
 
PLANNING BOARD 

PORTSMOUTH, NEW HAMPSHIRE 
 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 
CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 

 
 

7:00 PM Public Hearings begin June 20, 2024 
 

AGENDA      
 

 
REGULAR MEETING 7:00pm 

 
I. APPROVAL OF MINUTES 
 

A. Approval of the May 16, 2024 meeting minutes. 
 

 
II. DETERMINATIONS OF COMPLETENESS 
 

SITE PLAN REVIEW 
 
A. The request of Friends of Lafayette House in care of Melanie Merz (Owner), for 

property located at 413 Lafayette Road requesting Site Plan Review Approval to 
construct an attached caretaker’s unit to the existing residential care facility with 
associated site improvements. Said property is located on Assessor Map 230 Lot 
23A and lies within the Single Residence B (SRB) District.  

 
 

IV. PUBLIC HEARINGS – NEW BUSINESS 
The Board’s action in these matters has been deemed to be quasi-judicial in nature.   

If any person believes any member of the Board has a conflict of interest,  
that issue should be raised at this point or it will be deemed waived. 

 
A. The request of Edmund R. St. Pierre (Owner), for property located at 15 Mariette 

Drive requesting a Conditional Use Permit from Section 10.814 for a Detached 
Accessory Dwelling Unit. Said property is located on Assessor Map 292 Lot 167 and 
lies within the Single Residence B (SRB) District. (LU-24-57) 

 
B. The request of Richard M. and Francoise S. Kinney (Owners), for property located 

at 89 Cliff Road requesting an after the fact Wetland Conditional Use Permit from 
Section 10.1017.50 for violations within the City’s 100’ wetland buffer.  A three-
season porch, deck and concrete landing pad were constructed without permits, of 
which 225 s.f. is within the buffer.  Said property is located on Assessor Map 223 Lot 
9 and lies within the Single Residence B (SRB) District. (LU-24-54) 
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C. The request of Wentworth Senior Living (Applicant), and MH Wentworth HM 
for CHRNC INV (Owner), for property located at 346 Pleasant Street is requesting 
a Wetland Conditional Use Permit from Section 10.1017.50 to replace an existing 
wooden fence along the back of the property which abuts the South Mill Pond. This 
replacement project will have approximately 200 s.f. of impact within the buffer, with 
10 s.f. of permanent impact below ground with the posts and 500 linear feet of 
permanent impact from the fence. Said property is located on Assessor Map 109 Lot 
10 and lies within the General Residence B (GRB) District. (LU-24-63) 

 
D. The request of Friends of Lafayette House in care of Melanie Merz (Owner), for 

property located at 413 Lafayette Road requesting Site Plan Review Approval to 
construct an attached caretaker’s unit to the existing residential care facility with 
associated site improvements. Said property is located on Assessor Map 230 Lot 23A 
and lies within the Single Residence B (SRB) District. (LU-23-208) 

 
E. 806 US Route 1 Bypass requesting Amended Site Plan Approval and a second 1-

Year extension to the Site Plan Approval originally granted on June 23, 2022. (LU-
22-81) 

 
F. The Planning Board will hold a public hearing on the following amendments to 

Chapter 10, Article 5A - Character-Based Zoning, Section 10.5A43.33 regarding 
Building and Story Heights of the ZONING ORDINANCE of the City of Portsmouth, 
pursuant to Section 10.150 of the Zoning Ordinance. 

 
 
VII. CITY COUNCIL REFERRALS  
 

A. Chapter 10, Article 5A - Character-Based Zoning (See item F. above) 
 
 
VIII. OTHER BUSINESS 
 

A. 325 Little Harbor Road requesting a 1-Year Extension to the Wetland Conditional Use 
Permit originally granted on July 20, 2023. (LU-23-81) 
 

B. Chairman updates and discussion items 
 

C. Board discussion of Regulatory Amendments, Master Plan Scope & other matters 
 

 
IX. ADJOURNMENT  
*Members of the public also have the option to join this meeting over Zoom, a unique meeting ID 
and password will be provided once you register. To register, click on the link below or copy and 
paste this into your web browser:  

https://us06web.zoom.us/webinar/register/WN_7oglcb6bTtq3HHiiQ1l1vQ 

https://us06web.zoom.us/webinar/register/WN_7oglcb6bTtq3HHiiQ1l1vQ


 
 

City of Portsmouth 
Planning Department 

1 Junkins Ave, 3rd Floor 
Portsmouth, NH 

(603)610-7216 

Memorandum  

To: Planning Board 

From: Peter Stith, AICP  
           Planning Manager 

Date: June 20, 2024 

Re: Recommendations for the June 20, 2024 Planning Board Meeting 

 

 

I. APPROVAL OF MINUTES 

 A. Approval of the May 16, 2024 meeting minutes. 

    Planning Department Recommendation  
1) Board members should determine if the draft minutes include all relevant details for 
the decision-making process that occurred at the May 16, 2024 meeting and vote to 
approve meeting minutes with edits if needed. 

 

II. DETERMINATIONS OF COMPLETENESS 

 

SITE PLAN REVIEW 

A. The request of Friends of Lafayette House in care of Melanie Merz (Owner), for 
property located at 413 Lafayette Road requesting Site Plan Review Approval to 
construct an attached caretaker’s unit to the existing residential care facility with 
associated site improvements. Said property is located on Assessor Map 230 Lot 
23A and lies within the Single Residence B (SRB) District.  
 
 

Planning Department Recommendation  
 

1)  Vote to determine that Item A is complete according to the Site Plan Review 
Regulations, (contingent on the granting of any required waivers under Section IV 
of the agenda) and to accept the application for consideration. 
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III.  PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 

 
A. The request of Edmund R. St. Pierre (Owner), for property located at 15 

Mariette Drive requesting a Conditional Use Permit from Section 10.814 for a 
Detached Accessory Dwelling Unit. Said property is located on Assessor Map 292 
Lot 167 and lies within the Single Residence B (SRB) District. (LU-24-55) 
 

 
Background 

This applicant is proposing to expand the existing garage and convert it into a 
Detached Accessory Dwelling Unit (DADU).  The proposal includes an upward 
expansion of the garage to create a second floor to allow for more living space 
for the DADU.  A portion of the ground floor will be designated as a garage 
space and a portion will be the kitchen for the DADU.  No modifications have 
been requested with this proposal.   
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Project Review, Decisions, and Recommendations  

The applicant was before the Zoning Board of Adjustment. See below for details.   
 
Board of Adjustment 
The applicant was before the Board of Adjustment at its regularly scheduled 

meeting of Tuesday, May 21, 2024 and the Board voted unanimously to 

recommend approval of the request for a second driveway on one lot.   

 

 
Planning Department Recommendation  
Detached Accessory Dwelling Unit Conditional Use Permit 
 
1) Vote to find that the Conditional Use Permit Application meets the requirements set 
forth in Section 10.814.62 of the Ordinance and adopt the findings of fact as presented.  
 
(Alt.) Vote to find that the Conditional Use Permit Application meets the requirements 
set forth in Section 10.814.62 of the Ordinance and adopt the findings of fact as 
amended.  
 
2) Vote to grant the Conditional Use Permit with the following conditions: 
 
2.1)  Documentation of the conditional use permit approval shall be recorded at the 

Rockingham County Registry of Deeds, together with an affidavit that either the 
principal dwelling unit or the accessory dwelling unit will be occupied by the owner 
of the dwelling as the owner’s principal place of residence, as required by Section 
10.814.22. 

  
2.2)  A certificate of use issued by the Planning Department is required to verify 

compliance with the standards of this Section, including the owner occupancy and 
principal residency requirements. Said certificate shall be issued by the Planning 
Department upon issuance of a certificate of occupancy by the Inspection 
Department. A certificate of use shall not be issued prior to recording of 
documentation as required by this Ordinance. 

 
2.3)  The certificate of use shall be renewed annually upon submission of such 

documentation as the Planning Department may require to verify continued 
compliance with the standards of this Section. Failure to comply with this 
requirement shall be deemed a violation of the ordinance and may be enforced as 
provided in Article 2. 
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III.  PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 

B. The request of Richard M. and Francoise S. Kinney (Owner), for property 
located at 89 Cliff Road requesting an after the fact Wetland Conditional Use 
Permit for violations within the City’s 100’ wetland buffer. The applicant had 
constructed a three-season porch, an outdoor deck and a concrete landing pad 
without permitting, of which 225 s.f. was built within the buffer. After the 
applicant was informed of the violation, they proceeded to develop a wetland 
conditional use application which proposes mitigating their permanent buffer 
impacts with the installation of stormwater infiltration measures, the planting of 
native shrubs and bushes, the installation of a recessed planting area, and the 
introduction of a micro clover lawn in replacement of grass. Said property is 
located on Assessor Map 223 Lot 9 and lies within the Single Residence B (SRB) 
District. (LU-24-54)  
 
Background 

This application is an after the fact wetland conditional use permit for violations 
within the City’s 100’ wetland buffer. The applicant had constructed a three-
season porch, an outdoor deck and a concrete landing pad without permitting, 
of which 225 s.f. was built within the buffer. There is 4,875 s.f. of buffer on this 
property from the wetland that sits across the street. After the applicant was 
informed of the violation, they proceeded to develop a wetland conditional use 
application which proposes mitigating their permanent buffer impacts with the 
installation of a french drain, the planting of native shrubs and bushes, the 
installation of a rain garden, and the introduction of a micro clover lawn in 
replacement of grass. The construction of the deck and three-season room also 
included the addition of crushed stone underneath the deck to improve 
stormwater flow along with the removal of the septic system to enhance 
ground water quality on the property.  The applicant has applied for an after-
the-fact building permit which is pending review and approval while they seek 
approval for the CUP. 
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Staff Analysis – Wetland CUP 
According to Article 10 Section 10.1017.50 the applicant must satisfy the 
following conditions for approval of this utility project. 
 
1. The land is reasonably suited to the use activity or alteration.  
 
The work has been completed without permits. The majority of the work is 
outside of the wetland buffer, with just 225 s.f. of permanent impact in the 
buffer, with plans to control stormwater on site more proactively with 
adjustments to plantings and drainage in the buffer. 
 
2. There is no alternative location outside the wetland buffer that is feasible 
and reasonable for the proposed use, activity or alteration.  
 
While the structure has already been built, the majority of the new impervious is 
located outside of the buffer. 
 
3. There will be no adverse impact on the wetland functional values of the site 
or surrounding properties.  
 
The existing conditions appear to infiltrate on site stormwater. Stormwater that 
does not infiltrate likely pools in the low spot of the yard without impacting 
abutting properties. The new additions will likely increase roof runoff 
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but the installation of crushed stone and the proposal for a french drain and 
plantings should help to increase on site infiltration.  
 
4. Alteration of the natural vegetative state or managed woodland will occur 
only to the extent necessary to achieve construction goals. 
   
While the 225 s.f. of buffer has already been altered, the applicant proposes 

transforming the existing lawn into micro clover or a similar groundcover, 

introducing new plantings along the addition, and installing a rain garden within 

the buffer which will increase vegetation and improve stormwater quality. 

 

5. The proposal is the alternative with the least adverse impact to areas and 

environments under the jurisdiction of this section.  

The applicant is proposing to reduce the 225 s.f. of buffer impacts by installing 

69 s.f. of shrubs alongside the addition, installing a 134 s.f. rain garden, and 

converting the entire back lawn to a non-grass groundcover.  

6. Any area within the vegetated buffer strip will be returned to a natural state 

to the extent feasible.  

In this case, the vegetated buffer has not been disturbed, only the area within 

75-100’ from the wetland. 

 

Project Review, Decisions, and Recommendations  

The applicant was before the Conservation Commission. See below for details.   
  
Conservation Commission 
The applicant was before the Commission at its regularly scheduled meeting of 

Wednesday, May 8, 2024 and the Commission voted unanimously to 

recommend approval with the following conditions: 

1. Applicant shall change language on site plans for rain garden to recessed 

planting area and provide an update for the total area for planting and the 

number of plants proposed.  

2. Applicant shall work with City staff to incorporate changes suggested by the 

referenced Erosion Control Certified and landscaping experts, into final plan set 

prior to submission to the Planning Board.  

3. Applicant shall install permanent wetland boundary markers within the 

wetland buffer. 

The Conservation Commission recommended conditions have been satisfied or 

added to the staff recommendation. 
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Planning Department Recommendation  
Wetland Conditional Use Permit 
 
1) Vote to find that the Conditional Use Permit Application meets the requirements set 
forth in Section 10.1017.50 of the Ordinance and adopt the findings of fact as presented.  
 
(Alt.) Vote to find that the Conditional Use Permit Application meets the requirements 
set forth in Section 10.1017.50 of the Ordinance and adopt the findings of fact as 
amended.  
 
2.) Vote to grant the Conditional Use Permit with the following conditions: 
 

2.1) In accordance with Section 10.1018.40 of the Zoning Ordinance, applicant 
shall install permanent wetland boundary markers where applicable.  In addition 
to the wetland boundary markers, an educational sign describing the project 
shall be installed near the restoration area and fencing should be utilized to keep 
disturbances such as dogs and geese from the area.  
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III. PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 

C. The request of Wentworth Senior Living (Applicant), and MH Wentworth HM 
for CHRNC INV (Owner), for property located at 346 Pleasant Street requesting 
a Wetland Conditional Use permit for the replacement of an existing wooden 
fence, in kind, along the back of the property which bumps up against the South 
Mill Pond. The existing fence is almost completely within the 100’ tidal buffer 
and portions are within the 25’ vegetated buffer. The existing wooden fence will 
be removed, and the new vinyl fence will be installed with sleeves over steel 
posts. The post holes will be hand dug and backfilled by hand to eliminate the 
need for heavy equipment within the buffer. This replacement project will have 
approximately 200 s.f. of impact within the buffer, with 10 s.f. of permanent 
impact below ground with the posts and 500 linear feet of permanent impact 
from the fence. Said property is located on Assessor Map 109 Lot 10 and lies 
within the General Residence B (GRB) District. (LU-24-63)   
 

 

Project Background 
The applicant is proposing to replace an existing wooden fence along the back of 
the property which abuts the South Mill Pond. The existing fence is almost 
completely within the 100’ tidal buffer and portions are within the 25’ vegetated 
buffer. The existing wooden fence will be removed, and a new vinyl fence will be 
installed with sleeves over steel posts. The post holes will be hand dug and 
backfilled by hand to eliminate the need for heavy equipment within the buffer. 
This replacement project will have approximately 200 s.f. of impact within the 
buffer, with 10 s.f. of permanent impact below ground with the posts and 500 
linear feet of permanent impact from the fence. 
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Staff Analysis – Wetland CUP 
 According to Article 10 Section 10.1017.50 the applicant must satisfy the 
following conditions for approval of this utility project. 
 
1. The land is reasonably suited to the use activity or alteration.  
 
The fence already exists and the replacement would be in the same location. The 
existing fence is in various stages of disrepair and needs replacement for safety 
and aesthetic reasons. 
 
2. There is no alternative location outside the wetland buffer that is feasible 
and reasonable for the proposed use, activity or alteration.  
 
As residents use this backyard for recreation and other benefits, the area must 
continue to be fenced in. There is no other feasible area on the property that can 
accommodate an outdoor space for the residents. 
 
3. There will be no adverse impact on the wetland functional values of the site 
or surrounding properties.  
 
The application proposes a complete replacement of the fence by hand, which 
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will reduce impact on soil and buffer disturbance. 
 
4. Alteration of the natural vegetative state or managed woodland will occur 
only to the extent necessary to achieve construction goals. 
   
No vegetation is proposed to be removed with this construction, only minor 

pruning if necessary to disentangle vegetation from the existing fence.  

 

5. The proposal is the alternative with the least adverse impact to areas and 

environments under the jurisdiction of this section.  

The applicant could either leave the fence to rot further, but that would only 

increase the safety hazard. The applicant could also use machinery and/or 

concrete to install the fence posts which could have a much greater impact to 

the buffer and pond. The proposal to do this work by hand is the alternative with 

the least adverse impact to replace the existing fence. 

6. Any area within the vegetated buffer strip will be returned to a natural state 

to the extent feasible.  

While a portion of the fence will be replaced within the 25’ vegetated buffer, the 

applicant has stated that no vegetation shall be removed as part of this project, 

only pruned if necessary. 

 

Project Review, Decisions, and Recommendations  

The applicant was before the Conservation Commission and Historic District 
Commission. See below for details.   
  
Conservation Commission 
The applicant was before the Commission at its regularly scheduled meeting of 

Wednesday, May 8, 2024 and the Commission voted 6-1 to recommend approval 

with the following conditions: 

1. Applicant shall reconsider the use of vinyl material for the fencing. 

2. Permanent wetland boundary markers shall be installed at the corners of the 

southern end of the fencing along with markers on both sides of the back fence 

portion to face the yard and the shore area. These markers shall be installed prior 

to the start of construction activities. 

3. The applicant shall provide a maintenance plan for the new fencing that 

includes power washing with water only. 

4. If the installment method changes, the applicant will have to apply for a new 

wetland conditional use permit prior to the start of any work. 
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The Conservation Commission recommended conditions have been satisfied or 

added to the staff recommendation. 

 
Historic District Commission 
The applicant was before the Historic District Commission at its regularly scheduled 

meeting of Wednesday, June 5, 2024 as an Administrative Approval request and 

Commission voted unanimously to approve the application. 

 
Planning Department Recommendation  
Wetland Conditional Use Permit 
 
1) Vote to find that the Conditional Use Permit Application meets the requirements set 
forth in Section 10.1017.50 of the Ordinance and adopt the findings of fact as presented.  
 
(Alt.) Vote to find that the Conditional Use Permit Application meets the requirements 
set forth in Section 10.1017.50 of the Ordinance and adopt the findings of fact as 
amended.  
 
2.) Vote to grant the Conditional Use Permit with the following conditions: 
 

2.1) In accordance with Section 10.1018.40 of the Zoning Ordinance, applicant 
shall install permanent wetland boundary markers where applicable.  In addition 
to the wetland boundary markers, an educational sign describing the project 
shall be installed near the restoration area and fencing should be utilized to keep 
disturbances such as dogs and geese from the area.  
 
2.2) Maintenance for the new fencing shall include power washing with water 

only. 
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III. PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 
D.   The request of Friends of Lafayette House in care of Melanie Merz (Owner), for 

property located at 413 Lafayette Road requesting Site Plan Review Approval to 
construct an attached caretaker’s unit to the existing residential care facility with 
associated site improvements. Said property is located on Assessor Map 230 Lot 
23A and lies within the Single Residence B (SRB) District. (LU-23-208) 

 
Project Background 
The subject property contains the existing residential care facility and the 
proposal includes an approximately 645 square foot addition for a caretaker’s 
unit.  If a prior site plan approval existed for this property, this project would be 
considered as a minor amendment and approved administratively.  However, no 
prior site plan exists, therefore the applicant must go through the site plan 
review approval process.  The applicant is requesting several waivers from the 
site plan regulations due to the limited scope of the project.   
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Project Review, Decisions, and Recommendations  

The applicant was before the Zoning Board of Adjustment and Technical 
Advisory Committee. See below for details.   
 
Board of Adjustment 
The applicant was before the Board of Adjustment at its regularly scheduled 
meeting of Tuesday, March 19, 2024 and the Board voted to grant the following 
variances with conditions: 
 
1) Variance from Section 10.520 to allow a building coverage of 20.5% where 
20% is allowed; and 
2) Variance from Section 10.331 to extend, enlarge, or change the lawful 
nonconforming use without conforming to the Ordinance; and  
3) Variance from 10.334 to extend the nonconforming use to a remaining 
portion of the land.   
 
Conditions: 
1) The facility shall be limited to 12 care residents or residents under care; and  
2) The applicant shall provide updated plans to the Planning Department 
reflecting appropriate setback requirements for the project.  
 
Technical Advisory Committee 
The applicant was before the Technical Advisory Committee at its regularly 
scheduled meeting of Tuesday, May 7, 2024 and the Committee voted to 
recommend approval with the following conditions: 
  
To be satisfied prior to submission to the Planning Board submission: 
1. Applicant shall include a Green Building Statement. 
2. Applicant shall request a waiver for a bond. 
3. Applicant shall request a waiver for Site Plan Review agreement. 
 

The TAC conditions have been satisfied in the Planning Board submittal. 
 

 
Planning Department Recommendation  
 
Site Plan Approval 
 
1) Vote to find that the Site Plan Application meets the requirements set forth in the 
Site Plan Regulations Section 2.9 Evaluation Criteria and adopt the findings of fact as 
presented. 
 
(Alt.) Vote to find that the Site Plan Application meets the requirements set forth in the 
Site Plan Regulations Section 2.9 Evaluation Criteria and adopt the findings of fact as 
amended.   
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2) Vote to find that the requested waivers will not have the effect of nullifying the 

spirit and intent of the City’s Master Plan or the Site Plan Review Regulations, and to 

waive the regulations as requested.  

[Note: An affirmative vote of six members of the Planning Board is required to grant a 

waiver.] 

3) Vote to grant Site Plan approval with the following conditions:   

 
Conditions to be satisfied subsequent to final approval of site plan but prior to 
the issuance of a building permit or the commencement of any site work or 
construction activity: 
 

3.1) The site plan and any easement plans and deeds shall be recorded at the 
Registry of Deeds by the City or as deemed appropriate by the Planning 
Department. 
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III. PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 

E.  The request of RIGZ Enterprises LLC, for property located at 806 US Route 1 
Bypass requesting a second 1-Year Extension of the Site Plan Approval granted 
on June 23, 2022 and amended site plan approval.  (LU-22-81) 
 

Project Background 
On June 23, 2022, the Planning Board granted Site Plan approval for the project 
referenced above.  The applicant has yet to obtain a building permit and has 
requested the one-year extension per Section 2.14 of the Site Plan Regulations 
below.  A one-year extension was granted on June 15, 2023.  A second extension 
requires the applicant to go before the Technical Advisory Committee and 
Planning Board.  At the May Planning Board meeting, Site Plan Approval was 
granted for the adjacent site at 822 Route 1 Bypass.  The drainage design for that 
project resulted in changes for this property, thus the request for amended site 
plan approval based on the revised drainage design.  
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The process for considering a second one-year extension is below from Section 
2.14 of the Site Plan Review Regulations.  Since this request also includes an 
amended site plan application, the application was advertised and abutter 
notifications were sent out for a public hearing.     
 

 

 
 

Project Review, Decisions, and Recommendations  

The applicant was before the Technical Advisory Committee. See below for 
details.   
 
Technical Advisory Committee 
The applicant was before the Technical Advisory Committee at its regularly 
scheduled meeting of Tuesday, June 4, 2024 and the Committee voted to 
recommend approval with the following conditions: 
  
1.     Show how you intend to resolve the doctrine of merger issues for drainage 
and access. 
2.    Drainage easement may need to include a maintenance provision for the 
Jellyfish. 
3.    Drainage easement to City required for drainpipe crossing the property. 
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4.    All sewer connection fees must be paid for sewer connection to Stark Street. 
This includes the previous cost of installing the connection from the main to the 
property. 
 
5.    Existing sewer service to Dennett Street must be disconnected and capped. 
This may be done behind the curb to not disturb the pavement on Dennett Street. 
 
