provide evidence of the need for or value of a second access point, satisfactory to the Planning Board, based upon the following:

· high trip generation from the site
· high traffic volumes on the road

· constraints of the site

· constraints of the road

· use of one way or right turn only driveways
· extensive frontage

· double frontage

· other considerations

4)
Location of Driveways
a)
Driveways shall be located in the most appropriate locations, considering land use, topography, visibility, and locations of nearby access points.  
b)
To the extent practical, new driveways shall be located directly opposite existing ones.

c)
Where there is frontage on more than one road, access shall be taken from the lower order (or “secondary”) road where practical.  In cases where the lower order road serves a residential development, it may be preferable for the new access to be taken from the higher order road.

d)
Driveways shall not be located where they will intersect the acceleration/deceleration or right/left turn lanes.

e)
Driveways should be located as far from abutting properties as practical, in order to minimize the impact upon those abutting  properties.

f)
Driveways should be located and designed so as to discourage the routing of vehicles through  residential streets.

5)
Driveway Design
a)
All driveways shall be of sufficient width and configuration to accommodate the prospective traffic and to afford satisfactory access into the site for police, fire, and other emergency services.

b)
The entrance driveway shall have:

i)
a maximum slope of 12 percent;  and

ii)
a suitable stopping platform at the intersection with a maximum slope of 3 percent.
c)
The minimum width of a driveway at an access to the road is 20 feet, not including turning radii.

d)
The maximum permitted width, number of lanes, and sizes of turning radii of a driveway shall be determined by sound engineering principles, based upon the special circumstances of the site and the adjoining highway.  To the extent practical, it is also desirable to limit the size/number of all in order to slow traffic entering and exiting the site, and reduce the width of the pavement.
e)
Driveways (except for right turn only driveways) shall intersect with streets at an angle as near to 90 degrees as site conditions will permit.   
f)
A full service driveway includes four turning movements:  right turn in, right turn out, left turn in, and left turn out.  When called for by traffic volumes and other constraints, the Planning Board may prohibit turning movements - especially left turn movements - that would be expected to impair safety.
g)
Sharing of access driveways by adjoining properties is encouraged.  The Planning Board may require shared driveways, when appropriate, based upon traffic considerations, sight distance, and other factors.  In such situations, cross easements shall be established as needed.
h)
Driveways shall be combined wherever practical to minimize the number of access points onto public roads, especially on higher order roads with a high traffic volume.

i)
All driveways shall be constructed with the same cross sections specified for parking lots and travel ways in the Parking and Circulation section. 

6)
Traffic Control Devices.  The applicant shall provide appropriate traffic control devices in accordance with the current (2009) Manual on Uniform Traffic Control Devices for Streets and Highways (“MUTCD”) by the USDOT Federal Highway Administration (see http://mutcd.fhwa.dot.gov/ .)  
7)
Other Provisions.  The Planning Board may require construction of frontage or service roads, parallel to collector or arterial roads, when appropriate.  In such cases, joint access easements among the property owners may be needed. (See Figure 2 - Service Roads.)
8)
Driveway Throat Length. There shall be a minimum driveway throat length based upon expected traffic at the site for the purpose of allowing vehicles to enter the site without a queue extending near to the road.  As a general guide, the throat length should be a minimum of 25 feet for collector roads, 40 feet for minor arterials, and 55 feet for major arterials.  (See Figure 3-  Throat Length)
C)
Sight Distance

1)
All driveways shall be designed and located in order to provide an all season safe sight distance as specified in the table below.  The sight distance represents the critical line of sight between the operator of a vehicle exiting the driveway and the operator of a vehicle approaching from either direction.  Consideration shall also be given to visibility with and between drivers, bicyclists, and pedestrians.
2)
This distance is measured from the driveway location at a point set back 10 feet from the edge of road pavement at 3 feet 6 inches above the driveway surface (the height of a typical driver’s eyes) to points 3 feet 6 inches above the road surface in both directions.  The posted speed limit on the road is a reasonable approximation of the design speed.
3)
This table follows the recommendations of the American Association of State Highway and Transportation Officials (AASHTO) as set forth in the 2001 version of A Policy on  Geometric Design Of Highways and Streets  
	Design Speed
	Minimum Distance

	15 mph
	80 feet

	20 mph
	115 feet

	25 mph
	155 feet

	30 mph
	200 feet

	35 mph
	250 feet

	40 mph
	305 feet

	45 mph
	360 feet

	50 mph
	425 feet

	55 mph
	495 feet

	60 mph
	570 feet


D)
Traffic Impacts
1)
Traffic impact assessments may be required to quantify the impacts of the proposal on all roads and intersections that would likely be affected in any meaningful way.  