 

The TAC conditions have been satisfied in the Planning Board submittal. 
 

Planning Department Recommendation  
1) Vote to find that the Site Plan Application meets the requirements set forth in the 
Site Plan Regulations Section 2.9 Evaluation Criteria and adopt the findings of fact as 
presented. 
 
(Alt.) Vote to find that the Site Plan Application meets the requirements set forth in the 
Site Plan Regulations Section 2.9 Evaluation Criteria and adopt the findings of fact as 
amended.   
 

2) Vote to grant amended site plan approval and a second one-year extension with 

the original conditions as approved on June 23, 2022 and the following 

conditions. 

 

Conditions to be satisfied subsequent to final approval of site plan but prior to the 
issuance of a certificate of occupancy and release of the surety: 
 
2.1)    The Engineer of Record shall submit a written report (with photographs and 
engineer stamp) certifying that the stormwater infrastructure was constructed to the 
approved plans and specifications and will meet the design performance; 
 
2.2)    A stormwater inspection and maintenance report shall be completed annually and 
copies shall be submitted for review to the City’s Stormwater Division/ Public Works 

Department. 
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III. PUBLIC HEARINGS – NEW BUSINESS 

The Board’s action in these matters has been deemed to be quasi-judicial in nature.   
If any person believes any member of the Board has a conflict of interest,  

that issue should be raised at this point or it will be deemed waived. 

 

F.     The Planning Board will hold a public hearing on the following amendments to 
Chapter 10, Article 5A - Character-Based Zoning, Section 10.5A43.33 regarding 
Building and Story Heights of the ZONING ORDINANCE of the City of 
Portsmouth, pursuant to Section 10.150 of the Zoning Ordinance. 

 

 

Project Background 
See memo from Director Britz and Deputy City Attorney McCourt on the 
background of this amendment.   
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Below is the Council action from their June 3, 2024 meeting: 

 

 
 

Planning Department Recommendation  
 

1) Vote to recommend to City Council to approve the zoning amendments as 

presented and to hold first reading. 

Alternative Motion if amendments are made at the Planning Board meeting:  

2) Vote to recommend to City Council to approve the zoning amendments as 

amended and to hold first reading. 
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V. OTHER BUSINESS 
 

A. The request of ADT 325 Little Harbor Road Trust (Owner), for property located 
at 325 Little Harbor Road requesting a 1-Year Extension of the Wetland 
Conditional Use Permit granted on July 20, 2023. 
 
Project Background 
On July 20, 2023, the Planning Board granted a Wetland CUP and for the 
replacement of the existing bridge with a timber pile bridge and removal of the 
existing causeway.  The applicant is still working through permitting process with 
the state and anticipates submitting an amended CUP application as stated in 
their request.   
 
Section 10.246.10 below allows the applicant to request a one-year extension 
prior to the expiration of the original approval for the Wetland Conditional Use 
permit.   
 

 
 

 

Planning Department Recommendation  
3) Vote to grant a one-year extension to the Planning Board Approval of the Conditional 

Use Permit to July 20, 2025.   

 

 
 

A. Chairman’s Updates and Discussion Items 
 

B. Board Discussion of Regulatory Amendments and Other Matters  
 

VI. ADJOURNMENT 



PLANNING BOARD 
PORTSMOUTH, NEW HAMPSHIRE 

EILEEN DONDERO FOLEY COUNCIL CHAMBERS 
CITY HALL, MUNICIPAL COMPLEX, 1 JUNKINS AVENUE 

7:00 PM Public Hearings begin May 16, 2024 

MEMBERS PRESENT:  Rick Chellman, Chairman; Karen Conard, City Manager; Joseph 
Almeida, Facilities Manager; Beth Moreau, City Councilor; 
Members Paul Giuliano, Anthony Coviello and Andrew Samonas; 
Bill Owen, Alternate 

ALSO PRESENT: Peter Stith, Planning Department Manager 

MEMBERS ABSENT: Vice-Chairman Greg Mahanna, James Hewitt 

Chair Chellman called the meeting to order at 7:00 p.m. He introduced the new member Anthony 
Coviello. Alternate Bill Owen took a voting seat for the evening.  

I. APPROVAL OF MINUTES

A. Approval of the April 18, 2024 meeting minutes.

B. Approval of the April 25, 2024 meeting minutes.

The April 18 and April 25 meeting minutes were unanimously approved as submitted. 

II. DETERMINATIONS OF COMPLETENESS

SITE PLAN REVIEW

Councilor Moreau moved to consider Items A, B, and C as a group, seconded by Ms. Conard. 
The motion passed with all in favor. 

A. The request of Atlas Commons LLC (Owner), for property located on 581
Lafayette Road requesting Site Plan review approval for two 4-story additions to the
existing building that will total 72 residential units with associated site improvements
including lighting, utilities, landscaping, and stormwater treatment/management and a
Conditional Use Permit from Section 10.5B72 for increased density, building height
and footprint. Said property is located on Assessor Map 229 Lot 8B and lies within
the Gateway Corridor (G1) District.

B. The request of 15 Middle Street Real Estate Holding CO, LLC (Owner), for
property located at 15 Middle Street requesting Site Plan approval for the addition of
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3 residential units in an existing commercial building.  Said property is located on 
Assessor Map 126 Lot 12 and lies within the Character District 4 (CD4), Downtown 
Overlay and Historic Districts. 

 
C. The request of RIGZ Enterprises LLC (Owner), for property located at 822 Rt 1 

Bypass requesting Site Plan review approval to demolish the existing building and 
construct a new commercial building as well as associated paving, stormwater 
management, lighting, utilities and landscaping. 
 

Councilor Moreau moved that the Board determine that Items A, B and C are complete 
according to the Site Plan Review Regulations (contingent on the granting of any required 
waivers under Section IV of the agenda) and to accept the applications for consideration. Ms. 
Conard seconded. The motion passed with all in favor. 
 
 
III. PUBLIC HEARINGS -- UNFINISHED BUSINESS 
 

A. The request of Atlas Commons LLC (Owner), for property located on 581 
Lafayette Road requesting Site Plan review approval for two 4-story additions to the 
existing building that will total 72 residential units with associated site improvements 
including lighting, utilities, landscaping, and stormwater treatment/management and a 
Conditional Use Permit from Section 10.5B72 for increased density, building height 
and footprint. Said property is located on Assessor Map 229 Lot 8B and lies within 
the Gateway Corridor (G1) District. (LU-23-189) 

 
SPEAKING TO THE PETITION 
 
[Timestamp 7:33] Project engineer John Chagnon was present on behalf of the applicant, with 
project architect Tracy Kozak, landscape architect Terrence Parker and owner Mark McNabb. 
Mr. Chagnon reviewed the site plan and all other plans in detail. He explained why the plans met 
the goals of the Master Plan and the housing policy mixed-use criteria. Landscape architect 
Terence Parker reviewed the landscape plan.  
 
[Timestamp 26:40] Ms. Kozak reviewed the architectural plans, noting that Buildings A and B 
were each five stories tall with a mix of 36 units in each building, with 15 units designated as 
workforce housing. She reviewed the parking plan. 
 
[Timestamp 32:20] Mr. Coviello noted the configuration of the one-way traffic around the site 
and said the plan had a creation of an entry corridor in that one-way. Mr. Chagnon said the one-
way was part of the conversion of the cinema to the Tuscan Market, and he explained that it had 
to do with diagonal parking. Mr. Coviello asked if there would be a budget for lighting the trail 
to the high school. Mr. Chagnon said it would be lit and that all the details would be negotiated 
with the school department. Mr. Samonas referred to the tandem parking and asked if there were 
concerns about congestion. Mr. Chagnon said there were not because the width of the thru-way 
was a 22-ft aisle and there would be sufficient space for people to maneuver their cars.  
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[Timestamp 37:10] Mr. Owen noted that there were four or five intersections in that vicinity that 
the traffic analysis rated from Category C to F, with F being the worst case and where the traffic 
turned left out of Ledgewood north of the development and onto Route One before the 
intersection. He said the analysis took the next ten years into consideration but there were six or 
seven projects on Lafayette Road going south and 30 pieces of property had just been rezoned so 
that people could built more housing on Lafayette Road going north, so the intersections could 
be worse. He asked what could be done for that intersection. Mr. Chagnon said he didn’t prepare 
the traffic analysis but the recommendations on the level of service included Categories E and F 
during the morning peak and indicated that there would be an additional two vehicles in the 
queue area. He said it didn’t seem that the proposed development would have a significant 
impact of additional vehicles at that time. He said there were scoping meetings with the City’s 
traffic engineer and it was decided that other improvements would be not be required. Mr. 
Almeida asked if the team addressed the Board’s previous concern about having recreation for 
young kids playing on the site, like a small ball court. Mr. Parker said that was the reason for 
doing the access to the high school playing fields. He said all the significant outdoor space was 
permeated by paths.  
 
[Timestamp 43:58] Mr. Giuliano asked about the current and future parking for the existing uses. 
Ms. Kozak said the current parking was 154 spaces for the restaurant use only and the applicant 
would provide 173 spaces for the mixed use. She said they included a share parking time-of-day 
analysis in the packet and that the busiest time of the week would be the weekday evenings. It 
was further discussed.  
 
[Timestamp 50:42] Councilor Moreau asked if there was a plan on ensuring that the existing 
businesses would have places to park and access to their properties during construction. Mr. 
McNabb said the property had a cross easement with the abutting property owner and the 
parking at the mall was available for both parcels at night. He said they would negotiate with the 
businesses and ensure that they would be given their rights to the property and parking. Chair 
Chellman asked if the cross easement was specific to the number of a shared use of the space. 
Mr. McNabb said it was a shared use and that parking on both lots could be used. Chair 
Chellman asked if the proposed parking plan for the building was the one with the angled 
parking. Mr. Chagnon agreed and said the plan with the old layout would be corrected and that 
the encroachment would stay until the project started construction. Chair Chellman said the size 
of the south building was increased by 10 feet from the prior plan and asked if all the other 
calculations took that into account. Mr. Chagnon said it was only at the basement. Mr. Owen 
asked what the sizes of the designated workforce houses were. Ms. Kozak said the smallest one 
was a n 872-sf wo-bedroom and the largest was 2,057 square feet with three bedrooms. She said 
there would be no social service administration on site. 
 
Chair Chellman opened the public hearing. 
 
SPEAKING TO, FOR, OR AGAINST THE PETITION 
 
No one spoke, and Chair Chellman closed the public hearing. 
 
DECISION OF THE BOARD 
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Conditional Use Permit 
1) Councilor Moreau moved that the Board find that the Conditional Use Permit application 

meets the criteria set forth in Section 10.5B11 and 10.5B73 and to adopt the findings of fact 
as presented. Mr. Almeida seconded. The motion passed with all in favor. 

 
2) Councilor Moreau moved that the Board grant modifications of standards from Section 

10.5B22.40 Special Setback Requirements on Lafayette Road, Section 10.5B73.20 to allow 
the public realm improvements to be located in a different zoning district, Section 
10.5B34.80 to allow a building with 72 units, Section 10.5B41.80 to allow 7.6% community 
space where 10% is required, and to allow a building footprint of 42,434 square feet where 
24,000 is allowed. Ms. Conard seconded. The motion passed with all in favor.   

 
3) Councilor Moreau moved that the Board grant the Conditional Use Permit with the 

following condition: 
 

3.1)   Prior to the issuance of a Certificate of Occupancy, the applicant will revise the design   
of the public realm improvements to a form satisfactory to the Superintendent and City 
Manager.  

 
Mr. Almeida seconded. The motion passed with all in favor.   
 
Site Plan Approval 
 
1) Councilor Moreau moved that the Board find that the Site Plan Application meets the 

requirements set forth in the Site Plan Regulations Section 2.9 Evaluation Criteria and adopt 
the findings of fact as presented. Mr. Almeida seconded. The motion passed with all in favor. 

 
2) Councilor Moreau moved that the Board grant Site Plan approval with the following 

conditions:    
 
Conditions to be satisfied subsequent to final approval of site plan but prior to the issuance 
of a building permit or the commencement of any site work or construction activity: 
 

2.1)  The site plan and any easement plans and deeds shall be recorded at the Registry 
of Deeds by the City or as deemed appropriate by the Planning Department. 
 

2.2) The applicant shall agree to pay for the services of an oversight engineer, to be 
selected by the City, to monitor the construction of improvements within the 
public rights-of-way and on site. 
 

2.3) Any site development (new or redevelopment) resulting in 15,000 square feet or 
greater ground disturbance will require the submittal of a Land Use Development 
Tracking Form through the Pollutant Tracking and Accounting Program (PTAP) 
online portal. For more information visit  
https://www.cityofportsmouth.com/publicworks/stormwater/ptap 
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2.4) A recordable landscape license revocable by the City. The Applicant with provide 

and maintain adequate evidence of insurance for the maintenance of City 
property, including the City as additional insured. The amount and form of such 
insurance shall be set by the Public Works Director and the City Attorney.  
 

2.5) Final site plan set shall be updated to show revised parking layout.   
 

2.6) The public realm improvements shall include appropriate lighting if approved by 
the Superintendent and City Manager. 

 
Conditions to be satisfied subsequent to final approval of site plan but prior to the issuance 
of a certificate of occupancy and release of the surety:  
 

2.7) The Engineer of Record shall submit a written report (with photographs and 
engineer stamp) certifying that the stormwater infrastructure was constructed to 
the approved plans and specifications and will meet the design performance. 
 

2.8) A stormwater inspection and maintenance report shall be completed annually and 
copies shall be submitted for review to the City’s Stormwater Division/Public 
Works Department. 

 
Ms. Conard seconded. The motion passed with all in favor.   
 
 
IV. PUBLIC HEARINGS – NEW BUSINESS 
 

A. The Planning Board will hold a public hearing on the following amendments to 
Chapter 10, ZONING ORDINANCE, CITY OF PORTSMOUTH, of the Ordinances 
of the City of Portsmouth, be amended to language related to solar energy in Article 6 
Overlay Districts and Article 15 Definitions, pursuant to Section 10.150 of the Zoning 
Ordinance.  
 

[Timestamp 1:11:50] Chair Chellman said there were proposed amendments to Chapter 10 of the 
zoning ordinance related to solar energy. He explained the process and outlined the 
recommended changes. He noted that minimally visible solar panels were able to get an 
administrative approval, whereas those that could not be seen could get an exemption. He said 
the City Council had referred to a situation where a building’s roof could not handle the load of a 
solar system and suggested that the Historic District Commission (HDC) could request that the 
applicant provide proof that the building could handle the solar system without doing substantial 
modifications. He reviewed all the definitions of Section 10.1530. 
 
[Timestamp 1:19:00] Mr. Almeida asked what the purpose was for the original proposition to 
take solar panel approval away from the HDC. Councilor Moreau said a few City Council 
members thought solar energy panels should be allowed in the south end and, after a lot of back-
and-forth discussion, it was decided that the Planning Board and HDC would have a few work 
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sessions together to decide what changes could be made. She said the first reading would be 
done at the City Council’s June meeting. Mr. Almeida said he hadn’t thought there was a 
problem to begin with, noting that there was an 80 percent approval rate of solar panel requests 
in the Historic District, He said he was happy to move forward. Mr. Giuliano asked if changing 
roof materials other than wood or slate on existing structures would still be under the HDC’s 
purview. Councilor Moreau agreed but said they were just proposals. Mr. Coviello said he was 
concerned about other view corridors other than abutting properties. Chair Chellman said the 
City’s Legal Department said that it should be limited to the adjacent way but that it could be any 
public way. It was further discussed. Ms. Conard said the issue of whether a structure could 
support a solar system would be something determined by the City’s code official as part of the 
building permit and that she was concerned about some of the wordsmithing. Chair Chellman 
said he thought it was beyond a code officer’s ability to know what a historic building might or 
not be able to take. He said the term ‘minimally visible’ was a subject of criteria that needed to 
be included and that it was an HDC call. It was further discussed. 
 
Chair Chellman opened the public hearing. 
 
SPEAKING IN FAVOR OF THE AMENDMENTS 

 
Kerry Vautrot representing the Portsmouth Advocates said the Advocates supported the 
proposed language and thought it was consistent with industry standards and preservation best 
practices for the successful integration of rooftop solar technologies into historic districts. She 
said providing by-right exemptions for certain installations and increasing administrative 
approvals for others was appreciated. She said the proposed language outlined a path to reduce 
the regulatory burden on applicants while maintaining the district’s architectural integrity. She 
said ‘structural’ was important to include. She said historic preservation standards and 
definitions were more nuanced but had been included because of character defining features as 
defined by the National Park Service. She said they did not lend themselves to specific distances 
or percentages and that it took a trained eye to provide some of the nuanced review. She hoped 
the City would work on clarifying what the term ‘minimally visible’ meant, She said the 
amendments were a much better path moving forward than removing all HDC approval. 
 
Elizabeth Bratter of 159 McDonough Street said the importance of having someone look at the 
structure to see if it could support solar panels should be left in. 
 
Margot Doering of Jones Avenue and HDC Vice-Chair thanked the Planning Department, the 
City Staff, the Planning Board, and the City Council for working with the HDC. She said it was 
important to find ways to work for solutions that were inclusive and she thought what was 
proposed showed a true effort to work toward Portsmouth’s sustainability and preservation goals.  
 
Reagan Ruedig of 70 Highland Street and HDC Chair said a lot of people on the HDC, Planning 
Board and City Council had been working hard to figure out how to come together and put 
something down in writing in proper ordinance ‘speak’ that would satisfy everyone’s goals and 
encourage sustainability and protect the Historic District. She said there was still time to make 
some adjustments in the language before the first hearing on June 3. 
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No one else spoke, and Chair Chellman closed the public hearing. 
 
DECISION OF THE BOARD 
 
Mr. Coviello moved to request that the rules be suspended so that he could ask a question of Mr. 
Ruedig. Mr. Samonas seconded. The motion passed with all in favor. 
 
Mr. Coviello said he was concerned about the visibility of solar panels. Ms. Ruedig said the 
Commission originally drafted up language that said the panels would not be visible from any 
public way but that it could be taken out. She said they would consider the abutment language 
but their concern was far-off views and that she shared Mr. Coviello’s concerns. 
 
[Timestamp 1:39:41] Chair Chellman said an amendment to the proposal was possible. 
Councilor Moreau said there were notice requirements for the June 3 meeting and asked if what 
was approved that night had to be noticed for June 3. Chair Chellman recommended that the 
Board advance it to get it in front of the City Council with the understanding that the Planning 
Board and HDC would do that next step and bring the topic back for discussion. City Senior 
Assistant Attorney Jane Ferrini was present and explained that it was a separate recommendation 
from the Planning Board on what the joint work of the HDC and Planning Board would like to 
bring forward. She said the vote that night would just be a recommendation on the solar panel 
amendment and that it would be easier if the amendment about a change to the view and the 
abutting road could be made that night and then presented to the City Council through Councilor 
Moreau. Councilor Moreau suggested moving forward with what was drafted to the first reading 
in June. Mr. Samonas agreed. 
 
Mr. Samonas moved that the Board recommend the May 16, 2024 Draft amendments to City 
Council and for them to be included under Councilor Moreau’s name at the June 3, 2024 
Council meeting. Mr. Almeida seconded. The motion passed with all in favor. 

 
B. The request of the City of Portsmouth (Owner), for property located at 0 

Maplewood Avenue. The City is requesting a Wetland Conditional Use Permit to 
complete upgrades to the existing drainage outfall behind the cemeteries (adjacent to 
Deer Street) by adding an additional 48" pipe in parallel to the existing 48" 
pipe.  This work is being proposed in preparation for increased capacity needs to 
accommodate sewer separation on Fleet Street and surrounding areas. Compensatory 
mitigation is proposed to offset proposed wetlands impacts.  The proposed mitigation 
will also serve as embankment revetement to aid in stabilizing the slope behind the 
cemetery that is currently being undermined.  Area of disturbance includes 
approximately 590 SF impacts from outfall improvements, 3,870 SF proposed for 
mitigation/Marsh restoration.  A portion of the outfall work is located on the abutting 
property of #90 Maplewood Avenue.  City DPW has been corresponding with the 
owner of this property and draft easement documents have been provided to the 
property owner. Said property is located on Assessor Map 124 Lot 2, Map 125 Lot 
19, and Map 164 Lot 4 and lies within the Office Research (OR) Municipal and 
Historic Districts. (LU-24-43) 
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SPEAKING TO THE PETITION 
[Timestamp 2:09:45] Dave Desfosses of the Department of Public Works was present to review 
the petition, with Dan Rochette of Underwood Engineers. He said it started as a consent degree 
from the EPA to drain an area of the downtown known as the Fleet Street area and involved the 
Vaughan Mall, Congress Street by the Music Hall, and Fleet Street up to Market Square. He said 
a second outfall pipe was proposed that would increase the capacity of the downtown’s drainage 
system and provide stormwater treatment. He explained how it would work. Mr. Rochette 
reviewed the outfall improvements and the Conservation Commission’s conditions. 
 
[Timestamp 2:25:10] Chair Chellman asked if there would be an archaeologist present during the 
digging near the cemetery. Mr. Rochette said it would be part of their environmental review 
process if anything was found during the excavation. Mr. Coviello asked for further explanation 
of the high and low tide elevations, which Mr. Rochette provided. Mr. Coviello asked if the stone 
would continue being imbedded into the soil so there would not be undermining of the stone. Mr. 
Rochette said they would key the stones in and explained the process. Mr. Owen asked if it was 
the beginning of a broader problem as far as the need to do the separation and increase the 
outflow. Mr. Rochette said the separation was part of the City’s EPA consent decree to reduce 
combined sewer overflows, which he explained further. Mr. Owen asked if there were additional 
similar projects in the queue. Mr. Desfosses said there were a few major outfalls in the City and 
that the project was one of the bigger outfalls. He said there was nothing in the current queue. 
 
Chair Chellman opened the public hearing. 
 
SPEAKING TO, FOR, OR AGAINST THE PETITION 
 
No one spoke, and Chair Chellman closed the public hearing. 
 
DECISION OF THE BOARD 
 
Wetland Conditional Use Permit 
 
1) Mr. Giuliano moved that the Board find that the Conditional Use Permit Application meets 

the requirements set forth in Section 10.1017.650 of the Ordinance and adopt the findings of 
fact as presented. Mr. Samonas seconded. The motion passed with all in favor. 

 
2.) Mr. Giuliano moved that the Board grant the Conditional Use Permit with the following 

conditions: 
 

2.1) All necessary approvals from involved property owners will be acquired prior to the 
issuance of a City building permit and prior to any associated approvals from the New 
Hampshire Department of Environmental Services.   

 
2.2) The applicant shall remove all debris/trash from the wetland and 25’ vegetative buffer, 

including the wood decking/pallet structure. 
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2.3) In accordance with Section 10.1018.40 of the Zoning Ordinance, applicant shall install 
permanent wetland boundary markers where applicable. In addition to the wetland 
boundary markers, an educational sign describing the project shall be installed near the 
restoration area and fencing should be utilized to keep disturbances such as dogs and 
geese from the area.  

 
Mr. Almeida seconded. The motion passed with all in favor.  
 

C. The request of 15 Middle Street Real Estate Holding CO, LLC (Owner), for 
property located at 15 Middle Street requesting Site Plan approval for the addition of 
3 residential units in an existing commercial building.  Said property is located on 
Assessor Map 126 Lot 12 and lies within the Character District 4 (CD4), Downtown 
Overlay and Historic Districts. (LU-24-35) 

 
SPEAKING TO THE PETITION 
 
[Timestamp 2:31:44] Project engineer Alex Ross was present on behalf of the applicant and 
reviewed the petition. He noted that the property was recently renovated to house a hotel and 
small restaurant. As part of the City’s agreement in 2020, he said site review approval was 
required for the final phase of the work but that the inn and restaurant were exempt from site 
plan review and parking requirements.  
 
Mr. Coviello asked if the units were market rate ones, and Mr. Ross agreed. Chair Chellman 
opened the public hearing. 
 
SPEAKING TO, FOR, OR AGAINST THE PETITION 
 
Robin Husslage of 27 Rock Street said she was concerned about whether people would park in 
her adjacent neighborhood.  
 
No one else spoke, and Chair Chellman closed the public hearing. 
 
DECISION OF THE BOARD 

 
Site Plan Approval 
 
1) Mr. Giuliano moved that the Board find that the Site Plan Application meets the 

requirements set forth in the Site Plan Regulations Section 2.9 Evaluation Criteria and adopt 
the findings of fact as presented. Ms. Conard seconded. The motion passed with all in favor. 

 
2) Mr. Giuliano moved that the Board find that the requested waivers will not have the effect of 

nullifying the spirit and intent of the City’s Master Plan or the Site Plan Review Regulations, 
and to waive the regulations as requested. Mr. Almeida seconded. The motion passed with all 
in favor. 

 
3) Mr. Giuliano moved to grant Site Plan approval with the following condition: 
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3.1) The site plan and any easement plans and deeds shall be recorded at the Registry of 

Deeds by the City or as deemed appropriate by the Planning Department. 
 
Ms. Conard seconded. The motion passed with all in favor. 

 
D. The request of RIGZ Enterprises LLC (Owner), for property located at 822 Rt 1 

Bypass requesting Site Plan review approval to demolish the existing building and 
construct a new commercial building as well as associated paving, stormwater 
management, lighting, utilities and landscaping. Said property is located on Assessor 
Map 160 Lot 29 and lies within the Business (B) District. (LU-23-209) 

 
SPEAKING TO THE PETITION 
 
[Timestamp 2:40:21] Project engineer Alex Ross was present on behalf of the applicant. Dave 
Grzybowski of 237 Mill Road, Hampton, NH was also present. Mr. Ross said the application was 
for improvements to an existing fully-developed site, a .68 acre parcel that included a vacant gas 
station that would be removed. He said the abutting City Tobacco wanted to move the business 
to the new building for more room. Mr. Ross reviewed the plans and said it was a complex site 
due to drainage and traffic issues, which he further explained. 
  
[Timestamp 2:50:55] Mr. Coviello asked if there was enough width at the rear of the building for 
vehicle access. Mr. Ross said there was enough width for maintenance but not public travel. Mr. 
Coviello asked if there was lighting. Mr. Ross agreed and said it projected in the direction of the 
neighbors and was directed downward in the rear area. In response to further questions from Mr. 
Coviello, Mr. Ross said there was no cross section through the property showing the elevation of 
the fence and the lighting and that the fence was a 6-ft tall chain link one with black inserts.  
 
[Timestamp 2:53:46] Mr. Grzybowski explained why the condensers had to be located where 
they were. Mr. Coviello asked if the sidewalk was on the front of the property and if pedestrian 
travel was allowed. Mr. Ross said a sidewalk was proposed and the existing island would be 
extended to the property line per DOT’s request. Mr. Coviello said the area had some gas 
monitoring for prior gas station leaks and so on, and he asked if the project had come across any 
of that. Mr. Ross said the State was involved the previous summer when the tanks were removed 
and that all the proper permits were obtained. Mr. Grzybowski said two monitoring wells were 
also removed. Mr. Ross said there was a wooded area that would be a sound barrier. Mr. 
Coviello said shrubs and trees did not block sound. Mr. Owen said the last Master Plan had a 
conversion of the bypass to a road similar to what Lafayette Road had, with the neighborhood 
streets crossing. He asked if the applicant thought about the elimination of the dividing barrier in 
the center. Mr. Ross said it would be possible and that the proposed improvements would not 
prevent it. Chair Chellman said it was a State highway and thought the applicant would not 
preclude it. Councilor Moreau asked if the existing fence in the back of the property would be 
replaced. Mr. Ross said portions of that fence were not in good condition, so they would replace 
it with the proposed chain link fence and black woven screen. Councilor Moreau asked if any 
existing greenery would be removed. Mr. Ross said no. Mr. Giuliano asked if there were plans 
for the 806 Route One building, and Mr. Grzybowski said no. 

DRAFT



Minutes, Planning Board Meeting, May 16, 2024  Page 11 
 

 
Chair Chellman opened the public hearing. 
 
SPEAKING TO, FOR, OR AGAINST THE PETITION 
 
No one spoke, and Chair Chellman closed the public hearing. 
 
DECISION OF THE BOARD 
 
Site Plan Approval 
 
1)   Councilor Moreau moved that the Board find that the Site Plan Application meets the 

requirements set forth in the Site Plan Regulations Section 2.9 Evaluation Criteria and adopt 
the findings of fact as presented. Ms. Conard seconded. The motion passed with all in favor. 

 
2) Mr. Giuliano moved that the Board find that the requested waivers will not have the effect of 

nullifying the spirit and intent of the City’s Master Plan or the Site Plan Review Regulations, 
and to waive the regulations as requested. Ms. Conard seconded. The motion passed with all 
in favor. 

  
3)  Councilor Moreau moved that the Board grant Site Plan approval with the following 

conditions:   
 
Conditions to be satisfied subsequent to final approval of site plan but prior to the issuance 
of a building permit or the commencement of any site work or construction activity: 
 

3.1) The site plan and any easement plans and deeds shall be recorded at the Registry 
of Deeds by the City or as deemed appropriate by the Planning Department. 
 

3.2) The applicant shall prepare a Construction Management and Mitigation Plan 
(CMMP) for review and approval by the City’s Legal and Planning Departments. 

 
3.3) The applicant shall add a note on the plan requiring advanced notification to 

DPW of the construction of improvements within the public rights-of-way and on 
site.  
 

3.4) Any site development (new or redevelopment) resulting in 15,000 square feet or 
greater ground disturbance will require the submittal of a Land Use Development 
Tracking Form through the Pollutant Tracking and Accounting Program (PTAP) 
online portal. For more information visit:  
https://www.cityofportsmouth.com/publicworks/stormwater/ptap 

 
Conditions to be satisfied subsequent to final approval of site plan but prior to the issuance 
of a certificate of occupancy and release of the surety:  
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3.5) The Engineer of Record shall submit a written report (with photographs and 
engineer stamp) certifying that the stormwater infrastructure was constructed to 
the approved plans and specifications and will meet the design performance; 
 

3.6) A stormwater inspection and maintenance report shall be completed annually and 
copies shall be submitted for review to the City’s Stormwater Division/Public 
Works Department. 

 
3.7) The applicant shall install a solid 6-foot fence in place of the proposed chain link 

fence in order to block light and inhibit sound.  
 

Ms. Conard seconded. The motion passed with all in favor. 
 
Mr. Samonas and Councilor Moreau recused themselves from the following petition. 
 

E. 361 Hanover Steam Factory, LLC (Owner), for property located at 361 Hanover 
Street, seeking Design Review for the construction of a new building along Hanover 
Street with a 20-foot tunnel entrance from Hanover Street to a central courtyard 
between the new building and the existing 361 Hanover Street (Portsmouth Steam 
Factory) building. The courtyard will provide access to the indoor parking areas at 
both the existing and the new building. The upper floors of the new Hanover Street 
building will contain 12 residential dwelling units and the Portsmouth Steam Factory 
Building would contain 24 dwelling units; for a total of 36 dwelling units. There 
would be 72 off-street parking spaces in the aggregate. Said property is located on 
Assessor Map 138 Lot 63 and lies within the Character District 5 (CD5) Downtown 
Overlay and North End Overlay Districts.  (LUPD-24-3) 

 
SPEAKING TO THE PETITION 
 
[Timestamp 3:11:32] Attorney John Bosen was present on behalf of the applicant, with the 
owner and principal constructor Steve Wilson, Shayne Forsley of Hampshire Development 
Corporation, project engineer John Chagnon, and consultant Nick Cracknell. Attorney Bosen 
reviewed the reasons why the property had complicated zoning. He said the project was designed 
in full compliance with the ordinance and required no zoning relief. He reviewed the project’s 
goals, the neighborhood and historic contexts, and existing zoning.  
 
[Timestamp 3:18:39] Mr. Chagnon reviewed the existing site conditions and the potential for 
other improvements and maintenance. He summarized the design review, and Attorney Bosen 
then reviewed the design review summary. 
 
[Timestamp 3:27:51] Mr. Giuliano said it seemed like the right time for some creative 
engineering solution to the Powerhouse Building and the retaining wall along Foundry Place. He 
said the vertical concrete wall leaning toward Foundry Place might be a negative at some point, 
and the Powerhouse Building foundation was very exposed. Mr. Wilson said there were different 
conditions of the wall: it was a modern poured concrete wall on the southeast side of the building 
in good repair but needed some attention; around the corner, it transitioned to a more modern 
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wall in good condition, then transitioned going west toward the garage and would need more 
attention. He said it then transitioned to the foundation of the Rock Street garage and was in poor 
condition. He said that area needed to be shored up and encapsulated in a new concrete wall to 
take the weight of the building off the rubble. He said it would be considered as part of the 
proposal to the City Council to shoulder the burden of repairing that wall with their input and 
approval and would require engineering and some attention from the contractor. Mr. Coviello 
asked what the effect would be of eliminating the wall away from the Rock Street Garage. Mr. 
Wilson explained that it was a significant wall and everything on the garage side of it was a 
broadened sidewalk, and there would only be 12 lateral feet toward the proposed building to 
slope down to that elevation, so he thought eliminating the wall would be prohibitive. He noted 
that there was also a transformer there. Mr. Coviello asked if the applicant’s intention was to take 
ownership of licensing that land. Mr. Wilson said they had no reason to own it and didn’t plan to 
expand it. He said it was mostly aesthetics and they just wanted to get a license to improve and 
maintain the land around the building. Mr. Coviello asked if the area could be improved from 
being an ugly retaining wall. Mr. Wilson said he didn’t think removing the retaining wall was a 
possibility because the transition area would be prohibitive. Mr. Coviello asked if the transition 
area could become a building. Mr. Wilson said it would have to be commercial space but that 
they had no interest in that. Chair Chellman said he shared the same concern. He thought there 
was something the City and the applicant could do together to improve it, like extend the 
building out, without having it be commercial. He said the wall didn’t do a thing and the 
sidewalk was all weeds. Mr. Wilson said they would have to discuss it with the City Staff and 
also listen to the abutters’ concerns.  
 
[Timestamp 3:38:10] Mr. Almeida said the wall could be replaced by a terraced landscaping 
instead of a building. Mr. Wilson said they wanted to make that back area more inviting and that 
they were not adverse to public accessibility, Mr. Owen suggested a footpath to the Foundry 
Garage for guests. He said an alternative to the tunnel would be to have two buildings and have 
them face Pearl Street instead of being offset from Pearl Street. Mr. Wilson said they developed 
a plan that had two separate buildings due to the necessity of having a 22-ft drive behind and the 
buildings being rectangular, but it didn’t mean that the building had to be one continuous one. He 
said they could bring in more details of the two alternatives to the tunnel so that the Board could 
see what two buildings would look like. Ms. Conard suggested a site walk, and Mr. Wilson and 
Attorney Bosen agreed. Chair Chellman said it would help if the tunnel had an arch. 
 
Chair Chellman opened the public hearing. 
 
SPEAKING TO, FOR, OR AGAINST THE PETITION 
 
First Round Speakers 
 
[Timestamp 3:42:47] Elizabeth Bratter of 159 McDonough Street said the project should include 
all the necessary documentation of ownership and impacts because it was stated that licensing 
and easements would be developed. She said the information regarding the license did not meet 
the site plan review regulations because it was an inaccurate representation regarding with whom 
the licensing agreement was made, noting that it wasn’t with the many different LLCs but was 
with the Kearsage Mill Unit Owners Association. She said the license was allowed to pass with 
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every sale of the building because it was attached to the condo association. She said the failure to 
disclose the existing license as a parking exchange could be a violation of the regulation because 
it would be a big part of the impact on adjoining streets and properties. She said Portsmouth 
traded the use of 18 parking spaces in the rear of the building for private use and in return, 18 
spaces on the front were turned into public use from 6 to 8 a.m. during the week and on 
weekends. She said there had been issues of 361 Hanover Street not honoring the agreement. She 
said some neighbors were told that they could not park there, and private metering was added. 
She said eliminating the 18 spaces for the public would have a big impact on the neighborhood 
and its businesses. She said the second piece of information not disclosed was the access 
agreement, and the issue was who had the 14-ft wide access easement and if it was open to the 
public. She asked that the applicant not be allowed to move forward with what was presented. 
 
Nicole Lapierre of 44 Rock Street said she was a direct abutter and wanted lighting and traffic 
studies done. She said the current proposed structure was monolithic and the light study would 
determine how the structure would impact the homes on Hanover Street and the residents in the 
old Heinemann Building, She said a traffic study was needed based on the increased demand that 
would be created on parking and traffic. She said the extra story in the Heinemann Building 
would result in 50 off-street parking spaces and eight visitor spaces located in the court yard and 
ground floors, but 46 units equaled 92 cars. She noted that street parking demand would be 
increased based on schedules and the only entrance/exit was across from Pearl Street. She said 
she was concerned about a huge modern structure abutting old Colonial homesteads. 
 
Robin Husslage of 27 Rock Street said she was a direct abutter and was not against the 
development at 361 Hanover, especially if it added housing, but was against the Board accepting 
the proposal in its current form because the zoning was incorrect. She said CD5 zoning did not 
belong in the center of her small historic neighborhood. She said she and neighbors worked with 
the Planning Department for several years to have the property rezoned and that the Planning 
Department agreed. She said the building should be broken up into smaller ones. 
 
Randy Wright of Sudbury Street said he was not against the site’s development but thought it 
was too much, noting the heavy traffic in the neighborhood and all the one-way streets.  
 
Kathryn Waldwick of 30 Parker Street said she was concerned about adding more cars to the 
traffic and the difficulty in pulling out onto Hanover and Islington Streets. She said it needed to 
be studied more and that the monolithic building would not fit into the neighborhood. 
 
Matt Wirth of 439 Hanover Street said the property should be developed in a respectful manner 
for the neighborhood. He said the CD5 Character District was not appropriate to the Hanover 
Street side of the property. He said the North End Incentive Overlay District currently bisected 
the lot and thought the Downtown Overlay District should do the same and that the property 
should also be subject to HDC oversight. He compared it to spot zoning. He said the driveway 
should align with Pearl Street because diagonal movements were dangerous ones for vehicles. 
He asked how cars would come out through the tunnel and see Hanover Street pedestrians.  
 
Sean Caughran of 407 Hanover Street said he was a direct abutter and asked the Board to 
consider the impact the development would have on the historic nature of the abutting homes. He 
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said his home was a 225 year-old timber frame Colonial in a cluster of similar Colonials and that 
the development would dwarf those homes. He said the project would set a precedent and 
diminish the neighborhood’s character. He said it was not a transition from downtown to the 
neighborhood as promised by the City but was more like downtown in their neighborhood. He 
said there should be an access for the cars to exit to relieve Hanover Street traffic. 
 
Marcy Vaughn of 407 Hanover Street said there were two issues, the burial ground and the as of 
right issues. She said she saw no mention of the Portsmouth Steam Factory Burial Ground, the 
site of four circa 1700 graves. She asked that the issue be evaluated because new construction 
was prohibited 25 feet away from a known burial ground, and the purpose of that 25-ft buffer 
was to protect the graves of servants and slaves who might have been buried in unmarked graves 
in the vicinity. She asked if there was a due process violation of her neighbor’s right when there 
was a unanimous vote to hold a public hearing for a proposed amendment and it was not held. 
 
Jill Dignan of 437 Hanover Street (via Zoom) said the development should be respectful to the 
existing neighborhood. She said there were many issues, including the potential violation of 
massing limits, insufficient parking spaces, and traffic congestion. She said the Master Plan 
emphasized long-term sustainability and resilience, and the proposed parking and traffic impacts 
could affect it. She said an environmental study be done and thought a site walk was critical for 
the Planning Board to get a feel for the neighborhood. She said she did not know of any other 
development in a Portsmouth residential neighborhood that included a tunnel and thought the 
developer could be taking advantage of the CD5 zoning. 
 
Second Round Speakers 
 
[Timestamp 4:11:20] Elizabeth Bratter of 159 McDonough Street asked the Board to ensure that 
the developer would not be doing the community space or using the North End Incentive 
Overlay District regulation. She said the North End Vision Plan was finalized before the Foundry 
Place Garage was built but now there was a 10-ft grade difference. She said the belief then was 
that all the properties would exit onto Foundry Place but they ran into problems and now there 
was a giant hole in the ground. She said the applicant’s parcel had a large public lot between it 
and Foundry Place and the Planning Department said they would clean it up. She said a fire truck 
required a minimum height of 12 feet, which made the tunnel unrealistic. She said the building 
length was not in keeping with the size of the Hanover Street buildings. She asked that the Board 
not allow the preliminary review to move forward.  
 
Marcy Vaughan of 407 Hanover Street said the Board should pay attention to the concerns about 
January 20, when the Board held a hearing and authorized a public hearing for the neighbors to 
provide input on a zoning amendment. She said if it had been noticed, she and several other 
neighbors would have attended the meeting. She said the public hearing was never held, and the 
result was the proposed development. She asked if there was a due process violation.  
 
Matt Wirth of 439 Hanover Street gave the Board an aerial view of that area from 1927 that 
showed the Ford dealership with a 2-1/2 story building and the surrounding homes. He said the 
proposed building was taller than the Ford dealership and proved how massive the building 
would be over the adjacent properties. He said the buildings along Hanover Street should be 2-
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1/2 stories high to match the abutters. He said it was the Board’s responsibility to take on the 
proper scale and massing for the neighborhood, seeing that it wasn’t under the HDC’s purview.  
 
Randy Wright of 30 Sudbury Street said he and his neighbors had put up with garages and four 
5-story buildings but enough was enough. He asked how his 1764 house coincided with a tunnel. 
 
Third Round Speakers 
 
No one else spoke, and Chair Chellman closed the public hearing. 
 
DISCUSSION OF THE BOARD 
 
[Timestamp 4:23:46] Chair Chellman said the purpose of design review was not to finally 
approve anything in the project but to say that there was sufficient information to proceed. He 
said if the Board found that they didn’t have enough information, they had to enumerate what 
was missing. He said the challenge to the basis of the zoning was beyond what could be 
considered that evening. Mr. Almeida said a traffic study was needed because the neighborhood 
residents deserved it and the project would need it to be successful. He said an archaeologist was 
needed, as well as shadow studies to determine the impact a building of that size would have on 
light and shadows. He said the Foundry Garage was never a test for whether commercial space 
would work in the neighborhood. He said the Board had heard thorough investigations of every 
topic by the neighbors and thought the project had to respond to them. Mr. Coviello said the 
Master Plan played somewhat of a role but the zoning was in place when the applicant applied. 
He said the Board wasn’t the HDC and had a hard time defining the façade aesthetics. He said a 
mansard roof wasn’t in their purview, nor was massing, but traffic flow with the tunnel was. He 
said the grade was a well-defined mathematical thing and it wasn’t a matter of the applicant 
choosing to take advantage of the slope. Chair Chellman said there were limits of building size in 
the Character Districts. Mr. Coviello said he thought there should be an archaeologist and that 
the Board should do a site walk and traffic and light studies. It was further discussed. 
 
[Timestamp 4:30:33] Chair Chellman asked if the additional studies would rise to the level of 
deficiencies of information or would just identify things as needed in the future. Mr. Giuliano 
said a traffic study, with the existing conditions and the by right uses of the property, could 
potentially create more traffic than what was proposed by the project. Chair Chellman referred to 
the recommendations of a Pearl Street alignment, of whether the gate should come out at the end 
of Foundry Place, and whether it was possible to have an exit onto Foundry Place for the project. 
He said a traffic study could look at how many vehicles could make that turn. Mr. Giuliano 
asked if the Mr. Almeida’s proposed traffic, shadowing, and archeological studies would be 
necessary to complete the review process. Mr. Stith said they would likely come up during the 
site review process. Mr. Almeida said if there was a burial ground, the development could not be 
built within 25 feet of it, and there could also be abandoned burial grounds. Mr. Coviello said a 
legal opinion was needed if those issues denied the design review. Ms. Conard asked if there was 
any precedent for postponing to get the Legal Department’s feedback. Chair Chellman said the 
Board had legitimate questions and could consider continuing the petition to a time and date 
certain. He said if they denied the petition, they had to be specific as to how it was deficient. He 
said it was a comprehensive package and that an archaeological study was not something they 
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could request during design review and was not a reason to deny. He read that the Board had to 
determine if a request for design review included sufficient information to allow the Board to 
understand the project and identify potential issues and concerns and vote on whether to accept 
the request for design review and schedule a public hearing. Mr. Almeida said he understood the 
project and the concerns but it didn’t mean that those concerns would go away if the Board 
moved forward. He said the Board must comply with the language. It was further discussed. 
 
DECISION OF THE BOARD 
 
Mr. Giuliano moved that the Board find the design review process complete and to schedule a 
site walk and public hearing. Ms. Almeida seconded. The motion passed with all in favor. 
 
 
V. OTHER BUSINESS 
 

A. Chairman Updates and Discussion Items 
 

B. Board Discussion of Regulatory Amendments, Master Plan Scope, and Other Matters 
 

There was no discussion of other business. 
 
 
VI. ADJOURNMENT 
 
The meeting adjourned at 11:45 p.m. 
 
 
Respectfully submitted, 
 
Joann Breault 
Planning Board Recording Secretary 
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Findings of Fact | Detached Accessory Dwelling Unit 
City of Portsmouth Planning Board  
 
Date:  June 20, 2024 
Property Address: 15 Mariette Drive 
Application #: LU-24-55 
Decision:  � Approve   �  Deny   �  Approve with Conditions         
 
Findings of Fact: 
Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 
disapproves an application for a local permit and make a copy of the decision available to the 
applicant. The decision shall include specific written findings of fact that support the decision. Failure 
of the board to make specific written findings of fact supporting a disapproval shall be grounds for 
automatic reversal and remand by the superior court upon appeal, in accordance with the time 
periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 
warranting the disapproval. If the application is not approved, the board shall provide the applicant 
with written reasons for the disapproval. If the application is approved with conditions, the board shall 
include in the written decision a detailed description of the all conditions necessary to obtain final 
approval. 
 
Zoning Ordinance -10.814.60:  Before granting a conditional use permit for a detached ADU, the 
Planning Board shall make the following findings:  
 
 Section 10.814.62 Finding   

(Meets 
Requirement/ 

Criteria) 

Supporting Information  

1 10.814.621 The ADU complies with all 
applicable standards of this Section 10.814 
or as may be modified by the conditional 
use permit.  