2)
The anticipated impacts should be evaluated using standard performance indicators including, but not limited to, level-of-service (LOS), traffic delays, and volume to capacity ratio.

3)
The latest edition of the Institute of Transportation Engineers (ITE) Highway Capacity Manual and Trip Generation Manual shall be the primary source for calculating LOS.
4)
Appropriate mitigation to offset any significant impacts created by the proposal, be stipulated by the Planning Board.

5)
Extra measures should be taken to minimize or eliminate impacts upon residential neighborhoods.

6)
On large projects, the Planning Board may require the applicant to determine impact upon congestion levels and air emission levels using either the Strafford Regional Planning Commission traffic models or other appropriate traffic and air quality tools.

7)
The Planning Board, at its reasonable discretion, may deny any project:  

a)
which would reduce the level of service (LOS) at any neighboring road or intersection by one level or more; 

b)
which would likely result in a service level of E or F during any peak hour or where service level E or F conditions presently exist during any peak hour, if the proposed project is expected to aggravate those existing conditions in any meaningful way;

c)
which would otherwise have a significantly negative impact or cause unsafe conditions on any neighboring road or intersection; 

d)
for which there is not sufficient capacity at any neighboring road or intersection to support the project;  or

e)
where the adjoining street from which access will be taken is considered substandard for the purposes and scale of the proposed project.

E)
Off Site Improvements

1)
The Planning Board, at its reasonable option, may require the applicant to:  a) construct necessary infrastructure improvements to facilitate or mitigate the impacts of the project;  b) pay for such improvements which will be constructed by another party;  or c) contribute his/her proportional share toward such improvements if they are being undertaken as part of a larger plan.

2)
The City of Rochester will participate in funding or construction of infrastructure to support the project only at its sole option.   In many cases, a specific infrastructure improvement may be needed to support a private project, and that improvement may also provide a benefit to the City of Rochester and the general public.  It is appropriate that the costs of any improvements be shared by the various parties that will benefit from those improvements and that the costs be borne in approximate proportion to the benefits gained (or services used) by those various parties.  However, the City of Rochester is not compelled to contribute toward a specific infrastructure improvement, occasioned by the development of a private project,  even where the public would benefit, if the City of Rochester was not already planning to construct that improvement on its own, or does not have funds allocated for that purpose.  In such cases, the developer can choose to proceed with the project and pay for it in entirety or wait until such time as the City of Rochester may include the project in its own plans.

XV)   UTILITIES

A)
General Provisions

1)
All utilities shall be installed in accordance with the City of Rochester Construction Standards and the prevailing standards and practices of the individual utility or company providing the service, as appropriate.
2)
Utilities shall be located so as not to conflict with roadside drainage systems, trees that are to be preserved, lighting systems, other utilities, and other such elements located on or off site.
3)
It is the responsibility of the applicant to coordinate with all utility companies to ensure that non-municipal utilities are installed in accordance with approved plans and company specifications.

4)
Any utility line or portion of a utility line which is serving more than one lot or parcel shall be placed [image: image1.png]
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within an easement or dedicated public right-of-way.

5)
Easements
a)
Easements located on private property for use by the City of Rochester shall be at least 30 feet wide.  It is preferable that such easements run along side and rear lot lines, if practical.

b)
No buildings, structures, or septic leaching areas may be situated within City utility easements.
c)
Reference pins made of ferrous metal shall be installed in the ground to indicate the location of all such easements. The pins shall be ½ inch in diameter and a total of 24 inches in length.  They shall project 1.5 inches above the ground.