 
Meets  

 
Does Not Meet 

The DADU conforms with the 
requirements for a DADU and no 
modifications are needed.   

2 10.814.622 The exterior design of the ADU 
is architecturally consistent with or similar 
in appearance to the existing principal 
dwelling on a lot.   

 
Meets  

 
Does Not Meet 

The proposed DADU will match the 
existing dwelling with the same roof 
pitch, siding, doors and windows. 

3 10.814.623 The site plan provides 
adequate and appropriate open space 
and landscaping for both the ADU and 
the principal dwelling unit and complies 
with the off-street parking requirements of 
10.814.26.  

 
Meets  

 
Does Not Meet 

There is adequate open space on 
the lot for both the DADU and existing 
dwelling.  A variance was granted for 
a second driveway to access the 
DADU and provide the required 
parking space for the DADU. 

4 10.814.624 The ADU will maintain a 
compatible relationship with the 
character of adjacent and neighborhood 
properties in terms of location, design, and 
off-street parking layout, and will not 
significantly reduce the privacy of 
adjacent properties.  

 
Meets  

 
Does Not Meet 

The DADU will be compatible with the 
existing neighborhood and is in line 
with the existing street.  The parking 
location for the DADU is compatible 
with parking for adjacent properties 
in the neighborhood.  

5 Other Board Findings:  
 



Planning Department

1 Junkins Ave.

Portsmouth, NH 03801

Re: Proposed DADU 15 Mariette Dr

Good Day,

I have recently moved to Portsmouth from Hampton NH. In Hampton, I was able to serve my 
community as a member of the Zoning Board for over 12 years. I now live in a vibrant neighborhood 
(Maple Haven) and enjoy the atmosphere.

I am in the process of planning my retirement from Verizon Communications. In the process, I have 
determined that I would like to "downsize" from my current 3 Bedroom house. I have conferred with 
the City on what I can do with my current property. The site contains a separate parcel (denoted as A) 
with a 2-stall garage. Note that this was involuntarily merged with the house lot upon transfer. For the 
purpose of this application, I present all associated parcels as one lot. I intend to file a "voluntary lot 
merger" upon successful acceptance of this proposal. The parcel was previously earmarked for the 
"Mariette Drive Extension" which never was needed. This parcel was declared surplus and conveyed to 
my predecessor in title as an accessory use for lot #80 (see Exhibit "C").

After conferring with the Building and Planning Departments, we determined that this parcel was 
suitable for a "Detached Accessory Dwelling Unit". I currently have a building permit which allows me to 
expand the current foundation by 5 feet (20' x 25', currently 20' x 20'). I have proposed a workshop that 
will replace the right-side stall. I am allowed a Ya bath. This project will establish electric, sewer, and 
water line extension from the current house, (see Exhibit "E")

I now would like to seek a "Current Use" Permit to add a second level to contain (1) bedroom, and (1) 
full bath. Along with proper closet space, 12' x 12' deck and stair access. I would like to defer the left 
garage/workshop entrance on floor 1 to make a kitchen, den and stair access to floor 2 I have designed 
a smaller scale unit which incorporates the current master bedroom, bath, and living room scale of the 
current house. Further, I put a "suit and tie" on the proposed DADU site by adding a roofhne over level 
one to match the house (4/12), replacement siding to match the house, shake detail to the eaves, and 
metal roof which matches the house. I have also matched the windows facing front with the same 
dimensions as the house (first and second floor).

I look forward to working with the Planning Board on this proposal. I would like to build a "textbook" 
example of a Detached ADU using your standards and guidelines. Further, I welcome inputs and changes 
that will result in a better project. At this time, I ask for your consideration of this proposal.

Edmund R. St. Pierre

15 Mariette Dr.



Accessory Dwelling Unit Application ■h

Detached ADU - Subordination

Proposed site is 16 feet setback from the current house at 15 Mariette Dr.
Proposed building height hot to exceed 22 feet.

- Closest lot line is 20 feet to the right, over 50 feet from the rear, 87 feet from left lot line ' 
and 35 feet from the front lot line. Distance between structures exceeds "fire 
separation" requirements.
Proposed footprint is 500 SF. Existing house is 1000 SF. Proposed living space uses first 
floor for kitchen, den and staircase. The proposed second floor would consist of 400 SF 
(stairs, bedroom, bath). The project as proposed is 900 SF.

- Total building is 900 SF as proposed on 2 levels.



Accessory Dwelling Unit Application th

Architectural Standards - Consistency

Massing - Proposed addition to existing garage, similar to right side of house but stacked.

Architectural Style - Use of same windows, doors as house on front facing structure. Use of 
same siding and shake detail. Addition of 4/12 roof over first level to match house.

Roof Forms - Reuse of current truss system for garage (NO change to roof). Use of same metal 
roof material as house.

Siding Material - Use of same color siding as house, addition of shake detail to eaves of house 
and front of garage.

Windows - Use of same small window (373') as front of house. Level 2 uses same windows as 
house. Egress windows (375') will be used on sides and rear.

Doors - Proposed doors to match house front.

Trim- White trim detail to match house.

Foundation - No change to current garage foundation. Frost protection to be added for heated 
space.
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Exh',

WARRANTY DEED

I, HILDA G. BUSH, being unmarried, of Portsmouth, Rockingham County, New 
Hampshire,

for consideration paid,

grant to EDMUND R. ST. PIERRE,

WITH WARRANTY COVENANTS,

A tract of land, with the buildings thereon, situate in Portsmouth, Rockingham County, 
State of New Hampshire, bounded and described as follows:

Beginning at the southerly comer of the premises and on the northwesterly line of land 
now or formerly of Harvey Moulton and on land now or formerly of John Gerasis; thence 
North 39° 28’ West by land now or formerly of Gerasis ninety-four and seven hundredths 
(94.07) feet to an access sheet leading to land now or formerly of said Gerasis; thence 
North 57° 31’ East by said access street one hundred and two and thirty-two hundredths 
(102.32) feet; thence easterly by said street by a curve to the right having a radius of 
twenty-five (25) feet, a distance of thirty-three and thirty-five hundredths (33.35) feet; 
thence South 46° 3’ 24” East by an access street leading to land now or formerly of said 
Moulton, now known as Mariette Drive, thirty-one and seventy-one hundredths (31.71) 
feet; thence continuing southeasterly by said Drive by a curve to the right having a radius 
of one hundred and eighty-five (185) feet, a distance of forty-three and eighty-three 
hundredths (43.83) feet; thence South 57° 31’ West by land now or formerly of said 
Moulton one hundred, twenty-seven and eight tenths (127.8) feet to the point of 
beginning.

Said premises are known as Lot No. 80, as shown on Plan “C”, Maple Haven, Lots 67 to 
78 and 80 to 90, made by Albert Moulton, C. E., dated February 17, 1959, said premises 
being subject to the restrictions on said plan.



Two certain lots or parcels of land situated in Maple Haven, in the City of Portsmouth, 
County of Rockingham and State of New Hampshire, being a portion of that parcel of 
land shown as “Mariette Drive Extension”, on a plan entitled “Plan of Lots, Maple 
Haven, Rev. “A”, Lots 75 to 78 and Lots 80 to 83”, prepared by Moulton Engineering 
Company and more frilly described as follows:

Parcel A:

Beginning at a point in the westerly comer of Lot 80 as shown on said plan, thence N 39° 
28” W by land now or formerly of the heirs of John Gerasis, fifty and thirty-seven 
hundredths (50.37) feet to a point at the Southerly comer of Lot 81 on said plan; thence N 
57° 31” Eby the sideline of said Lot 81 one hundred eighteen (118) feet to a point in the 
sideline of Mariette Drive, thence S 45° 43’ 20” E, fifty-one and seventy-two hundredths 
(51.72) feet to a point in the sideline of Lot 80, thence S 57° 3 V W by the sideline of Lot 
80, one hundred twenty-five (125) feet to the point of beginning.

Parcel B:

Beginning at a point in the Westerly sideline of Lot 80, which point is 102.32 feet, a 
direction of N 57° 31’ E from the Southwesterly comer of Lot 80, thence by a curve to 
the right whose radius is 25 feet, an arc length of 33.35 feet to a point on the Westerly 
sideline of Mariette Drive, thence N 45° 43’ 20” W a distance of 20 feet more or less, 
thence S 57° 31 ’ W to the point of beginning, meaning and intending to describe a 
triangular parcel of land on the Northwesterly corner of Lot 80.

Parcel A and Pai cel B are sold subject to the restriction that no structure shall be built or 
located on the premises other than a structure accessory to an existing building on Lot 80 
as shown on said Plan.

I hereby terminate and release any and all Homestead Rights in said property and further 
certify under the pains and penalties of perjury that there are no other persons entitled to 
claim Homestead Rights in said property.

Being the same premises conveyed to the grantor herein by deed recorded with the 
Rockingham County Registry of Deeds in Book 2549, Page 2886, Deed recorded with 
the Rockingham County Registry of Deeds in Book 2947, Page 0478 and Corrected Deed 
recorded with said Registry dated October 22, 1992, 'Book 2950, Page 0109.

[Signatures on next page]

2



Bm58 P0198
QOITCEAIM DEED

KKW AIL MEN BY THESE PRESENTS, That the City of Porfasrrouth, a nunioipal 
corporation, having its usual place of business Is Portsmouth, County of 
Bockingham and State of New Hampshire, for consideration paid, grants to 

jq Martin L, Bush and Hilda G. Bush, of said Portsmouth, as joint tenants with
frd rights of suL-vivorsla.p, a certain lot or parcel of land with quivclairo •
O covenants situated in Maple Have in tte City of Portsmouth, County of

Rcckinghain .and State of Nsw Hampshire, being a portion of that parcel of 
land shewn as "Marlette Drive Extension", on a plan entitled "Plan of lots. 
Maple Haven, Rev. "A", lots 75 to 78 and Lots 80 to 83"i prepared ty 
bfculton Engineering Corpany and more fully descrited as follows:

Beginning at a point ii» tile westerly corner of Lot BO 
aa shown on said plan, thence N 39° 28" W by land now 
or formerly of the Heirs of John Geras is, fifty and 
thirty seven hundredths (50.37) feet to a point at the 
Southerly corner of Lot 81 on said plan; thence N 57° 31" 
E by the sideline of said Lot 81 one hundred eighteen 
(11B) feet to a point in the sideline of Marlette Drive, 
thence S 45* 43* 20" E, fifty-one and ssventy-fcwo hundredths 
(51.72) feet to a point in the sideline of Lot 80, thence 
s 57° 31” W by the sideline of Lot 80, one hundred twenty- 
five (125) feet to the point of beginning.

The within premises are sold subject to the restriction 
that no structure shall be built or located on the premises 
other than a structure accessory to an existing building on 
lot BO as shewn on said Plan.

This deed is executed on behalf of tte City of/ 
Calvin A. Canney, City Manager, on the

WITNESS:

MMrB Cf NEW HAMPSHIRE 
BDOONGHAM, SS

CITY Cf* PORTSMCUIH

The foregoing instrurent was acknowledged before me thiSL-^-S' day of i 19V / by Calvin A. Canney, City Manager of the 
of ifeipSTOuWh, New Hmpshire, a nwnicipal corporatfion, on behalf of 

the corporation. ,

OfMMWMRTi 
1 Fti-rar



Exhibit "C9"

0K2358 P0199
QUTTCLAIM IBED

R KNW AIL MEN BY THESE PCTSEN1S, That thn City of Portsnwth, a
0? nunicipal corporation havinq its usual place oi Ur^tnesa in PortErouth, 
g County of Rockingham and State of New Hampshire, for consideration paid, 

grants to Martin L. Rush and Hilda G. Bush, of said Portsmouth t as joint 
tenants with rights of survivorship, a certain lot or parcel of land with 
quitclaim covenants situated in Maple Haven in the City of Portmouth, ; 
County of Rockingham and State of New Hanpshixe, being a portion of !
that parcel of land shown as "Marlette Drive Extension", on a plan

! entitled "Plan of Lots, Maple Haven, Rev. "A", Lots 75 tn 78 and Lots 
g» £ 80 to 83" t prepared by Moulton Engineering Oonpeny and more fully
- 5* described as follows:
jJE *w

5^ Beginning at a point in the Westerly sideline of Lot
® xS 80, which point is 102.32 feet, a direction of N 57° 31’E

£= from the Southwesterly corner of Lot 80, thence by a curve |
gtg to the right whose radius is 25 feet, an are length of 33.35

feet to a point on the Westerly sideline of Marietta Drive, 
g 5?* thence N 45° 43’ 20” W a distance of 20 feet mere or less,

‘ “ thence S 57° 31' W to the point of beginning, meaning and
a Parcel of land on the

(^Northwesterly corner of lot SO/S

This deed is executed on behalf of the city of Poxrtsnoute by 
Calvin A, Canney, City Manager, on the ^flt^day of, 19yy>

WITNESS:

SEME GF NEW HAMPSHIRE

CITY CE* PORTSMaKH

.The foregoing instrument was acknowledged before w this gd day of

ROCKHKHAM, SS



M
m

 9 10
 01

W
'1

3 : 0.
57

;:
R

EC
'D

 FO
C

M
'H

C
H

A
M

 CO
UN

TY
RE

G
IS

TR
Y O

F D
EE

O
S

WARRANTY DEED' 2198-072?
Grantor: Raymond J. Bailey, Jr. and Kathleen E. Bailey, 

of Portsmouth, Rockingham County, New Hampshire

for conadcratioo paid, grant to 

Grantee: Martin Luther Bush and Hilda G. Bush, husband and wife, 

of 19 Lilac Lane, Portsmouth, Rockinghaw County, New Hampshire

as JOINT TENANTS, with rights of survivorship, 
with WARRANTY COVENANTS,

Portsmouth MH (80) 
A tract of land, with the buildings thereon, 'situate in 

Portsmouth, Rockingham County, New Hampshire, bounded and described 
as follows:-

Beginning at the southerly corner of the premises and 
on the northwesterly line of land now or formerly of Harvey Moulton 
and on land of John Gerasis; thence N. 39° 28’ W. by land of 
Gerasis 94.07 feet to an access street leading to land of said 
Gerasis; thence N. 57^ 31’ E. by said access street 102.32 feet; 
thence easterly by said street by a curve to the right having a 
radius of 25 feet, a distance of 33.35 feet; thence S. 46c 3* 24” E. 
by an access street Leading to land of said Moulton, now known as 
Marlette Drive, 31.71 feet; thence continuing southeasterly by 
said Drive by a curve to the right having a radius of 185 feet, 
a distance of 43.83 feet; thence 3. 57° 31’ W. by land of said 
Moulton 127.8 feet to the point of beginning.

Said premises are known as Lot No. 30, as shown on 
Plan "C”, Maple Haven, Lots 67 to 78 and 80 to 90, made 
by Albert Moulton, C. E., dated February 17, 1959, said premises 
being subject to the restrictions as shown on said plan.

Being the same premises conveyed to Raymond J. Bailey, 
Jr. and Kathleen E. Bailey by Cornelius J. Collins, Jr. and 
Elizabeth A. Collins by deed dated April 10, 1968.

The grantor(s) are husband and wife, and

release to said grantee all rights of curtesy, dower and homestead and other intexesa therein.

WITNESS QUr... . hand and seal this £?rd , day of February . 1973.

and acknowledged the foregoing instrument to be £1?eir.. . free

U. S. NAVAL STATION, ROOSEVELT ROADS, PUERTO RICO 
Date; 8 1213________  

Personally appeared  Raymond J. Bailey, Jr. and Kathleen Ef rBailey 

STATE OF NEW HAMPSHIRE! 
TAX OH TRANSFER C8m^SS16n -
OfREALRROFfRTY^^^ 
'-■r;...... tug-rn vSgsW- 3 7. 5 0

I0MS_______ A—

S. D.
Notorial Powers' par Hew Hampshire
Rev. Stats. Annotated, Ch. 456 12(1968)



Owner: ST PIERRE EDMUND R
Applicant: Edmund St Pierre
Contractor: Ed St Pierre, ESP Construction Phone #: 978 766 7748
Location: 15 MARIETTE DR

aboutblank

City of Portsmouth
Building Permit

Inspection Department
1 Junkins Avenue

Portsmouth, NH 03801
603-610-7243

Permit Number:
BLDG-23-856
Date of Issue:
November 6, 2023
Expires:
November 5,2024
Const. Cost:
$ 12,000

Description of Work: Residential detached garage renovation. This stage of the Job does not include adding a second floor. Extend the front garage foundation by 5‘, the roof overhang to extend an 
additional 2'. Proposed changes are 33' from front lot line, 21' from right side setback, 88' from left setback, and 58' from rear setback. The existing footprint Is 20' x 20' w 2’ apron. Proposed footprint 
is 20' x 25'. Convert right side stall to workshop wilh with 1/2 bath. 36''x82" Fiberglass door and 36"x 36" v/indow to match house. Siding details will match house. Install 2" rigid Styrofoam around the 
perimeter to frost protect the slab foundation.
Map/Lot: 0292-0167-0000- Use Group: Detached Accessory Structure (Shed/Garage)
Occupancy Classification: Residential Other- (See R-3) Accessory Constr. Type: Type V-B
to Residential Bldg. Code: IRC Edition: 2018
Design Occupancy Load:
Total # of Dwelling Units:
Remarks: * Per City Ord. Sec. 11.502 (F) Street/Unit Number must be affixed to Main Structure as to be plainly visible from the street, Construction sites must post the address clearly on 
the property. No site activity allowed before 7:00AM or after 6:00PM. No v/eekend construction allowed.

-‘-‘-‘Please call 603-610-7243 to schedule inspections
* Separate electrical, plumbing and mechanical permits required.
' Per Section R109.4 Approval Required. Work shall not be done beyond the point indicated in each successive inspection without.first obtaining (he approval of the building official. Do 
not cover or conceal until authorized by the building official.

The PERMIT HOLDER has read this permit, the permit application, and the Building Official's marked-up plans and agrees to perform the work authorized including any conditions or 
requirements indicated thereon; and any stipulations imposed by a Land Use Board in conjunction with tire project. The CONTRACTOR shall be responsible for notifying the Inspection 
Department 48 hours in advance, for FOUNDATION, FRAMING, and FINAL Inspections. A Certificate of Occupancy is required for all Building Permits. Buildings shall not be occupied 
until ALL inspections (BUILDING, ELECTRICAL, PLUMBING, MECHANICAL, and FIRE) are complete and Occupancy has been issued. By signing this permit, the owner or his/her 
representative (Permit Holder), authorizes property access by city officials to conduct interior and exterior inspections and property tax assessments during and/or after the 
construction process.

The Permit Card Shall Be Posted and Visible From the Street During Construction.
* Per City Ord. Sec. 11.502 (F) Street/Unit Number must be affixed to Main Structure as to be plainly visible from the street. Construction sites must post the address clearly on the 

property. No site activity allowed before 7:00AM or after 6:00PM. No weekend construction allowed.

' Code Official: This is an e-permit. To learn more, scan this barcode or

visit portsmouthnh.viewpointcloud.eom////records/77044
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4/6/24, 11:17AM Property - City of Portsmouth, NH - MapGeo

City of Portsmouth, NH
c- 9 Zoom To Share ©Print Property Quick Search Q,
g Property © ___________________________

https://portsmouthnh.mapgeo.io/datasets/properties?abuttersDistance=300&lating=43.025063%2C-70.79818&share=3a95f0f2-9252-4504-a252-c6bb606c47b7&zoom=20

https://portsmouthnh.mapgeo.io/datasets/properties?abuttersDistance=300&lating=43.025063%252C-70.79818&share=3a95f0f2-9252-4504-a252-c6bb606c47b7&zoom=20


Property Location 15 MARIETTE DR Map ID 0292/0167/0000// Bldg Name StateUse 1010
Vision ID 32626 Account# 32626 Bldg# 1 Sec# 1 of 1 Card# 1 of 1 Print Date 10/27/2023 6:48:02 P

CURRENT OWNER TOPO UTILITIES STRT/ROAD LOCATION CURRENT ASSESSMENT
2229

PORTSMOUTH, NH

ST PIERRE EDMUND R

15 MARIETTE DR

PORTSMOUTH NH 03801

T Level All Public T Paved Description Code Appraised Assessed
8 2+ Off-St PKG RESIDNTL 

RES LAND 
RESIDNTL

1010
1010
1010

153,100
142,400

6,200

153,100
142,400

6,200SUPPLEMENT AL DATA
Alt Prcl ID 0292-0167-0000-0000
OLDACTN 33130
PHOTO
WARD 
PREC. 
1/2 HSE

GIS ID 32626

CONDO C
INLAW Y/
LOT SPLIT 
2015 Reva JM
Ex/CrAppli HILDAGBUSH

Assoc Pid#

VISION
Total 301,700 301,700

RECORD OF OWNERSHIP BK-VOUPAGE SALE DATE JU V/l SALE PRICE VC PRE JIOUS / SS£SS/V ENTS (HISTORY)
ST PIERRE EDMUND R 
BUSH HILDA G

6335
2950

1146
0109

09-30-2021
10-14-1992

Q
U

1
1

440,000
0

00 Year Code | Assessed Year Code Assessed V Year Code Assessed
2022 1010

1010
1010

153,100
142,400

6,200

2021 1010
1010
1010

153,100
142,400

6,200

2020 1010
1010
1010

148,400
142,400

6,200

Total | 301,700 Total 301,700 Total 301,700
EXEMPTIONS OTHER ASSESSMENTS This signature acknowledges a visit by a Data Collector or Assessor

Year Code Description Amount Code Description Number Amount Comm Int

APPRAISED VALUE SUMMARY
Appraised Bldg. Value (Card) 

Appraised Xf (B) Value (Bldg) 

Appraised Ob (B) Value (Bldg) 

Appraised Land Value (Bldg) 

Special Land Value

Total Appraised Parcel Value

Valuation Method

153,100 

0 

6,200 

142,400 

0 

301,700 

C

Total 0.00
ASSESSING NEIGHBORHOOD

Nbhd Nbhd Name B Tracing Batch
118

NOTES
07/11-BP#10-795 REFACED KITCHEN CABS

PROBABLY FINISHED -NCIV

METAL ROOF

09/12-NO RESPONSE

Total Appraised Parcel Value 301,700
Building permit record VISIT/ CHANGE HISTORY

Permit Id Issue Date Type Description Amount Insp Date % Comp Date Comp Comments Date Id Type Is Cd Purpose/Result
BLDG-22-4 
PMGR-20-5 
10-795 
1

10-06-2022
10-09-2020
10-27-2010
04-08-2004

BP
PL

Misc Building P 7,500
3,289
5,715

0

08-31-2023
12-03-2020
07-08-2011

5
100
100
100

CONSTRUCT NEW WOODDE 
replace existing gas water hea 
REFACE KITCHEN CABINET 
NEW ROOF NO PER

09-05-2023
08-24-2021
07-14-2021
04-09-2021
01-19-2021 
12-03-2020 
10^03^2017

TL 
LS 
BH 
LS 
BH 
BH 
VS

04

02

03

50
AD 
CY 
AD 
QC
50 
DEJ

Building Permit
Address Change
Cyclical Review
Address Change
Value Reviewed
Building Permit
Data Entry_______________

LAND LINE VALUATION SECTION
B Use Code Description Zone Frontage Depth Land Units Unit Price Size Ad Site Cond. ST

Idx
S.l.
Adj. Notes- Adj Special Pricing Adj Unit P Land Value

1 1010 SINGLE FAM M SRB 17,424 SF 9.62 1.0000 1 1.00 118 0.850 0 1.0000 8.17 142,400

Total Card Land Units| 0| AC| Parcel Total Land Area|0 | Total Land Value 142,400



Property Location 15 MARIETTE DR
Vision ID 32626 Account# 32626

Map ID 0292/0167/0000//
Bldg # 1

Bldg Name
Sec# 1 of 1 Card# 1 of 1

State Use 1010
Print Date

OUTBUILDING & YARD ITEMS(L) / XF - BUILDING EXTRA
% Gd GradeCond. CdUnits

400
Code

FGR1
Yr Bit 
1980

Grade Adj.
1.00

OB
Description 

GARAGE-AVE
Unit Price

31.00
Appr. Value

6,200

CONSTRUCTION DETAIL

Vinyl Siding

Hardwood Adj. Base Rate

Avg Quality
Avg Quality

196,266
1956
1997 
GD

Gable/Hip 
Metal/Tin 
Drywall/Sheet

78
153,100

Gas
Warm Air
None
3 Bedrooms

Building Value New 
Year Built 
Effective Year Built 
Depreciation Code 
Remodel Rating 
Year Remodeled 
Depreciation % 
Functional Obsol 
External Obsol 
Trend Factor 
Condition 
Condition % 
Percent Good 
RCNLD 
Dep % Ovr 
Dep Ovr Comment 
Misc Imp Ovr 
Misc Imp Ovr Comment 
Cost to Cure Ovr 
Cost to Cure Ovr Comment

________ Description
Ranch 
Residential
C

Element 
Style: 
Model 
Grade: 
Stories: 
Occupancy 
Exterior Wall 1 
Exterior Wall 2 
Roof Structure: 
Roof Cover 
Interior Wall 1 
Interior Wall 2 
Interior Fir 1 
Interior Fir 2 
Heat Fuel 
Heat Type: 
AC Type: 
Total Bedrooms 
Total Bthrms: 
Total Half Baths 
Total Xtra Fixtrs 
Total Rooms: 
Bath Style: 
Kitchen Style: 
Kitchen Gr 
WB Fireplaces 
Extra Openings 
Metal Fireplace 
Extra Openings 
Bsmt Garage

143.16

CONSTRUCTION'DETATnUUirnNUEDr
Element Cd Description

MIXED USE
Code Description Percentage
1010 SINGLE FAM MDL-01 100 

0 
0

COST7MARKETVALUATION

FGR 14 BAS
UBM

45

23 23 23 23

14 45

TIH
ill

~ - ------- j
Il

iijBUILDING SUB-AREA SUMMARY SECTION
Code Description Living Area Floor Area Eff Area Unit Cost Undeprec Value

BAS First Floor 1,035 1,035 1,035 143.16 148,166
FGR Garage, Attached 0 322 129 57.35 18,467
UBM Basement, Unfinished 0 1,035 207 28.63 29,633

Ttl Gross Liv / Lease Area 1,035 2,392 1,371 196,266
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SRB Setbacks: Front 30'
Side 10'
Rear 30'

NO. DATE APPR. REVISIONS

ii-i 4--12-2024 Chanqed per owner comments
112 4-13-2024 Final Revisions

LEGEND DESIGNED BY: ERS

DRAWN BY: KSP

CHECKED BY: ERS

APPROVED BY: ERS
O' 15' 30' 60'

15 MARIETTE DRIVE 
CITY OF PORTSMOUTH, NH

Exisiting Conditions

SCALE

HORZ. 30'

- 'ECI

PAGE 1 Of 3



Note:

NO DATE APPR REVISIONS

#1 4-12-2024 Changed per owner comments
#2 4-13-2024 Final Revisions

15 MARIETTE DRIVE 
CITY OF PORTSMOUTH, NH

SCALE

HORZ. 1" = 30'

Proposed Conditions PCI

PAGE 2 of 3

DESIGNED BY. ERS

DRAWN BY: KSP

CHECKED BY- ERS

APPROVED BY ERS



 

 

Findings of Fact | Wetland Conditional Use Permit 
City of Portsmouth Planning Board 
 

Date:  March 21, 2024 

Property Address: 89 Cliff Rd. 

Application #: LU-24-54 

Decision:  Approve  Deny  Approve with Conditions  

 

Findings of Fact: 

 
Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 

disapproves an application for a local permit and make a copy of the decision available to the 

applicant. The decision shall include specific written findings of fact that support the decision. Failure 

of the board to make specific written findings of fact supporting a disapproval shall be grounds for 

automatic reversal and remand by the superior court upon appeal, in accordance with the time 

periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 

warranting the disapproval. If the application is not approved, the board shall provide the applicant 

with written reasons for the disapproval. If the application is approved with conditions, the board shall 

include in the written decision a detailed description of all conditions necessary to obtain final 

approval. 

 
In order to grant Wetland Conditional Use permit approval the Planning Board shall find the 

application satisfies criteria set forth in Section 10.1017.50 (Criteria for Approval) of the Zoning 

Ordinance.  

 Zoning Ordinance  

Sector 10.1017.50 

Criteria for Approval 

Finding 
(Meets 

Criteria for 

Approval) 

Supporting Information  

1 1. The land is reasonably 
suited to the use activity 
or alteration.   

Meets 

 

Does Not 

Meet 

 

The work has been completed the work without 
permits. The majority of the additions are outside of 
the wetland buffer, with just 225 s.f. of permanent 
impact in the buffer, with plans to control stormwater 
on site more proactively with adjustments to plantings 
and drainage in the buffer. 
 
 

 
2 2. There is no alternative 

location outside the 

wetland buffer that is 

feasible and reasonable 

for the proposed use, 

activity or alteration.    

Meets 

 

Does Not 

Meet 

 

While the structure has already been built, the majority 
of the new impervious is located outside of the buffer. 
 
 

 

 



 

 

 Zoning Ordinance  

Sector 10.1017.50 

Criteria for Approval 

Finding 
(Meets 

Criteria for 

Approval) 

Supporting Information  

3 3. There will be no 

adverse impact on the 

wetland functional 

values of the site or 

surrounding properties.  

Meets 

 

Does Not 

Meet 

 

The existing conditions appear to infiltrate on site 
stormwater. Stormwater that does not infiltrate likely 
pools in the low spot of the yard without impacting 
abutting properties. The new additions will likely 
increase roof runoff but the installation of crushed 
stone and the proposal for a french drain and plantings 
should help to increase on site infiltration.  
 
 

4 4. Alteration of the 

natural vegetative state 

or managed woodland 

will occur only to the 

extent necessary to 

achieve construction 

goals.   

 

 
Meets 

 

Does Not 

Meet 

 

While the 225 s.f. of buffer has already been altered, 
the applicant proposes transforming the existing lawn 
into micro clover or a similar groundcover, introducing 
new plantings along the addition, and installing a rain 
garden within the buffer which will increase vegetation 
and improve stormwater quality. 
 
 

 

 

 
5 5. The proposal is the 

alternative with the least 

adverse impact to areas 

and environments under 

the jurisdiction of this 

section. 

 
Meets 

 

Does Not 

Meet 

 

The applicant is proposing to reduce the 225 s.f. of 
buffer impacts by installing 69 s.f. of shrubs alongside 
the addition, installing a 134 s.f. rain garden, and 
converting the entire back lawn to a non-grass 
groundcover.  
 

 

6 6. Any area within the 

vegetated buffer strip 

will be returned to a 

natural state to the 

extent feasible. 

 

 
Meets 

 

Does Not 

Meet 

 

In this case, the vegetated buffer has not been 
disturbed, only the area within 75-100’ from the 
wetland. 
 

 

 

 
7 Other Board Findings:  
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87' - 0"  OR MORE TO WETLAND

EXISTING HOME

NEW THREE 
SEASON PORCH

NEW DECK

NEW CONCRETE PAD

POND

WALKER BUNGALOW RD

CLIFF RD

225 SF TOTAL OF WETLAND BUFFER ZONE IMPACTED:
32 SF NEW THREE SEASON PORCH
154 SF NEW DECK
39 SF NEW CONCRETE PAD

32,121 SF WETLAND 
(SOURCE: CITY OF PORTSMOUTH MAPGEO)

4,875 SF OF WETLAND BUFFER IS ON LOT

27' - 3"

8'
 - 

0"

2' - 6"

27
' -

 0
"

1' - 9"

12
' -

 0
"

12' - 0"

12
' -

 0
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28' - 0"

24
' -

 0
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 0
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64' - 0" SETBACK FROM PROPERTY LINE

59
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REPLACED 
UPPER DECK

20' - 0"

12
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 0
"

34' - 7 1/4" SETBACK FROM PROPERTY LINE

SE
TB

AC
K 

FR
O

M
 P

R
O

PE
R

TY
 L

IN
E

20
' -

 1
1 

1/
2"

75 SF PLANTING BED 
WITH PLANTINGS SELECTED FROM "PORTSMOUTH.NATIVEPLANTS 
FOR NH ME VT.PDF" PROVIDED BY CITY OF PORTSMOUTH PLANNING 
AND SUSTAINABILITY DEPARTMENT

137 SF RECESSED PLANTING AREA 
@ LOW POINT OF LAWN WITH PLANTINGS 
SELECTED FROM "NATIVE PLANTS FOR NEW 
ENGLAND RAIN GARDENS.PDF" PROVIDED BY 
CITY OF PORTSMOUTH PLANNING AND 
SUSTAINABILITY DEPARTMENT

NOTE: CURRENT GRASS BACK LAWN TO BE REPLACED WITH MICROCLOVER

24IN WIDE X 18IN DEEP X 27FT LONG RIVER STONE DRYWELL
(SEE NOTE 1)

49' - 0 1/4" SETBACK FROM PROPERTY LINE 16' - 11 3/4"

5'
 - 

5 
1/

2"

1' - 0"
4' - 7 3/4"

3' - 1
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RMK 1/8" = 1'-0"1 SITE PLAN - WETLAND BUFFER IMPACT

Owner: RICHARD M KINNEY
Address: 89 CLIFF RD, PORTSMOUTH, NH 03801
Phone: 603 294 3034
E-mail: RMK8@EARTHLINK.NET

General Contractor: ALFRED BRIERE
Address: 164 ALLEN RD
Phone: BILLERICA, MA 01821
E-mail: FREDDYB1978@GMAIL.COM

 1 1/2" = 1'-0"2 SECTION DETAIL - TYP. DRYWELL

 3/8" = 1'-0"3
TRANSVERSE SECTION - RECESSED
PLANTING AREA

No. Description Date









 

 

Findings of Fact | Wetland Conditional Use Permit 
City of Portsmouth Planning Board 
 
Date:  June 20, 2024 
Property Address: 346 Pleasant Street 
Application #: LU-24-63 
Decision: � Approve � Deny � Approve with Conditions  
 
Findings of Fact: 
 
Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 
disapproves an application for a local permit and make a copy of the decision available to the 
applicant. The decision shall include specific written findings of fact that support the decision. Failure 
of the board to make specific written findings of fact supporting a disapproval shall be grounds for 
automatic reversal and remand by the superior court upon appeal, in accordance with the time 
periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 
warranting the disapproval. If the application is not approved, the board shall provide the applicant 
with written reasons for the disapproval. If the application is approved with conditions, the board shall 
include in the written decision a detailed description of all conditions necessary to obtain final 
approval. 
 
In order to grant Wetland Conditional Use permit approval the Planning Board shall find the 
application satisfies criteria set forth in the Section 10.1017.50 (Criteria for Approval) of the Zoning 
Ordinance.  

 Zoning Ordinance  
Sector 10.1017.50 
Criteria for Approval 

Finding 
(Meets 

Criteria for 
Approval) 

Supporting Information  

1 1. The land is reasonably 
suited to the use activity 
or alteration.   Meets 

 
Does Not 

Meet 
 

The fence already exists and the replacement would be 
in the same location. The existing fence is in various 
stages of disrepair and needs replacement for safety 
and aesthetic reasons. 
 
 
 

2 2. There is no alternative 
location outside the 
wetland buffer that is 
feasible and reasonable 
for the proposed use, 
activity or alteration.    

Meets 
 

Does Not 
Meet 
 

As residents use this backyard for recreation and other 
benefits, the area must continue to be fenced in. There 
is no other feasible area on the property that can 
accommodate an outdoor space for the residents. 
 
 
 

 



 

 

 Zoning Ordinance  
Sector 10.1017.50 
Criteria for Approval 

Finding 
(Meets 

Criteria for 
Approval) 

Supporting Information  

3 3. There will be no 
adverse impact on the 
wetland functional 
values of the site or 
surrounding properties.  

Meets 
 

Does Not 
Meet 

 

The application proposes a complete replacement of 
the fence by hand, which will reduce impact on soil and 
buffer disturbance. 
 
 

4 4. Alteration of the 
natural vegetative state 
or managed woodland 
will occur only to the 
extent necessary to 
achieve construction 
goals.   
 

 
Meets 

 
Does Not 

Meet 
 

No vegetation is proposed to be removed with this 
construction, only minor pruning if necessary to 
disentangle vegetation from the existing fence. 

 
 
 

5 5. The proposal is the 
alternative with the least 
adverse impact to areas 
and environments under 
the jurisdiction of this 
section. 

 
Meets 

 
Does Not 

Meet 
 

Leaving the exiting fence to rot further would increase 
the safety hazard or the applicant could use machinery 
and/or concrete to install the fence posts which could 
have a much greater impact to the buffer and pond. 
The proposal to do this work by hand is the alternative 
with the least adverse impact to replace the existing 
fence. 
 

 
6 6. Any area within the 

vegetated buffer strip 
will be returned to a 
natural state to the 
extent feasible. 
 

 
Meets 

 
Does Not 

Meet 
 

While a portion of the fence will be replaced within the 
25’ vegetated buffer, the applicant has stated that no 
vegetation shall be removed as part of this project, only 
pruned if necessary. 
 

 
 
 

7 Other Board Findings:  

  



 
City of Portsmouth 

1 Junkins Ave 

Portsmouth, NH 03801 

May 19th, 2024 

 
To the attention of the Conservation Commission, Historic District, and Planning Board: 

 

We, Wentworth Senior Living, agree to subscribe to a maintenance plan for keeping in good 
condition the proposed vinyl fence along the perimeter of our rear garden area at 346 Pleasant St 
that includes pressure washing the vinyl fencing with water only. This requirement comes from 
the decision at the May 2024 Conservation Commission Meeting approving fence replacement 
with stipulations. To ensure this information remains accessible to the appropriate parties at 
Wentworth Senior Living, instructions for the fence maintenance plan will be affixed to the 
pressure washer and will exist electronically on a drive folder accessible to any office staff who 
may be responsible for scheduling maintenance of the fence. The simple instructions attached to 
the pressure washer are included here on a separate sheet. All documents regarding the fence 
replacement project exist electronically in a shared drive to applicable staff. 

 

MADISON ABBOTT 
Property Manager 
Direct: 603-570-7884 
mabbott@wentworthseniorliving.org 
346 Pleasant St. | Portsmouth | NH 03801 
Ph: 603-436-0169 | F: 603-436-2040 

 

 

 

mailto:mabbott@wentworthseniorliving.org


ATTENTION 

As part of a stipulation for the 
installation of the garden perimeter 
fence, only water is to be used while 
pressure washing the fence. Please 
ensure soap dispenser is empty or 
disconnected. Washing frequency 

should be 2x/year. 



Conservation Commission Chair 

City of Portsmouth Conservation Commission 

1 Junkins Ave 

Portsmouth, NH 03801 

April 21st, 2024 

To the attention of the Chairperson for the Conservation Commission: 

We, Wentworth Senior Living at 346 Pleasant St, in an effort to meet the standards and expectations of the 
residents and families we serve, find it is time to replace the existing fence enclosing our garden area. The 
fence is a necessity in allowing our residents to maintain independence for longer, as it gives a definite 
border to a safe space. The fence’s edge currently stands at approximately 20ft within the 25ft vegetated 
buffer along North Mill Pond, which disqualifies the project from seeking a Wetland Conditional Use 
Permit exemption. Being so, we request a Wetland Conditional Use Permit to perform this project. 

The scope of this project is to remove the existing painted cedar fence, installed in 2015, with a longer 
lasting vinyl material with the same aesthetic and same footprint. Installation is to be conducted with a 
no-dig, no-aggregate method. The new posts will use the existing post holes with the vinyl to be sleeved 
over steel posts hand-driven into the ground to increase stability of the posts. This is in replacement of the 
industry-standard concrete footings in an effort to minimize impact to the ground. There are fifty posts 
with nominal measurements of 6’’x6’’ set below grade within the 100ft vegetated buffer, for an actual 
cumulative below-grade impact of 10ft2. Lineal footage is approximately 500ft for the entire project for a 
cumulative project size of approximately 200ft2. The majority of fence to be replaced is within the 100ft 
wetland buffer. We aim not to disrupt any existing plant life for the installation of the new fence, apart 
from normal annual pruning maintenance. 

We seek to use vinyl material for this project, going against the Historic District preferred materials, 
because of the reduction to impact at the waterline over time. The selected product has a material 
warranty of thirty years, at which time we will have replaced a wooden fence three more times and 
painted more than ten times. Vinyl has the added advantage of being a paintless product, removing the 
issue of paint chips going airborne and ending up in the water. As a lower maintenance product overall, 
we think the Commission should find the fence being replaced with vinyl is in alignment with the mission 
to minimize impacts to and protect the Portsmouth wetlands. 

MADISON ABBOTT 
Property Manager 
Direct: 603-570-7884 
mabbott@wentworthseniorliving.org  
346 Pleasant St. | Portsmouth | NH 03801 
Ph: 603-436-0169 | F: 603-436-2040 

mailto:mabbott@wentworthseniorliving.org


City of Portsmouth, NH April 24, 2024

Property Information
Property
ID

0109-0010-0000

Location 346 PLEASANT ST
Owner M H WENTWORTH HM FOR CHRNC

INV

MAP FOR REFERENCE ONLY
NOT A LEGAL DOCUMENT

City of Portsmouth, NH makes no claims and no
warranties, expressed or implied, concerning the
validity or accuracy of the GIS data presented on this
map.

Geometry updated 08/24/2023
Data updated 3/9/2022

Print map scale is approximate. Critical
layout or measurement activities should not
be done using this resource.

1" = 34.6753338946101 ft



 

 

Existing Aerial View, Fencing overlined in red, buffer themes applied

mabbott
Polygonal Line

mabbott
Polygonal Line



 

Cut sheet for new fence panels
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Legend® Vinyl Fencing by 
Master Halco offers vinyl 
fencing to meet your every 
need. With a variety of 
fence styles, colors and 
accessories, you are free to 
create a secluded space for 
entertaining and relaxing,  
add charm and curb appeal  
to your home or add a  
pool-code approved fence  
for peace-of-mind.

Legend is low-maintenance, 
so you can forget about ever 
needing to paint, sand or stain 
your fence again! Our 100% 
vinyl PVC combines the most 
stringent quality standards 
with the most innovative 
compounds to produce a 
product that won’t peel, flake, 
corrode, rot, rust or attract 
termites.
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Closed Picket 3-Rail - White

Legend® Privacy - White

Legend® Dogear Straight - White

50 YEARS OF EXCELLENCE 

Master Halco is North 
America’s largest manufacturer 
and distributor of fencing 
materials. For more than 
50 years, Master Halco has 
been the provider of choice 
for thousands of professional 
fence contractors and quality 
building material retailers. At 
Master Halco we provide a 
variety of high quality fence 
solutions: from chain-link to 
wood fencing; ornamental 
iron to vinyl; swimming pool 
fence to dog kennels. You can 
trust all your fencing needs to 
Master Halco.

WHO IS COVERED
The limited lifetime warranty covers single-family residential properties only. This limited warranty extends to the original purchaser and one (1) 
individual transferee as specified herein.

If the original purchaser is a corporation, partnership, unincorporated association, or a government or public entity, including, but without limitation 
to, a church or school, any other type of building or property the warranty period will be thirty (30) years following the original date of Product 
purchase. This warranty applies to systems constructed entirely of components manufactured and/or supplied by Master Halco. The thirty (30) year 
limited warranty for commercial installations cannot be transferred.

TRANSFEREE COVERAGE
Limited lifetime warranty coverage will be extended to one transferee on the above listed products with the following limitations: Transfer shall only 
be from residential homeowner (original Product purchaser) to a second homeowner. Transferee must obtain an original or copy of the initial sales 
receipt (with proof of date) from the previous owner(s). Additionally, if fence is purchased from a builder or installer, documentation must be supplied 
that names the product installed on property and date of transfer. Notwithstanding such transfer, the warranty is valid thirty (30) years from the 
date of the original purchase.

If the original purchaser is a corporation, partnership, unincorporated association, or a government or public entity, including, but without limitation 
to, a church, school or any other type of building or property, the thirty (30) year limited warranty cannot be transferred.

WHAT IS COVERED BY THIS LIMITED WARRANTY
Master Halco warrants Legend® and Impressions® Vinyl Fence products (“Product”) will be free from defects in material and workmanship for the 
warranty period. This limited warranty is valid beginning on the date of Product purchase.

Master Halco warrants the Product against peeling, flaking, rotting, chipping, cracking, blistering, or abnormal discoloration/fading* under normal 
atmosphere and weather conditions for as long as you own your home or, if transferred, from thirty (30) years from the date of the original 
purchase. Separate and distinct warranties for hardware and other products are not covered under this warranty.

*After prolonged exposure to outdoor environments, all products will experience some gradual fading over time and is considered normal (up to a 
standard variation determined by Delta E color measurement, not to exceed Delta 5). Degrees of fading vary depending on geographical location, 
air pollution, exposure and other factors. Normal deterioration of color is not covered under this warranty.

WHAT THIS WARRANTY DOES NOT COVER 
This limited warranty will not cover a change in color due to a buildup of accumulation of stains, dirt, mold, mildew or any other deficiency caused 
by lack of any maintenance by the owner. This limited warranty does not cover damage resulting from: misuse, abuse, improper storage or 
handling, improper installation, other vinyl products and accessories not manufactured by Master Halco, or manufactured for specific use in vinyl 
fence applications; damage caused by events beyond human control including but not limited to damage caused by animals or natural events; 
impact of foreign objects, fire, earthquake, flood, lightning, hail, hurricane, tornado or other casualty or act of God; movements, distortion, collapse 
or settling of ground or structure on which the fence is installed; distortion or melting due to external heat sources; fence that has been painted, 
varnished, or coated over manufacturer’s finish. This limited warranty does not cover costs of removal or disposal of product, or reinstallation of 
replacement product.

PROTECTING YOUR RIGHTS
To protect your rights under this warranty, please return the attached registration form** to Master Halco, with the certification of your dealer, 
completed within 30 days of purchase. Warranty coverage is not conditional upon the return of the warranty registration form, provided you can 
furnish proof that the Legend® and/or Impressions® Vinyl Fence System was supplied by Master Halco and meets all of the requirements. A properly 
filled out warranty registration form, completed by you and your dealer, is your best proof of coverage under this limited warranty.