B)
Water Service and Wells

1)
An adequate supply of potable water for domestic consumption, using municipal water or private wells, shall be provided for all developments.  
2)
Municipal Water Service
a)
The municipal water system shall be designed and constructed in accordance with Chapter 17, the Water Ordinance of the City of Rochester, other standards of the City of Rochester and the New Hampshire Department of Environmental Services.

b)
Where municipal water supply is reasonably available, the project shall be connected to that supply. 

c)
In order to prevent damage from freezing, there shall be a minimum soil cover of 5 feet over water mains.

d)
The final design and construction of municipal water facilities serving the project - including size, flow rate, and pressure - is subject to review and approval by the Public Works Department.

e)
Extensions of water lines shall be designed to avoid dead end lines, where practical.

f)
The following items must be specified:

i) Rated normal capacity and gallons per minute at prime use
ii) Rated maximum capacity and gallons per minute at prime use
iii) Residual pressure of proposed tap line
3)
Private Wells.  Private on‑lot and community‑type water systems shall be designed in accordance with the standards of the New Hampshire Department of Environmental Services.  

C)
Sewerage and Septic Systems
1)
Adequate provision for sanitary waste shall be provided for all developments, through the municipal sewer system, individual septic waste disposal systems, or a private central sewerage system.

2)
Sewerage 

a)
The municipal sewer system shall be designed and constructed in accordance with Chapter 16, the Sewer Ordinance of the City of Rochester, other standards of the City of Rochester and the New Hampshire Department of Environmental Services.

b)
Where municipal sewer supply is reasonably available, the project shall be connected to that system. 

c)
The final design and construction of municipal sewer facilities serving the project - including size, flow rate, and pressure - is subject to review and approval by the Public Works Department.

d)
Where non‑domestic sanitary discharge is anticipated, the type of effluent shall be identified and be in compliance all federal, state, and local laws, rules, and regulations.

e)
Projected peak hour sewer load volume shall be provided.

f)
There must be capacity in the existing sewer line into which the project will connect to handle the estimated maximum sewage generated without adverse impact effect upon the system.  If any existing lines or systems are inadequate, the applicant may be required to upgrade those lines or systems at his/her own expense.

g)
The project may not connect to the municipal system unless the Rochester Wastewater Treatment Plant is capable of providing adequate treatment for the volume and type of sewage generated by the project.

h)
The following design requirements for sewer systems shall apply: 
i)
projected flow velocity shall not exceed ten feet per second and nor be less than two feet per second.
ii)
The minimum slope for a gravity sewer line with a diameter of 8 inches or more is 0.005 foot  per foot;

iii)
The minimum slope for a gravity sewer line with a diameter of 6 inches or more is 0.01 foot  per foot;

iv)
Manholes shall be spaced no more than 300 feet apart

3)
Septic Systems
a)
New Hampshire Department of Environmental Services approval is required for all lots less than 5 acres in size which will not be served by the municipal sewer system. 

b)
Private septic systems shall be constructed in accordance with the most recent edition of the New Hampshire Department of Environmental Services Subsurface Disposal Regulations. 

D)
Electrical Utilities

1)
All electric, telephone, television and other communication lines and structures shall be placed underground throughout the site including utilities extended onto the site from existing poles near the site.  
2)
However, for sites located on collector and arterial roads where the only pole nearby is across the street, the Planning Board may authorize that one additional pole be placed on or near the property to allow for overhead extension of wires across the street, without having to excavate across the street.  Utilities extending from any such new pole must be underground.  

3)
When an existing site is redeveloped, and there are existing above ground utilities serving that site, those utilities shall be removed and relocated underground, unless the Planning Board determines such relocation to be impractical or cost prohibitive given the scale of the proposed redevelopment.
XVI)
    STANDARDS FOR SPECIFIC USES
A)
Contractor’s Storage Yards

The following requirements apply to all contractor’s storage yards.  

1)
Screening.  Contractor storage yard activity shall be screened from abutting properties and public roads as specified in the Screening of Incompatible Uses subsection.