GENERAL CONDITIONS AND EXCLUSIONS
THE AMOUNT OF YOUR RESTITUTION WILL NOT INCLUDE LABOR TO INSTALL THE REPLACEMENT COMPONENTS, DELIVERY CHARGES, 
SALES TAX OR ANY OTHER CHARGES, NOR IS MASTER HALCO REQUIRED TO PROVIDE SUCH LABOR OR SERVICE. 

THIS LIMITED WARRANTY IS IN LIEU OF ALL OTHER EXPRESS WARRANTIES. MASTER HALCO MAKES NO OTHER EXPRESS WARRANTIES, 
AND DOES NOT AUTHORIZE ANY OTHER PERSON OR AGENT TO MAKE ANY OTHER EXPRESS WARRANTIES. MASTER HALCO NEITHER 
ASSUMES NOR AUTHORIZES ANY OTHER LIABILITY OR OBLIGATION IN CONNECTION WITH THIS PRODUCT. EXCEPT TO THE EXTENT 
PROHIBITED BY APPLICABLE LAW, ANY IMPLIED WARRANTY, INCLUDING WITHOUT LIMITATION, THE IMPLIED WARRANTIES OF 
MERCHANTABILITY AND FITNESS FOR A PARTICULAR PURPOSE WITH RESPECT TO THIS PRODUCT, IS LIMITED IN DURATION TO THE 
TERM OF THIS LIMITED WARRANTY. IN NO EVENT SHALL MASTER HALCO BE LIABLE FOR ANY CONSEQUENTIAL, SPECIAL, OR INCIDENTAL 
DAMAGES ARISING OUT OF OR CONNECTED WITH THE PURCHASE OR USE OF THIS PRODUCT OR FOR ANY BREACH OF WARRANTY.

SOME STATES DO NOT ALLOW LIMITATIONS ON HOW LONG AN IMPLIED WARRANTY LASTS, OR THE EXCLUSION OR LIMITATION OF 
INCIDENTAL OR CONSEQUENTIAL DAMAGES, SO THE ABOVE LIMITATIONS OR EXCLUSION MAY NOT APPLY TO YOU. THIS WARRANTY 
GIVES YOU SPECIFIC LEGAL RIGHTS, AND YOU MAY HAVE OTHER RIGHTS THAT VARY FROM STATE TO STATE. THIS WARRANTY IS 
APPLICABLE ONLY TO SYSTEMS INSTALLED WITHIN THE CONTINENTAL UNITED STATES AND CANADA.

MASTER HALCO RESERVES THE RIGHT TO DISCONTINUE OR MODIFY ANY OF ITS PRODUCTS, INCLUDING THE COLOR OF ITS PRODUCTS 
WITHOUT NOTICE TO THE PURCHASER. MASTER HALCO DOES NOT WARRANT THAT ANY REPLACEMENT MATERIAL WILL MATCH OR 
BE IDENTICAL TO THE ORIGINAL PRODUCT AS REPLACEMENT PRODUCTS MAY VARY IN COLOR OR GLOSS IN COMPARISON TO THE 
ORIGINAL PRODUCT AS A RESULT OF NORMAL WEATHERING.

THIS WARRANTY IS EFFECTIVE FOR PRODUCTS PURCHASED AFTER JANUARY 1, 2017.

50 YEARS OF EXCELLENCE 
Master Halco is North America’s largest manufacturer and distributor of fencing materials. For more than 50 years, Master Halco has been the 
provider of choice for thousands of professional fence contractors and quality building material retailers. At Master Halco we provide a variety of 
high quality fence solutions: from chain-link to wood fencing; ornamental iron to vinyl; swimming pool fence to dog kennels; you can trust all your 
fencing needs to Master Halco.

**Registration form is available from your dealer and/or contractor.

Copyright © 2017 Master Halco, Inc. All rights reserved.

Legend® and Impressions® Vinyl Fence by Master Halco
Transferable Limited Lifetime Warranty
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Master Halco Inc

3010 LBJ Freeway 
Suite 800 

Dallas, TX  75234

(972) 714-7300 
(800) 883-8384 Toll Free

www.masterhalco.com

• How Do I Clean My Vinyl Fence?

– On occasion you may want to spray your fence with a garden 
hose. This will remove grass clippings, dirt and fertilizer 
chemicals and keep it looking as new as possible.

– To remove minor stains use soap and water.

– For removal of major stains use a plastic safe degreaser or a 
10:1 water / bleach mixture.

• How Will My Vinyl Fence Perform in Hot and Cold 
Weather Conditions?

– Vinyl becomes less flexible in cold weather. However, unless 
subjected to unusual or extreme impact, it will not break. It is 
normal for materials to expand and contract with changes in 
temperature. Flexibility is common and a benefit of vinyl fence, 
which allows it to maintain its strength and shape. Your fence 
is engineered to withstand normal changes in temperature and 
changing climates.

• Will My Colored Vinyl Fence Fade?

– Yes, all building products when exposed to sunlight 
gradually weather over time depending on your climate;  
this is called normal weathering.

• Will My White Vinyl Fence Turn Yellow?

– Any white product will gradually dull or fade over time, but this 
should not be noticeable to you.

• Will My Vinyl Fence Chalk?

– Light chalking is a normal occurrence of all vinyl products. 
Washed away by rainfall and normal changes in weather, this 
process helps to keep your fence looking like new.

• Can I Paint My Fence? 

– There is no reason to paint your fence. Your fence 
comes in a variety of color choices to satisfy any yard 
décor. If you decide to paint your fence, you will void the 
warranty.

• Does My Warranty Cover Gate Adjustments?

– Unfortunately, no. Gate adjustments and leveling are 
normal care and maintenance items that the home  
owner is responsible for.

To Maximize The Life Of Your Fence, Address These Areas:

– Adjust the gate every Spring – (As a reminder, gate adjustments 
and leveling are normal care and maintenance items that the 
homeowner is responsible for)

– Oil the gate hinges, and tighten the screws once a year.

– Do not let the gate swing in the wind. Keep it secured.

– Deter children from swinging on the gate.

– Re-tamp and realign the loose posts.

– Do not stack or mount any objects or material near your fence.

Legend® Vinyl Fence by Master Halco
Care & Maintenance Instructions

51011840
012162

Warranty and care information for proposed new fencing



 

Sample install of proposed new fencing from actual installation by vendor



Existing fence : 11 images





















 



 

 

Findings of Fact | Site Plan Review  
City of Portsmouth Planning Board  
 

Date:  6/12/24  

Property Address: 413 Lafayette Road, Friends of Lafayette House, Inc. 

Application #: LU-23-208 

Decision:    Approve  Deny  Approve with Conditions  

 

Findings of Fact:   
 

Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 

disapproves an application for a local permit and make a copy of the decision available to the 

applicant. The decision shall include specific written findings of fact that support the decision. Failure 

of the board to make specific written findings of fact supporting a disapproval shall be grounds for 

automatic reversal and remand by the superior court upon appeal, in accordance with the time 

periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 

warranting the disapproval. If the application is not approved, the board shall provide the applicant 

with written reasons for the disapproval. If the application is approved with conditions, the board shall 

include in the written decision a detailed description of the all conditions necessary to obtain final 

approval. 

 

Site Plan Regulations Section 2.9 Evaluation Criteria - in order to grant site plan review approval, the 

TAC and the Planning Board shall find that the application satisfies evaluation criteria pursuant to NH 

State Law and listed herein. In making a finding, the TAC and the Planning Board shall consider all 

standards provided in Articles 3 through 11 of these regulations. 

 
 
 Site Plan Review Regulations 

Section 2.9 Evaluation 

Criteria 

Finding 

(Meets 

Standard/Criteria) 

Supporting Information 

1 

 

Compliance with all City 

Ordinances and Codes and 

these regulations. 

Applicable standards:  

Meets  

 

Does Not Meet 

Applicable standards: 

ZBA and TAC approval were obtained for 

this addition and we submitted waivers for 

items not necessary for this minor site plan. 

2 Provision for the safe 

development, change or 

expansion of use of the site. 

 

Meets  

 

Does Not Meet  

Minor addition being added to the existing 

building with no expansion of use of the 

property.   

3 Adequate erosion control and 

stormwater management 

practices and other mitigative 

measures, if needed, to 

prevent adverse effects on 

downstream water quality and 

flooding of the property or 

that of another. 

 
 

Meets  

 

Does Not Meet 

We requested a waiver from stormwater 

regulations as this is a small addition to the 

property with minimal increase in 

impervious coverage. 

4 Adequate protection for the 

quality of groundwater. 

 
Meets  

 

Does Not Meet  

The small addition does not affect 

groundwater and we are not altering the 

limit of pavement, just a building addition. 



 

 

 Site Plan Review Regulations 

Section 2.9 Evaluation 

Criteria 

Finding 

(Meets 

Standard/Criteria) 

Supporting Information 

5 Adequate and reliable water 

supply sources. 

 

Meets  

 

Does Not Meet  

Adequate water supply is already on the 

property. 

6 Adequate and reliable 

sewage disposal facilities, 

lines, and connections. 

 

Meets  

 

Does Not Meet  

Adequate sewer service is already on the 

property.  All utility connections to the 

addition will be internal with no work 

needed outside of the buildings.   

7 Absence of undesirable and 

preventable elements of 

pollution such as smoke, soot, 

particulates, odor, 

wastewater, stormwater, 

sedimentation or any other 

discharge into the 

environment which might 

prove harmful to persons, 

structures, or adjacent 

properties. 

 

 

Meets  

 

Does Not Meet 

This addition will not result in any 

undesirable elements. 

8 Adequate provision for fire 

safety, prevention and control. 

 

Meets  

 

Does Not Meet  

Sprinkler system will be extended into the 

addition and the current building has a 

sprinkler system in place.  

9 Adequate protection of 

natural features such as, but 

not limited to, wetlands. 

 

 

Meets  

 

Does Not Meet  

There are no wetlands on the property. 

10 Adequate protection of 

historical features on the site. 

 

 

Meets  

 

Does Not Meet  

The existing building will remain and this is 

for a small addition.  The building is not 

historical and there are no known historical 

features on the property. 

11 Adequate management of 

the volume and flow of traffic 

on the site and adequate 

traffic controls to protect 

public safety and prevent 

traffic congestion. 

 

 

Meets  

 

Does Not Meet 

This addition does not alter the use of the 

property or the traffic flow as the addition 

is only for an expanded caretaker unit and 

there is no expansion of the number of 

people being cared for on the premises.   

12 Adequate traffic controls and 

traffic management measures 

to prevent an unacceptable 

increase in safety hazards and 

traffic congestion off-site. 

 

 

Meets  

 

Does Not Meet 

This addition does not alter the use of the 

property or the traffic flow as the addition 

is only for an expanded caretaker unit and 

there is no expansion of the number of 

people being cared for on the premises.   

13 Adequate insulation from 

external noise sources. 

 

 

Meets  

 

Does Not Meet  

The addition will not generate any external 

noise after construction and the insulation 

of the unit will meet the building code 

requirements as required by the City. 



 

 

 Site Plan Review Regulations 

Section 2.9 Evaluation 

Criteria 

Finding 

(Meets 

Standard/Criteria) 

Supporting Information 

14 Existing municipal solid waste 

disposal, police, emergency 

medical, and other municipal 

services and facilities 

adequate to handle any new 

demands on infrastructure or 

services created by the 

project. 

 

 

Meets  

 

Does Not Meet 

There is no expansion of the use and 

therefore no change to the solid waste or 

emergency services.   

15 Provision of usable and 

functional open spaces of 

adequate proportions, 

including needed recreational 

facilities that can reasonably 

be provided on the site 

 

 

Meets  

 

Does Not Meet 

The property has extensive outdoor 

recreation for the tenants with gardens, 

lawn areas, outside patio space and 

connection to adjacent sidewalk 

infrastructure on Lafayette Road. 

16 Adequate layout and 

coordination of on-site 

accessways and sidewalks in 

relationship to off-site existing 

or planned streets, 

accessways, bicycle paths, 

and sidewalks. 

 

 

Meets  

 

Does Not Meet 

The property has extensive outdoor 

recreation for the tenants with gardens, 

lawn areas, outside patio space and 

connection to adjacent sidewalk 

infrastructure on Lafayette Road. 

17 Demonstration that the land 

indicated on plans submitted 

with the application shall be of 

such character that it can be 

used for building purposes 

without danger to health. 

 

Meets  

 

Does Not Meet 

We have provided existing conditions 

survey showing the features of the site and 

this area is currently lawn, walkways and 

fences and will not interfere with the 

existing parking area.  

18 Adequate quantities, type or 

arrangement of landscaping 

and open space for the 

provision of visual, noise and 

air pollution buffers. 

 

 

Meets  

 

Does Not Meet 

The caretakers of the building are avid 

landscapers and gardeners and have 

extensive plantings around the property.  

There is minimal noise from the property.   

19 Compliance with applicable 

City approved design 

standards. 

 
 

Meets  

 

Does Not Meet 

ZBA and TAC approval were obtained for 

this addition and we submitted waivers for 

items not necessary for this minor site plan. 

 Other Board Findings: 
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May 28, 2024 
 
Portsmouth Technical Review Advisory Committee 
Attn: Board Members 
1 Junkins Avenue, Suite 3rd Floor 
Portsmouth, NH 03801 
 
RE: Waiver Request 2 
 Friends of Lafayette House  

413 Lafayette Road, Portsmouth, NH 
 Tax Map 230, Lot 23A 
 JBE Project No. 23036 
 
Dear Board Members, 
 
Jones & Beach Engineers, Inc. respectfully submits a Waiver Request for the above-referenced 
parcel on behalf of our client & owner, Friends of Lafayette House.  Jones & Beach respectfully 
requests a waiver for the following Articles and sub-articles of the Site Plan Regulations.   
 
Article 2, Section 2.12 Site Plan Review Agreement: 
 

1. A Site Plan Review Agreement to ensure the site is developed in accordance 
 with the approved plan shall be drafted for all approved site plans. Terms 
 and conditions of the Site Plan Review Agreement shall indicate any  
 stipulation or condition which may be necessary to secure the public health, safety, 
 and welfare and ensure compliance with all of the ordinances of the City of 
 Portsmouth, all applicable state and local regulations, and requirements of 
 the Building Code to ensure that all site development and construction is 
 completed according to the Plan approved. A security shall be provided in a 
 form and amount approved by the city. 

REASONING: This proposed expansion is a small increase in the building size and 
there are no changes to the existing utilities outside of the building. Therefore, due 
to the small nature of the change to the site, we feel this waiver is justifiable. 
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2. The Site Plan Review Agreement shall be considered fully executed when 

    the Agreement has been endorsed by the owner of the property and the 
 Planning Director, and when the security has been approved by the City 
 Attorney and placed on file with the Planning Department. 

REASONING: This proposed expansion is a small increase in the building size and 
there are no changes to the existing utilities outside of the building. Therefore, due 
to the small nature of the change to the site, we feel this waiver is justifiable. 

 
If you have any questions or need any additional information, please feel free to contact our 
office. Thank you very much for your time. 
 
Very truly yours, 
JONES & BEACH ENGINEERS, INC. 
 
 
 
Joseph Coronati 
Vice President 
 

Mobile User
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RESPONSIBILITY OF DESIGN AND COSNTRUCTION TEAMS FOR MEP: Amicable cooperation of the design and construction teams generally produces the best results for the owner.  Investment in the design by the installing contractors is also usually beneficial for the project.  Any reasonable contractor suggestions in advance of construction will be considered and/or reviewed.  Any resulting necessary (for permit or code official inspection purposes, not for as-built purposes) construction plan changes that the owner and architect approve suggested by the installing contractor shall be executed by the MEP design team without out additional charge provided they are not extensive. The MEP design is provided primarily to obtain the building permit.  If the jurisdiction did not require professionally engineered MEP plans, the project would likely be constructed as a design and build project.  Accordingly the plans are not shop drawings.  The plans are not as-built drawings.  The plans do not show every difficulty and nuance associated with what is required to install a complete system.  The contractor is responsible for installing a complete system as diagrammatically depicted on the plans.  This will likely include providing items that are not shown on the plans but required to deliver a complete system.  The plans may be considered a performance based specification. The MEP contractors must anticipate in advance of the bid and construction the requirements necessary to deliver a complete system so that there are no requests for change orders based on alleged plan omissions/errors later in the project to provide the systems already specified on the plans.  For example if an electrical switchgear room is crowded and requires more compact equipment, larger spaces, and/or other circumstances the electrical switchgear capacity specified must be installed without additional charge.  Further to this example the resolution may involve enlarging a room by design in advance of construction, considering review of different equipment or other solutions.  The design team will cooperate to the extent reasonably possible to mitigate any unanticipated circumstances to provide a complete MEP system.  However, again, no change orders shall be approved unless it is additional scope items the owner agrees to fund. It is the installing contractor responsibility to notify the design team in advance of all construction with time to react whenever there could be an issue that requires resolution to install a complete code compliant MEP system.  There are further restrictions specified in the construction documents and this narrative is by no means limiting.   Under no circumstances will re-routing of ductwork or plumbing pipes be considered a change order due to unanticipated structural interferences.  The routing of the pipes and ductwork shown on the plans is intended to anticipate the majority of structural interferences but it will not include all of them.  The entire duct or pipe system must be planned in advance to avoid re-working or re-routing of this work.  Coordination with other trades to accommodate their work is also required.  Under no circumstances will re-installation of incorrect materials for the application be considered change order, for example all exposed wiring in the garage must utilized metal conduit encased conductors and the use of NM conductors (Romex) by mistake (or even if inadvertently specified) will not be considered a change order to replace. It is recommended but not required that the MEP trades provide shop drawings in advance of construction, especially in the service entrance rooms, utility rooms, dwelling HVAC closets and other areas traditionally designed with confined spaces in wood frame multi-family dwelling structures.  It is the responsibility of the MEP contractors to notify the prime contractor where installation of their trade work may require intense cooperation with other trades such as concrete encased conductors under the first floor slab, plumbing risers turns that require dropped footings and the like in advance of the bid and construction to minimize unanticipated construction requirements to deliver a complete system. Again, cooperation, advance planning, anticipation of difficulties, suggestions, and the like will produce the best result for all concerned parties. 
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GENERAL DEMOLITION NOTES 1. THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL REQUIRED ACCESSORIES ARE FURNISHED, INSTALLED, STARTED, AND TESTED BY THE CONTRACTOR.  THE CONTRACTOR SHALL PROVIDE ALL LABOR, RENTAL EQUIPMENT, AND WORK NECESSARY TO REMOVE ALL ITEMS AT A MINIMUM THAT PERMIT THE INSTALLATION OF A NEW COMPLETE SYSTEM.  THE FIRE PROTECTION ALARM/SPRINKLER SYSTEM, IF REQUIRED, IS NOT A COMPONENT OF THIS DESIGN (UNLESS SPECIFICALLY DEPICTED) AND IT IS REMOVED AND/OR PROVIDED BY A DESIGN AND BUILD FIRE PROTECTION CONTRACTOR. 2. ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, REGISTERS, GRILLES, HVAC EQUIPMENT AND THE LIKE SHALL BE REMOVED IN AREAS WHERE NEW WORK REPLACES EXISTING SO THAT THE PREVIOUS MATERIALS ARE NEVER CONFUSED WITH OR CONSIDERED A COMPONENT OF THE NEW WORK. 3. IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS DESCRIBED IN ITEM TWO ABOVE, AND AT THE POINT OF INTERFACE, ALL EXISTING WORK SHALL BE CAPPED AND MADE SAFE. 4. ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE EPA, SUCH AS HVAC REFRIGERANT RECOVERED, OILS DELIVERED TO RECLAIM FACILITY, AND ETC. 5. ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, METAL HANGERS AND FASTENERS, CARD BOARD, AND THE LIKE.  DO NOT DISPOSE OF THESE MATERIALS IN A DUMPSTER. 6. THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY REPRESENT CHANGES TO THE DRAWINGS TO ACCOMMODATE THE INSTALLATION OF NEW WORK, IS PERFORMED WITHOUT ADDITIONAL COST TO THE OWNER.  THIS INCLUDES BUT IS NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, PLUMBING, MECHANICAL, GRADING, FIRE PROTECTION, AND OTHER CONSIDERATIONS. 7. ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL WORK MUST BE EXECUTED IN A NEAT AND WORKMANLIKE MANNER.  THE SUBCONTRACTORS AND GENERAL CONTRACTOR MUST COORDINATE WITH ALL TRADES DURING THE DEMOLITION AND CONSTRUCTION PLANNING PROCESS.  THIS CONTRACTOR MUST REVIEW ALL ASPECTS OF THEIR WORK PRIOR TO BEGINNING TO INSURE PROPER CLEARANCES AND CAPACITIES EXIST. 8. THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF OF INSURANCE INCLUSIVE OF LIMITS OF LIABILITY AND DEDUCTIBLE INFORMATION.  ALL SUBCONTRACTORS OF SUBCONTRACTORS MUST BE LICENSED AND INSURED TOO. 9. SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE DEMOLITION IN COMPLEX OR COULD AFFECT OTHER ASPECTS OF THE WORK OR THAT MAY INCLUDE SUBSTANTIAL DIFFERENCES FROM THE PLANS, INCLUSIVE OF CALCULATIONS AND OTHER ITEMS TO THE OWNER PRIOR TO COMMENCING WORK.  THE SHOP DRAWINGS MUST INCLUDE EXACT LOCATIONS, SPECIAL FITTINGS, AND VERIFICATION THAT THIS INFORMATION IS ACCURATE. 10. THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT DOCUMENTS, AND ARE OTHERWISE FAMILIAR WITH THE REQUIREMENTS NECESSARY TO COMPLETELY EXECUTE THE WORK REQUIRED TO COMPLY WITH THE DIAGRAMMATICAL WORK DEPICTED HEREIN.  FURTHER, THE CONTRACTOR WARRANTS THAT, IN POSSESSING A THOROUGH KNOWLEDGE OF THE CODE AND INDUSTRY STANDARD CONSTRUCTION PRACTICES, THE BID FOR PERFORMING THE WORK WILL CONTAIN ALLOWANCES FOR NORMAL DIFFICULTIES EXPERIENCED DURING THE CONSTRUCTION OF A BUILDING OF THIS TYPE.  MODIFICATIONS TO THE CONTRACT, WHICH DO NOT ADD VALUE TO THE PROJECT, WILL NOT BE CONSIDERED VALID. 11. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. 12. THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE RELIABLE, BUT NOT GUARANTEED.  THE CONTRACTOR IS RESPONSIBLE TO INSTALL THE CORRECT QUANTITIES OF ITEMS REQUIRED TO REMOVE AND DELIVER A COMPLETE FUNCTIONING BUILDING. 13. THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP TRADES TO INSURE THAT ALL ASPECTS OF THE WORK ARE PROPERLY REMOVED AND PROVIDED TO DELIVER A COMPLETE AND FUNCTIONING MEP SYSTEM. 14. WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST EXPENSIVE METHOD AND ADVISE THE ARCHITECT IN WRITING PRIOR TO PERFORMING ANY WORK. 
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6.The answer to some common HVAC RFI’s we receive is “no” for these questions:
6.1. The return grille is shown as low, can it be installed high above the door of the mechanical closet?
6.2. The return grille is shown ducted to the return air plenum and air handler, can this be deleted and make the mechanical closet a return plenum?
6.3. The outside air duct which brings in fresh air to each dwelling air handler may be unnecessary, can it be deleted?
6.4. Is ductboard acceptable when it is concealed and not able to be accessed completely for cleaning and thorough inspection?

ALL RFI'S MUST BE WRITTEN  BY THE MECHANICAL, ELECTRICAL AND PLUMBING TRADESMAN, OR WRITTEN BY OTHERS AND SIGNED BY THE MECHANICAL,
ELECTRICAL, AND PLUMBING TRADESMAN.  TRADESMAN MUST ACCEPT THIS RESPONSIBILITY SERIOUSLY.  RFI'S THAT APPEAR SIGNED BY TRADESMAN THAT WERE
QUESTIONS THE TRADESMAN WOULD NORMALLY KNOW, AND NOT SERIOUSLY REVIEWED WILL BE RETURNED.

ALL RFI'S MUST INCLUDE A PROPOSED NO COST RESOLUTION OR THEY WILL BE REJECTED.
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CONSTRUCTION ADMINISTRATION REQUIREMENTS: This section applies to the construction documents.  This section concerns execution of the work more so than code compliance and accordingly is not completely applicable to jurisdictional plan review. Construction administration must be organized to be successful and this plan sheet is devoted to provide instruction for the contractor to properly apply this process with the engineer of record and design team.  Please abide by the submittal format exactly and submit the products grouped as requested.  Please issue requests for information (RFI) in accordance with the instructions on this plan sheet.  RFI's and submittals out of compliance with this plan sheet may be returned requiring a corrected format.  Please do not take this construction document requirement lightly. It is in our best interest that the trade contractors are successful (profitable), after of course the primary goal of providing a code compliant design that guards the best interests of the public and the owner.   It is difficult if there is an adversarial relationship between trade contractors and design team members.  Please consider this specification an attempt to prevent wasted resources, which in addition to the protecting the public is a pledge engineers are expected to honor.   This is a positive proactive specification intended to avoid mistakes, which will make the entire project more successful. Please be reminded that the plans function as a complete design.  It is not acceptable to accept only portions of the plans.  All components of the construction documents must be executed and accepted to provide for a complete installation.  It is completely unacceptable to consider the plans as containing optional scope items, where contractors, owners, and the like decide to omit aspects of our plan requirements.  Please be reminded that the mechanical, electrical and plumbing plans are not shop drawings.  The mechanical, electrical, and plumbing plans were produced primarily to earn a building permit.   If building permit requirements did not require mechanical, electrical, and plumbing plans signed and sealed by a state licensed professional engineer, the project most likely would have become a mechanical, electrical and plumbing contractor design and build project (and these plans would not exist). Please be reminded from extensive notes listed on the leading plans sheets for mechanical, electrical, and plumbing trades clearly indicate that this is a difficult project for the architectural, structural, mechanical, plumbing and electrical trades to coordinate and interface properly.  To state the difficultly even more plainly and understandably, please consider that the plans require that: 1.  If the mechanical, electrical, and plumbing trades bid this project they are representing that the equipment is thoroughly researched, priced, taken-off examined, otherwise and proposed in their bid fits.  That is the equipment is  If the mechanical, electrical, and plumbing trades bid this project they are representing that the equipment is thoroughly researched, priced, taken-off examined, otherwise and proposed in their bid fits.  That is the equipment is spatially compatible with all other trades, inclusive of codes required, service required, otherwise, and required clearances for service and safety are all provided and accommodated. 2. If a lack of extensive pre-bid research or post bid proper advance planning and coordination (that is a requirement of the construction documents without exception) seems to be prevalent as judged by the mechanical, electrical, If a lack of extensive pre-bid research or post bid proper advance planning and coordination (that is a requirement of the construction documents without exception) seems to be prevalent as judged by the mechanical, electrical, or plumbing engineer of record than the trade contractors shall be required to provide shop drawings at no additional cost to the owner.  Further, the questions and issues that may arise during the shop drawing production process that are directed to the mechanical, electrical, or plumbing engineer judged to be counter- productive, a nuisance, “fishing for change orders”, and the like then answers by the design team shall be issued as the RFI's fishing for change orders”, and the like then answers by the design team shall be issued as the RFI's , and the like then answers by the design team shall be issued as the RFI's are inappropriate and unsuitable; returned unanswered. 3. There are often chases, wall cavities, and the like that are large enough to accommodate multiple trades and are shown on each trade plan in the same chase, wall cavity and the like.  However, if the trades do not plan ahead There are often chases, wall cavities, and the like that are large enough to accommodate multiple trades and are shown on each trade plan in the same chase, wall cavity and the like.  However, if the trades do not plan ahead (coordinate), the first trade field personnel on the project may install their work in a chase, wall cavity, and the like inefficiently such that the other trade(s) cannot install their work.  A frequent example might be a wall cavity with both a vertical pipe and a vertical 3.25 inch deep HVAC duct specifically designed to be installed in between wall studs, and the plumber arrived first and installed the pipe such that the HVAC duct cannot be installed without relocating the pipe.  This pipe must be relocated without exception.  Substantial portions of the HVAC and electrical work cannot be installed until the shingles are on the roof of a building and it is protected from rain entering the building while under construction.  The plumbing trade is not restricted in this way.  Accordingly we often see pipes that could have been installed on the edge of a chase or wall cavity installed right in the middle as if there did not have to accommodate any other trades which of course is not often true.  Often this important planning ahead and coordination is omitted against the very strong objection of the design team, and then an RFI is submitted claiming the plumbing pipe is in the way of the HVAC duct and the plans require more attention.  This is not acceptable, and RFI's of this nature shall be considered counter-productive.   A counter-productive RFI will be returned not answered and may require additional time to resolve.  The answer to the RFI in this example will likely be to relocate the pipe. 4. The mechanical and plumbing plans are frequently reviewed by licensed master HVACR mechanics and master plumbers to ensure that the wall cavities, chases, and the like include the required space to install both trades with The mechanical and plumbing plans are frequently reviewed by licensed master HVACR mechanics and master plumbers to ensure that the wall cavities, chases, and the like include the required space to install both trades with some extensive coordination that is required by the construction team.  Please consider this before submitting RFI's and other inquires when the answer is likely indicative of a failure to coordinate prior to installing mechanical, electrical and plumbing work. 5. Attention electricians: Research the sizes of the switchgear, panels, fire pump controllers and the like so that the spaces allotted on the plans are adequate to install the equipment your bid includes.  Switchgear sizes vary widely Attention electricians: Research the sizes of the switchgear, panels, fire pump controllers and the like so that the spaces allotted on the plans are adequate to install the equipment your bid includes.  Switchgear sizes vary widely : Research the sizes of the switchgear, panels, fire pump controllers and the like so that the spaces allotted on the plans are adequate to install the equipment your bid includes.  Switchgear sizes vary widely in size, and we generally utilize the smaller more compact equipment which may cost more.  The design team is often under pressure to minimize space devoted to non-revenue producing floor space such as but not limited to switchgear rooms, panel enclosures, and the like.  Coordinate with the plumber and the mechanical contractor to ensure that they do not install their work in a position that interferes with your work.  The mechanical, electrical, and plumbing design team of record sometimes experiences claims by the contractors that the switchgear does not fit.  If the project is bid, we consider this representation by the contractor that the electrical equipment is spatially compatible with all trades.   If the switchgear is submitted, again it is considered representation by the contractor that the switchgear is spatially compatible with all trades.  Plan changes after permit as a result of failure to research and plan ahead will be considered an additional service. 6. In general the plans require a complete and functional system.  The trade contractors are expected to install a complete and functioning system without exception. In general the plans require a complete and functional system.  The trade contractors are expected to install a complete and functioning system without exception. REQUESTS FOR INFORMATION HEREINAFTER REFERRED TO AS AN RFI REQUIREMENTS: 1. The RFI applicable to the trade shall be signed by the trade contractor.  Often questions that most trade contractors would know are submitted as an RFI from a non-trade entity.  The trade contractor is judged sometimes by The RFI applicable to the trade shall be signed by the trade contractor.  Often questions that most trade contractors would know are submitted as an RFI from a non-trade entity.  The trade contractor is judged sometimes by the RFI.  If the design team receives questions that the trade contractor should know and did not answer for the non-trade entity, it reflects poorly on the trade contractor.  If the non-trade entity wishes to ask a trade question and receive a design team answer, it should be submitted with the trade contractor answer so that the design team may confirm or deny the trade contractor response.  An example might be “why do we need an electric heater why do we need an electric heater in a utility space below a dwelling”, and the trade answer may be “to keep plumbing trap from freezing”.   Then the design team would confirm the RFI quickly.  An RFI not reviewed by a trade contractor may be returned without , and the trade answer may be “to keep plumbing trap from freezing”.   Then the design team would confirm the RFI quickly.  An RFI not reviewed by a trade contractor may be returned without to keep plumbing trap from freezing”.   Then the design team would confirm the RFI quickly.  An RFI not reviewed by a trade contractor may be returned without .   Then the design team would confirm the RFI quickly.  An RFI not reviewed by a trade contractor may be returned without an answer. 2. An RFI that changes the plans design slightly to reduce the cost of the project, but not compromise it, will be reviewed. An RFI that changes the plans design slightly to reduce the cost of the project, but not compromise it, will be reviewed. 3. The RFI shall always contain a thoroughly thought through recommendation/proposed solution for the design team to review.  For example, a correctly phrased RFI may read:  The ductwork shown on the plans interferes with a The RFI shall always contain a thoroughly thought through recommendation/proposed solution for the design team to review.  For example, a correctly phrased RFI may read:  The ductwork shown on the plans interferes with a structural beam, by two inches.  Is it acceptable to increase the width of the HVAC duct and reduce the depth to accommodate the beam with smooth transitions”?  An RFI that the design team may return for a proposed ?  An RFI that the design team may return for a proposed contractor solution to be reviewed may read:  the ductwork shown on the plans interferes with a structural beam, please provide a new design.  This process will expedite construction administration and reduce schedule interruptions. 4. RFI answers that result in a plan change shall be acceptable if conveyed as a sketch, narrative, or as otherwise requires the least documentation while allowing the contractors to continue construction.  Drafting RFI answers is an RFI answers that result in a plan change shall be acceptable if conveyed as a sketch, narrative, or as otherwise requires the least documentation while allowing the contractors to continue construction.  Drafting RFI answers is an as-built plan maintenance requirement which is an obligation of the construction team, not the design team. 5. When a duct size is changed in accordance with the "Duct-u-lator", for example a 14x10 to 18x8 with smooth transitions, this does not require an RFI. When a duct size is changed in accordance with the "Duct-u-lator", for example a 14x10 to 18x8 with smooth transitions, this does not require an RFI. 
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Submission of product data proposed by the contractor for use on the project (Submittals) REQUIREMENTS: General:  All submittals must identify the Project name and trade contractor that is submitting the equipment for review.  Equipment submitted must be compatible, functional and a proper application.  Equipment :  All submittals must identify the Project name and trade contractor that is submitting the equipment for review.  Equipment submitted must be compatible, functional and a proper application.  Equipment submitted shall be spatially compatible, do not submit the equipment if it will not fit in the space allotted.  The construction team is usually more experienced than the design team in the area of spatial compatibility of various mechanical, electrical, and plumbing equipment.  Any deviations from the plans must be noted in the submittal.  Any type of approval by the design team relies on the contractor submitting a code compliant and construction document compliant item.  Plan deviations submitted shall be clearly identified and only approved if specifically referred and addressed in the engineering submittal review.   Quantities and finishes will generally not be reviewed. The engineering submittal review is a double check to hopefully discover a contractor misinterpretation of the construction documents.  While this process is reliable, it is not guaranteed.  The obligation of providing a correct product is always the responsibility of the contractor, regardless of whether an engineer submittal review approval was issued. The outline below may include additional product specifications in addition to submittal format and minimum information requirements: 1. Submit the mechanical items in groups (a through l) as outlined exactly herein below: Submit the mechanical items in groups (a through l) as outlined exactly herein below: Each HVAC equipment submitted including, but not limited to, compressor bearing equipment, air handling units, furnaces, electric heaters, fans and ductless split systems shall be submitted separately and at the beginning include a schedule sheet that includes the equipment designation on plan, the nominal capacity, and the equipment model.  Do not submit HVAC equipment data sheets that can be hundreds of pages long with installation instructions and etc with each equipment model not designated or designated for example on page 44 of 241, 61 of 241, 128 of 241 and etc.  For HVAC ARI matched equipment such as a heat pump and air handler, include them both in one submittal. a. Primary HVAC equipment for dwellings and common areas, which is comprised primarily of the compressor bearing equipment complete with central fan system and all accessories associated with the primary Primary HVAC equipment for dwellings and common areas, which is comprised primarily of the compressor bearing equipment complete with central fan system and all accessories associated with the primary equipment.  All equipment shall be identified, such as for example lobby, dwelling A2, and etc. b. Refrigeration pipes, including pipe sizes that are determined by installed length, not equipment connection sizes. Refrigeration pipes, including pipe sizes that are determined by installed length, not equipment connection sizes. c. Thermostats for all equipment, including adequate stages for heat with dual stage compressor heat pump applications, auto-change-over from heat to cool as specified and required programming. Thermostats for all equipment, including adequate stages for heat with dual stage compressor heat pump applications, auto-change-over from heat to cool as specified and required programming. d. Electric heaters, with each heater thoroughly identified.  All heaters submitted are considered as represented by the contractor to be a proper application, such as ceiling cavity heaters rated for confined Electric heaters, with each heater thoroughly identified.  All heaters submitted are considered as represented by the contractor to be a proper application, such as ceiling cavity heaters rated for confined space, unit heaters with adequate space beneath them, and etc.  All heaters are required to be suitable as primary sources of heat. e. Ductless split systems Ductless split systems f. Fire protection dampers including the radiation dampers, curtain fire dampers and fire smoke dampers if applicable.  Note that the radiation dampers shall be compatible with the UL floor/ceiling assembly Fire protection dampers including the radiation dampers, curtain fire dampers and fire smoke dampers if applicable.  Note that the radiation dampers shall be compatible with the UL floor/ceiling assembly such as for example UL 521, 586 and etc.  Note UL555 is not a recognized UL floor/ceiling assembly rating, but rather a standard rating applied to fire protection dampers irrespective of the installation application. g. Ductwork accessories that include at a minimum; louvers, insulation, dampers, flex duct equipment connections, insulation, tape, duct sealing products and etc.  Ductwork insulation shall not be permitted to be Ductwork accessories that include at a minimum; louvers, insulation, dampers, flex duct equipment connections, insulation, tape, duct sealing products and etc.  Ductwork insulation shall not be permitted to be internal to the ductwork. h. Ductwork that includes metal rigid duct and construction methods Ductwork that includes metal rigid duct and construction methods i. Flexible air duct and flexible duct connector Flexible air duct and flexible duct connector j. Registers, grilles and diffusers for both dwellings and common areas.  Commercial areas always must receive non-residential/commercial products which include mitered, not stamped frames, adjustable supply Registers, grilles and diffusers for both dwellings and common areas.  Commercial areas always must receive non-residential/commercial products which include mitered, not stamped frames, adjustable supply air blades, individually made return/exhaust blades in register or grille, not an integral stamping of frame, and screw driver operated volume control devices.  Linear diffusers shall never utilize face mounted screws for mounting, include concealed fasteners. k. Fire stopping, note it is not acceptable to install multiple conduits, ducts, and especially round items through a single penetration.  Provide neatly cut, drilled or otherwise holes through rated assemblies (do Fire stopping, note it is not acceptable to install multiple conduits, ducts, and especially round items through a single penetration.  Provide neatly cut, drilled or otherwise holes through rated assemblies (do not use a hammer). l. Miscellaneous, which can include supports, identification and etc. Miscellaneous, which can include supports, identification and etc. 2. Submit the electrical equipment in groups (a through h) as outlined herein below: Submit the electrical equipment in groups (a through h) as outlined herein below: a. Switchgear that includes a shop drawing with a floor plan layout, demonstrating that all equipment is spatially compatible, accounting for required clearances especially.  If a shop drawing is not submitted the Switchgear that includes a shop drawing with a floor plan layout, demonstrating that all equipment is spatially compatible, accounting for required clearances especially.  If a shop drawing is not submitted the design team will interpret this as the contractor representing that equipment submitted will fit (spatially compatible with all trades and all coordination is completed).  The submittal must include AIC ratings and the electrical contractor is responsible for providing the minimum AIC rated equipment as specified on the plans or as required by the utility company, generally whichever is greater unless approved in writing from the engineer of record. This includes meter centers, main distribution panels, large disconnects, and fuse, circuit breaker panels, Automatic Transfer Switches.  However, certain aspects of this may be split into multiple submittal data if convenient for the electrical contractor. b. Circuit breakers, which must be coordinated with the equipment electrical ratings served.  The capacity and quantity of branch circuit breakers, fuse and the like will not be reviewed. Circuit breakers, which must be coordinated with the equipment electrical ratings served.  The capacity and quantity of branch circuit breakers, fuse and the like will not be reviewed. c. Conduits, supports, junction boxes, pull boxes and conductor encasing/protective equipment, etc. Conduits, supports, junction boxes, pull boxes and conductor encasing/protective equipment, etc. d. Switches and receptacles, lighting control panel etc. Switches and receptacles, lighting control panel etc. e. Conductors (wires) Conductors (wires) f. Lighting:  The submittal must clearly identify the light fixture and correlate to the light fixture schedule in the construction documents.  All light fixtures for a particular building must be submitted together Lighting:  The submittal must clearly identify the light fixture and correlate to the light fixture schedule in the construction documents.  All light fixtures for a particular building must be submitted together (clubhouse, apartment building, or townhouse).  Separate submittals for different building types is acceptable.  Submittal MUST indicate the following for each fixture or it may be rejected: socket/lamp type, wattage, voltage, IC rated, Airtight, if LED - is the driver integral or remote, if low voltage - is the transformer integral or remote, wet/damp rating, fire rated if applicable.  Submittal package to comply with International Energy Conservation Code. g. Fire stopping Fire stopping h. Miscellaneous Miscellaneous 3. Submit the plumbing equipment in groups (a through j) as outlined herein below:  Submit the plumbing equipment in groups (a through j) as outlined herein below:  a. Pumps: domestic booster, sump type, including controls. Pumps: domestic booster, sump type, including controls. b. Pumps: sump type, sewage ejector, sewage grinder, including controls. Pumps: sump type, sewage ejector, sewage grinder, including controls. c. Plumbing fixtures, not reviewed for appearance or finishes. Plumbing fixtures, not reviewed for appearance or finishes. d. Plumbing piping (differentiate what is to be used above vs below grade) Plumbing piping (differentiate what is to be used above vs below grade) e. Hot water heaters (DO NOT USE GRAVITY DIRECT VENT, only power direct vent {tank or tankless}, electric or electric heat pump are acceptable). Hot water heaters (DO NOT USE GRAVITY DIRECT VENT, only power direct vent {tank or tankless}, electric or electric heat pump are acceptable). f. Backflow preventers, Check valves, ball valves, backwater valves, etc Backflow preventers, Check valves, ball valves, backwater valves, etc g. Separators: Oil, Sand, or Grease, including traffic rated cover if applicable Separators: Oil, Sand, or Grease, including traffic rated cover if applicable h. Drains: including roof, floor, interior, exterior, trench at garage entrances, emergency and etc. Drains: including roof, floor, interior, exterior, trench at garage entrances, emergency and etc. i. Fire stopping  Fire stopping  j. Miscellaneous Miscellaneous Other non-MEP product submissions that should be issued to the MEP engineer of record for review include but are not limited to: 1. Fireplaces, gas or electric.  All gas fired fireplaces shall be direct vent without exception. Fireplaces, gas or electric.  All gas fired fireplaces shall be direct vent without exception. 2. Appliances, especially dryers to confirm vent lengths and gas fired ranges with gas input rating. Appliances, especially dryers to confirm vent lengths and gas fired ranges with gas input rating. 3. Elevators if applicable, inclusive of especially the electrical requirements and environmental conditions to be maintained in the shaft and elevator machine room.  If the elevator shaft is to be conditioned, it Elevators if applicable, inclusive of especially the electrical requirements and environmental conditions to be maintained in the shaft and elevator machine room.  If the elevator shaft is to be conditioned, it must be insulated where walls or roof separate the cab travel from the exterior (not an inside wall). 4. Fire Pumps, Jockey Pumps, Fire Pump/Jockey Controllers for electrical coordination. Fire Pumps, Jockey Pumps, Fire Pump/Jockey Controllers for electrical coordination. 5. Commercial Kitchen Equipment & appliances if applicable. Commercial Kitchen Equipment & appliances if applicable. Product data submitted for use on this project which is out of compliance with the above written requirements shall likely be returned for further work before it is reviewed.  This especially includes the format.  If the electric heaters are submitted with the louvers, for example, it may be returned as not reviewed.  Then the louvers would need to be included with duct accessories.  
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The incorrect plumbing work installed blocks the HVAC work from being installed.  When this happens our offices may receive an RFI.  Our answer is to relocate the pipes as per plan.  This example is crystal clear, but often there is 3' of wall space to install half a  dozen vertical pipes (which can easily be installed on one stud bay), and a vertical HVAC duct 12” wide in the other stud bay.  If the   wide in the other stud bay.  If the  plans are overlaid the plumbing and mechanical work may clash, but it is possible to install the work without violating the design  concept, as the plans are conceptual.  This construction document sheet is an attempt to graphically portray how important it is to  plan ahead when working with conceptual plans.  Otherwise contractor shop drawings, which are expensive may become a requirement.  
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HVAC & PLUMBING  PLANS, ABBREVIATED SCALE: NO SCALE
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AS MAY BE INSTALLED  WITHOUT COORDINATION WHICH RESULTS IN RFI SCALE: NO SCALE
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EXAMPLES OF WHAT WE ARE TRYING TO AVOID, PLAN AHEAD
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PLANS SHOWN ON THIS SHEET ARE EXAMPLES OF MEP PLANS AND ARE NOT TO BE USED AS FLOOR PLANS, BUT TO ENCOURAGE COORDINATION AND PLANNING.  THIS SAME PLAN SHEET IS USED ON EVERY JOB.
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HVAC PLANS,  ABBREVIATED SCALE: NO SCALE
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PIPES SHOULD HAVE BEEN INSTALLED TO LEFT SO HVAC TRUNK DUCT CAN BE INSTALLED
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PIPE BLOCKS RETURN AND SUPPLY TRUNK DUCT, SHOULD HAVE BEEN INSTALLED TO LEFT
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PROJECT COMMISSIONING Mechanical, HVAC: All HVAC systems with moving parts shall be installed and started up in strict accordance with the published installation and start up instructions published by the manufacturer and documented in writing accordingly. Split system and package HVAC systems capacity five tons and less, provide a single start-up and installation page that includes but may not be limited to the information listed below: System information: 1. System designation on the plans System designation on the plans 2. Dwelling (each, so if 200 dwellings, here are 200 of these reports minimum, list unit number with level it is on) served, or common area served (such as leasing, club or etc.). Dwelling (each, so if 200 dwellings, here are 200 of these reports minimum, list unit number with level it is on) served, or common area served (such as leasing, club or etc.). 3. Equipment model numbers, air handler, furnace, compressor section, furnace coil, auxiliary heat as applicable minimum.  Also, list thermostat model. Equipment model numbers, air handler, furnace, compressor section, furnace coil, auxiliary heat as applicable minimum.  Also, list thermostat model. 4. Date of installation, date of start-up, and person(s) starting up the equipment Date of installation, date of start-up, and person(s) starting up the equipment 5. Size and approximate installed length of refrigeration pipes Size and approximate installed length of refrigeration pipes 6. Confirm that return air conveyance system is ducted from grille to air handler Confirm that return air conveyance system is ducted from grille to air handler 7. Confirm that outside air intake duct (where natural ventilation is not used) includes a volume damper and motorized damper interlocked with the air handler and if applicable carbon dioxide sensor. Confirm that outside air intake duct (where natural ventilation is not used) includes a volume damper and motorized damper interlocked with the air handler and if applicable carbon dioxide sensor. 8. Confirm that all rated assemblies inside the mechanical closet are protected. Confirm that all rated assemblies inside the mechanical closet are protected. System operation: 1. Confirm that the air handler is set to 400 cfm per ton, do not leave the factory 3 ton air handler setting for a 1.5 ton system. Confirm that the air handler is set to 400 cfm per ton, do not leave the factory 3 ton air handler setting for a 1.5 ton system. 2. Confirm that the outside air (that is ducted to return plenum) is balanced to 30 cfm for one bedroom, 45 cfm for two bedroom and 60 cfm for a three bedroom dwelling. Confirm that the outside air (that is ducted to return plenum) is balanced to 30 cfm for one bedroom, 45 cfm for two bedroom and 60 cfm for a three bedroom dwelling. 3. Confirm that all wall caps serving the dwelling seal tightly, and operate correctly Confirm that all wall caps serving the dwelling seal tightly, and operate correctly 4. Confirm that the refrigeration pipes have been leak tested Confirm that the refrigeration pipes have been leak tested 5. Record weight and type of refrigerant used to charge the system. Record weight and type of refrigerant used to charge the system. 6. Record the ambient conditions and record the interior conditions prior to start up. Record the ambient conditions and record the interior conditions prior to start up. 7. Record the inlet return air temperature and relative humidity Record the inlet return air temperature and relative humidity 8. Record the supply air discharge temperature at the refrigeration coil discharge. Record the supply air discharge temperature at the refrigeration coil discharge. 9. Record the supply air temperature out of the supply outlets in the occupied space. Record the supply air temperature out of the supply outlets in the occupied space. 10. Record the amps of the blower fan and compressor. Record the amps of the blower fan and compressor. 11. Record the refrigeration pressures and temperatures with the return air and supply air temperatures, plus outdoor temperatures. Record the refrigeration pressures and temperatures with the return air and supply air temperatures, plus outdoor temperatures. 12. Record the space temperature, relative humidity and thermostat setting after a week of operation.  Record any room temperatures that are more than 4'F different than the thermostat setting. Record the space temperature, relative humidity and thermostat setting after a week of operation.  Record any room temperatures that are more than 4'F different than the thermostat setting. Note the system information and start up documentation prescribed herein above is by no means limiting.  The equipment manufacturer may require further work and this shall all be recorded.  Any system results (measurements) that are outside of the parameters published by the equipment manufacturer shall be corrected by adjustment or system modifications as may be required without cost to the owner, prime contractor or the like. Submit all the system information and start-up operation on a single sheet of paper or pdf for all dwellings.  These will be checked for repeatability by the building management/ownership or the engineer by selecting a few dwellings or common area systems at random and checking them for the same information specified above.  Should a significant discrepancy exist, then all equipment will be re-commissioned as directed by the engineer without additional charge to the owner, prime contractor or the like.  Then the process shall begin again.   Any deviation from this specification for commissioning shall be considered a violation of the construction documents.