2)
Security.  To ensure public safety the applicant shall present a plan for securing any dangerous vehicles, equipment, or materials from unauthorized access, to be approved by the Planning Board.  A simple plan specifying such items as lighting, fencing, and locking of equipment may be sufficient.
3)
Maintenance and Repair Work.  On-site maintenance and repair of heavy vehicles is restricted to those owned by the contractor storage yard owner and operator.  Commercial maintenance and repair of heavy equipment and vehicles owned by others is permitted only if such work is permitted within the applicable zoning district and such work is approved as part of the contractor storage yard site plan review.

4)
Salt Storage.  Salts, and any bulk materials containing salts, commonly used in snow and ice removal, shall be stored as specified in the Salt Storage subsection, herein.

B)
Wireless Communications Facilities (Commercial)

1)
Purpose.  The purpose of these regulations is to:

a)
facilitate the provision of wireless communication services to the residents and businesses of Rochester;

b) 
minimize adverse visual impacts through  design and siting standards;

c) 
encourage the location of facilities in non‑residential areas;

d) 
avoid potential damage to adjacent properties from tower failure; and
e) 
discourage proliferation of antenna support structures through co-location on existing structures and the mounting of antenna on alternate structures such as water towers, church steeples, and smokestacks.
2)
Submittal Materials.  In addition to the information required for site plans elsewhere in these regulations, development applications for wireless communications facilities shall include the following information:


a)
A report from a qualified  professional engineer, with his/her stamp and registration number, which:

i)
specifies the facility's height and design including a cross section and elevation,

ii)
documents the height above grade for all potential mounting positions for co‑located antennas and the minimum separation distances between antennas;

iii)
describes the antenna support structure's capacity, including the number and type of antennas that it can accommodate;  and
iv)
documents what steps the applicant will take to avoid interference with established public safety telecommunications;  and
b)
For all wireless communication service towers, a letter of intent committing the owner and his/her successors to allow the shared use of the tower if an additional user agrees to meet reasonable terms and conditions for shared use.

c)
The following items shall be submitted:
i)
a copy of the FAA's response to the submitted "Notice of Proposed Construction or Alteration" (FAA Form 7460‑1);

ii)
proof of compliance with applicable Federal Communications Commission regulations; and,

iii)
a report from a qualified professional engineer which demonstrates the facility's  compliance with Rochester's structural and electrical standards (to be submitted to the Code Enforcement Department).

d)
The following supplemental information:

i)
Location, uses, and approximate size and height of all buildings and structures within 500 feet of the proposed wireless communication facility.

ii)
Elevations of all facades, indicating exterior materials and color of the facility.

iii)
Plans drawn at the scale of 1 inch equals 50 feet, maximum.

3)
Design.  The following design standards apply:

a)
The lowest 6 feet of the facility shall be visually screened by trees, large shrubs, solid walls, fences and/or other structures.

b)
The height and mass of the facility shall not exceed that which is essential for its intended use.

c)
The color of the proposed facility shall be a light tone or color (except where otherwise required by the FAA) in order to minimize the visual impact.

d)
There shall be a security fence around the base of the support structure or the lot where the support structure is located.

e)
The proposed facility will not unreasonably impair the view of or from any public park, natural scenic vista, historic building or district, or significant view corridor.

f) 
Towers shall be of a monopole design unless the Planning Board determines that an alternative design would better blend in to the particular environment. 

4)
Removal bond.  The applicant may be required to submit a removal bond to ensure that the structure will be properly removed should it become obsolete.

5)
Process for antennas mounted on existing structures.  The placement of antennas on existing support structures may be approved administratively  - jointly by the Code Enforcement and Planning Departments -  provided the proposal meets all applicable City requirements, as follows:

a)  
Site and building plans shall be submitted and approved as specified herein.

b)  
A report prepared by a qualified professional engineer shall be submitted indicating the existing structure's suitability to accept the antenna, the proposed method of affixing the antenna to the structure, complete details of all fixtures and couplings, and the precise point of attachment.

c)
In cases where insignificant additional support structures are needed, such as the erection of a small structure on an existing rooftop which will not be visible from the road, these applications may be approved administratively, at the reasonable discretion of the staff.
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