AutoCAD SHX Text
PLANS SHOWN ON THIS SHEET ARE EXAMPLES OF MEP PLANS AND ARE NOT TO BE USED AS FLOOR PLANS, BUT TO ENCOURAGE COORDINATION AND PLANNING.  THIS SAME PLAN SHEET IS USED ON EVERY JOB.
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THIS PROJECT IS NOT A DESIGN AND BUILD PROJECT FOR HVAC (MECHANICAL), PLUMBING, AND ELECTRICAL AS OTHERWISE THIS PLAN SHEET WOULD BE OMITTED.  THIS PROJECT IS A DESIGN AND BUILD FOR FIRE PROTECTION (SPRINKLER/SUPPRESSION AND ALARM) AS MANDATED BY CODE.  ALL OTHER ASPECTS OF THE PROJECT SUCH AS AUDIO, SECURITY, ALARM, VIDEO, CABLE, TELEPHONE AND THE LIKE RELATED TO MEP TRADES THAT DO NOT REQUIRE PLANS TO BE SUBMITTED FOR PERMIT ARE NOT PART OF THIS PLAN SET AND ARE DESIGN AND BUILD BY OTHERS.
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CONTRACTORS, PLEASE DO NOT IGNORE THIS PLAN SHEET.  IT IS PINACLE NOT IGNORE THIS PLAN SHEET.  IT IS PINACLE  IGNORE THIS PLAN SHEET.  IT IS PINACLE TO THE SUCCESS OF THIS PROJECT.
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EVERY TRADE IS OBLIGATED TO COMPLY WITH ALL ASPECTS OF ALL PLAN SHEETS.  THAT IS FOR EXAMPLE, WHERE A REQUIREMENT ON THE PLUMBING PLANS IS SHOWN ON THE ARCHITECTURAL PLANS, THE PLUMBER MUST COMPLY WITH THAT REQUIREMENT, EVEN IF IT IS NOT SHOWN ON THE PLUMBING PLANS.
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PROPOSED INTERIOR FLOOR PLAN REVISIONS
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AVOID INTERRUPTING POWER TO LIGHT POLE
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EXISTING BOILER ROOM
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WATER SERVICE ENTRANCE
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PROPOSED ADDITION 27'x22'
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IN EXCESS OF 40'
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EXISTING LIGHT POLE, NOT IMPACTED, 4' CLEAR OF ADDITION
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EDGE OF PAVEMENT
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ADJACENT PROPERTY NOT IMPACTED.
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EDGE OF PAVEMENT
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DRIVEWAY SERVING THREE BUILDINGS
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ADJACENT PROPERTY NOT IMPACTED.
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HVAC & ELECT
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ADJACENT PROPERTY NOT IMPACTED.
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SIDE WALK
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LAFAYETTE ROAD (ROUTE 1)
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ADJACENT PROPERTY ACCESS ON ANDREW JARVIS DRIVE NOT IMPACTED.
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ANDREW JARVIS DRIVE
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WALK TO STREET
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DESCRIPTION OF WORK: ADD A ONE LEVEL SLAB ON GRADE APARTMENT DWELLING FOR LIVE ON SITE CARE GIVERS, COMPLETE WITH LAUNDRY, HEAT PUMP AIR CONDITIONERS, AND STORAGE ATTIC.  APARTMENT IS 22'x27' EXTERIOR DIMENSION, 594 SQ.FT. GROSS.  SOME MINOR INTERIOR WORK IS REQUIRED FOR ACCESS FROM THE INTERIOR.  THE EXISTING BOILER ROOM SYSTEMS FOR HOT WATER RADIATION SPACE HEATING AND DOMESTIC HWS/CWS ARE UTILIZED TO SERVE THE ADDITION WITHOUT INCREASING CAPACITIES.
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SHEET INDEX S-1  SITE PLAN & COVER SHEET SITE PLAN & COVER SHEET A-1  FLOOR PLAN FLOOR PLAN A-2  FLOOR PLAN FLOOR PLAN M-1  MECHANICAL NOTES & DETAILS MECHANICAL NOTES & DETAILS M-2  FLOOR PLAN FLOOR PLAN E-1  ELECTRICAL NOTES & DETAILS ELECTRICAL NOTES & DETAILS E-2  ELECTRICAL PLANS ELECTRICAL PLANS P-1   PLUMBING NOTES & LEGEND   PLUMBING NOTES & LEGEND PLUMBING NOTES & LEGEND P-2   PLUMBING DETAILS & RISERS   PLUMBING DETAILS & RISERS PLUMBING DETAILS & RISERS P-3   FLOOR PLAN  FLOOR PLANFLOOR PLAN
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CODES 2015 IMC IMC 2015 IECC IECC 2015 IPC IPC 2015 IBC IBC 2017 NECNEC
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TWO EXISTING 200A ELECTRIC CIRCUIT BREAKER PANELS
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NEW 125A ELECTRIC SUB-PANEL TO SERVE NEW ADDITION (150A PANEL, 125A BREAKER)
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POSSIBLE PATH OF GAS AND WATER UTILITIES, RELOCATION MAY BE REQUIRED
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RESPONSIBILITY OF DESIGN AND CONSTRUCTION TEAMS: Amicable cooperation of the design and construction teams generally produces the best results for the owner.  Investment in the design by the installing contractors is also usually beneficial for the project.  Any reasonable contractor suggestions in advance of construction will be considered and/or reviewed.  Any resulting necessary (for permit or code official inspection purposes, not for as-built purposes) construction plan changes that the owner and architect approve suggested by the installing contractor shall be executed by the design team without additional charge provided they are not extensive. The design is provided primarily to obtain the building permit.  If the jurisdiction did not require professionally engineered plans, the project would likely be constructed as a design and build project.  Accordingly the plans are not shop drawings.  The plans are not as-built drawings.  The plans do not show every difficulty and nuance associated with what is required to install a complete system.  The contractor is responsible for installing a complete system as diagrammatically depicted on the plans.  This will likely include providing items that are not shown on the plans but required to deliver a complete system.  The plans may be considered a performance based specification. The contractors must anticipate in advance of the bid and construction the requirements necessary to deliver a complete system so that there are no requests for change orders based on alleged plan omissions/errors later in the project to provide the systems already specified on the plans.  For example if an electrical switchgear room is crowded and requires more compact equipment, larger spaces, and/or other circumstances the electrical switchgear capacity specified must be installed without additional charge.  Further to this example the resolution may involve enlarging a room by design in advance of construction, considering review of different equipment or other solutions.  The design team will cooperate to the extent reasonably possible to mitigate any unanticipated circumstances to provide a complete system.  However, again, no change orders shall be approved unless it is additional scope items the owner agrees to fund. It is the installing contractors responsibility to notify the design team in advance of all construction with time to react whenever there could be an issue that requires resolution to install a complete code compliant system.  There are further restrictions specified in the construction documents and this narrative is by no means limiting.   Under no circumstances will re-routing of ductwork, plumbing pipes, or the like be considered a change order due to unanticipated interferences.  The routing of the pipes and ductwork shown on the plans is intended to anticipate the majority of structural interferences but it will not include all of them.  The entire duct or pipe system must be planned in advance to avoid re-working or re-routing of this work.  Coordination with other trades to accommodate their work is also required.  Under no circumstances will re-installation of incorrect materials for the application be considered change order, for example all exposed wiring in the boiler room must utilize metal conduit encased conductors and the use of NM conductors (Romex) by mistake (or even if inadvertently specified) will not be considered a change order to replace. It is recommended but not required that the trades provide shop drawings in advance of construction, especially in the service entrance rooms, utility rooms, and other areas traditionally designed with confined spaces in wood frame multi-family dwelling structures.  It is the responsibility of the contractors to notify the prime contractor where installation of their trade work may require intense cooperation with other trades such as concrete encased conductors under the first floor slab, plumbing risers turns that require dropped footings and the like in advance of the bid and construction to minimize unanticipated construction requirements to deliver a complete system. Again, cooperation, advance planning, anticipation of difficulties, suggestions, and the like will produce the best result for all concerned parties. 
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GENERAL DEMOLITION NOTES 1. THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL REQUIRED ACCESSORIES ARE FURNISHED, INSTALLED, STARTED, AND TESTED BY THE CONTRACTOR.  THE CONTRACTOR SHALL PROVIDE ALL LABOR, RENTAL EQUIPMENT, AND WORK NECESSARY TO REMOVE ALL ITEMS AT A MINIMUM THAT PERMIT THE INSTALLATION OF A NEW COMPLETE SYSTEM.  THE FIRE PROTECTION ALARM/SPRINKLER SYSTEM, IF REQUIRED, IS NOT A COMPONENT OF THIS DESIGN (UNLESS SPECIFICALLY DEPICTED) AND IT IS REMOVED AND/OR PROVIDED BY A DESIGN AND BUILD FIRE PROTECTION CONTRACTOR. 2. ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, REGISTERS, GRILLES, HVAC EQUIPMENT AND THE LIKE SHALL BE REMOVED IN AREAS WHERE NEW WORK REPLACES EXISTING SO THAT THE PREVIOUS MATERIALS ARE NEVER CONFUSED WITH OR CONSIDERED A COMPONENT OF THE NEW WORK. 3. IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS DESCRIBED IN ITEM TWO ABOVE, AND AT THE POINT OF INTERFACE, ALL EXISTING WORK SHALL BE CAPPED AND MADE SAFE. 4. ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE EPA, SUCH AS HVAC REFRIGERANT RECOVERED, OILS DELIVERED TO RECLAIM FACILITY, AND ETC. 5. ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, METAL HANGERS AND FASTENERS, CARD BOARD, AND THE LIKE.  DO NOT DISPOSE OF THESE MATERIALS IN A DUMPSTER. 6. THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY REPRESENT CHANGES TO THE DRAWINGS TO ACCOMMODATE THE INSTALLATION OF NEW WORK, IS PERFORMED WITHOUT ADDITIONAL COST TO THE OWNER.  THIS INCLUDES BUT IS NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, PLUMBING, MECHANICAL, GRADING, FIRE PROTECTION, AND OTHER CONSIDERATIONS. 7. ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL WORK MUST BE EXECUTED IN A NEAT AND WORKMANLIKE MANNER.  THE SUBCONTRACTORS AND GENERAL CONTRACTOR MUST COORDINATE WITH ALL TRADES DURING THE DEMOLITION AND CONSTRUCTION PLANNING PROCESS.  THIS CONTRACTOR MUST REVIEW ALL ASPECTS OF THEIR WORK PRIOR TO BEGINNING TO INSURE PROPER CLEARANCES AND CAPACITIES EXIST. 8. THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF OF INSURANCE INCLUSIVE OF LIMITS OF LIABILITY AND DEDUCTIBLE INFORMATION.  ALL SUBCONTRACTORS OF SUBCONTRACTORS MUST BE LICENSED AND INSURED TOO. 9. SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE DEMOLITION IN COMPLEX OR COULD AFFECT OTHER ASPECTS OF THE WORK OR THAT MAY INCLUDE SUBSTANTIAL DIFFERENCES FROM THE PLANS, INCLUSIVE OF CALCULATIONS AND OTHER ITEMS TO THE OWNER PRIOR TO COMMENCING WORK.  THE SHOP DRAWINGS MUST INCLUDE EXACT LOCATIONS, SPECIAL FITTINGS, AND VERIFICATION THAT THIS INFORMATION IS ACCURATE. 10. THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT DOCUMENTS, AND ARE OTHERWISE FAMILIAR WITH THE REQUIREMENTS NECESSARY TO COMPLETELY EXECUTE THE WORK REQUIRED TO COMPLY WITH THE DIAGRAMMATICAL WORK DEPICTED HEREIN.  FURTHER, THE CONTRACTOR WARRANTS THAT, IN POSSESSING A THOROUGH KNOWLEDGE OF THE CODE AND INDUSTRY STANDARD CONSTRUCTION PRACTICES, THE BID FOR PERFORMING THE WORK WILL CONTAIN ALLOWANCES FOR NORMAL DIFFICULTIES EXPERIENCED DURING THE CONSTRUCTION OF A BUILDING OF THIS TYPE.  MODIFICATIONS TO THE CONTRACT, WHICH DO NOT ADD VALUE TO THE PROJECT, WILL NOT BE CONSIDERED VALID. 11. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. 12. THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE RELIABLE, BUT NOT GUARANTEED.  THE CONTRACTOR IS RESPONSIBLE TO INSTALL THE CORRECT QUANTITIES OF ITEMS REQUIRED TO REMOVE AND DELIVER A COMPLETE FUNCTIONING BUILDING. 13. THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP TRADES TO INSURE THAT ALL ASPECTS OF THE WORK ARE PROPERLY REMOVED AND PROVIDED TO DELIVER A COMPLETE AND FUNCTIONING MEP SYSTEM. 14. WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST EXPENSIVE METHOD AND ADVISE THE ARCHITECT IN WRITING PRIOR TO PERFORMING ANY WORK. 
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   GENERAL CONSTRUCTION NOTES GENERAL CONSTRUCTION NOTES 1. THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL REQUIRED ACCESSORIES ARE FURNISHED, INSTALLED, STARTED, AND TESTED BY THE CONTRACTOR.  THE CONTRACTOR SHALL PROVIDE ALL MATERIALS, EQUIPMENT, LABOR, AND SUPERVISION TO DELIVER A COMPLETE SYSTEM.  THE FIRE PROTECTION ALARM/SPRINKLER SYSTEM, IF REQUIRED, IS NOT A COMPONENT OF THIS DESIGN (UNLESS SPECIFICALLY DEPICTED) AND IT IS PROVIDED BY A DESIGN AND BUILD FIRE PROTECTION CONTRACTOR. 2. THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO PROPERLY INTERFACE THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY REPRESENT CHANGES TO THE DRAWINGS TO ACCOMMODATE THE INSTALLATION OF THIS WORK, IS PERFORMED WITHOUT ADDITIONAL COST TO THE OWNER.  THIS INCLUDES BUT IS NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, PLUMBING, MECHANICAL, GRADING, FIRE PROTECTION, AND OTHER CONSIDERATIONS. 3. ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL WORK MUST BE EXECUTED IN A NEAT AND WORKMANLIKE MANNER.  THE SUBCONTRACTORS AND GENERAL CONTRACTOR MUST COORDINATE WITH ALL TRADES DURING THE CONSTRUCTION PROCESS.  THIS CONTRACTOR MUST REVIEW ALL ASPECTS OF THEIR WORK PRIOR TO INSTALLATION TO ENSURE PROPER CLEARANCES AND CAPACITIES EXIST. 4. THE CONTRACTOR MUST BE LICENSED AND ENSURED IN THE COUNTY AND STATE AS APPLICABLE.  THE CONTRACTOR MUST BE LICENSED AND ENSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF OF INSURANCE INCLUSIVE OF LIMITS OF LIABILITY AND DEDUCTIBLE INFORMATION.  ALL SUBCONTRACTORS OF SUBCONTRACTORS MUST BE LICENSED AND ENSURED TOO. 5. SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE THE CONTRACTOR INTENDS TO INSTALL WORK THAT INCLUDES SUBSTANTIAL DIFFERENCES FROM THE PLANS, INCLUSIVE OF CALCULATIONS AND OTHER ITEMS TO THE OWNER PRIOR TO COMMENCING WORK.  THE SHOP DRAWINGS MUST INCLUDE EXACT LOCATIONS, SPECIAL FITTINGS, AND VERIFICATION THAT THIS INFORMATION IS ACCURATE. 6. THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT DOCUMENTS, AND ARE OTHERWISE FAMILIAR WITH THE REQUIREMENTS NECESSARY TO COMPLETELY EXECUTE THE WORK REQUIRED TO COMPLY WITH THE DIAGRAMMATICAL WORK DEPICTED HEREIN.  FURTHER, THE CONTRACTOR WARRANTS THAT, IN POSSESSING A THOROUGH KNOWLEDGE OF THE CODE AND INDUSTRY STANDARD CONSTRUCTION PRACTICES, THE BID FOR PERFORMING THE WORK WILL CONTAIN ALLOWANCES FOR NORMAL DIFFICULTIES EXPERIENCED DURING THE CONSTRUCTION OF A BUILDING OF THIS TYPE.  MODIFICATIONS TO THE CONTRACT, WHICH DO NOT ADD VALUE TO THE PROJECT, WILL NOT BE CONSIDERED VALID. 7. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. 8. WHERE THE CONTRACTOR FURNISHES CERTAIN MODELS OR PROTOTYPES OF DESIGN SPECIFIED WHERE THE CONTRACTOR FURNISHES CERTAIN MODELS OR PROTOTYPES OF DESIGN SPECIFIED ON THE DRAWINGS, SUBMITTAL DATA IS NOT NECESSARY.  SIMPLY NOTIFY THE OWNER IN WRITING THAT THE SPECIFIED ITEM WILL BE USED AND PROCEED WITH THE WORK.  IF EQUAL DEVIATIONS FROM THE SPECIFIED PRODUCT ARE UTILIZED, THE PRODUCT DATA MUST BE SUBMITTED TO THE OWNER FOR APPROVAL.  IT IS THE INTENT OF THE DESIGN TO MAKE A COMPETITIVE BID.  EQUAL PRODUCTS WILL BE CONSIDERED AS SUBMITTED. 9. ALL SYSTEMS SHALL BE BALANCED IN ACCORDANCE WITH INDUSTRY ACCEPTED STANDARDS AND ALL SYSTEMS SHALL BE BALANCED IN ACCORDANCE WITH INDUSTRY ACCEPTED STANDARDS AND CODE REQUIREMENTS.  ALL ELECTRICAL PHASES FOR THREE PHASE SERVICE SHALL BE BALANCED, AIR DISTRIBUTION SYSTEMS SHALL BE BALANCED, AND ALL OTHER APPLICABLE MEP SYSTEMS SHALL BE PROPERLY COMMISSIONED AND BALANCED. 10. ALL MEP SYSTEMS SHALL PROVIDE FOR NO POOLING OF WATER TO THE EXTENT POSSIBLE.  ALL MEP SYSTEMS SHALL PROVIDE FOR NO POOLING OF WATER TO THE EXTENT POSSIBLE.  THE SAFE PANS, DRAIN PANS, AND CONDENSER PADS SHALL ALL SLOPE TO AVOID POOLS OF WATER.  IT IS ACCEPTABLE TO HAVE A 1/8” DEPTH POOL OF WATER IN CONDENSATE PANS  DEPTH POOL OF WATER IN CONDENSATE PANS DURING COOLING OPERATION. 11. ALL ACCESS PANELS SHALL BE LABELED BY THE TRADE THAT RECEIVES THE BENEFIT OF THE ALL ACCESS PANELS SHALL BE LABELED BY THE TRADE THAT RECEIVES THE BENEFIT OF THE ACCESS PANEL.  THE BUILDER PROVIDES MANY ACCESS DOORS FOR PLUMBING CLEANOUTS OR FIRE DAMPERS, BUT THE PLUMBER OR HVAC CONTRACTOR SHALL PROVIDE THE LABEL.  THE LABEL SHALL BE WITH 3/8” HEIGHT LETTERS ON NON CARDBOARD OR PAPER TYPE MATERIAL,  HEIGHT LETTERS ON NON CARDBOARD OR PAPER TYPE MATERIAL, PERMANENTLY AFFIXED TO THE ACCESS DOOR. DUCT ACCESS DOORS INSTALLED IN DUCTWORK SHALL BE MADE AND LABELED BY THE HVAC CONTRACTOR. 12. THE FIRE DAMPERS THAT PENETRATE THE CEILING ON THE DISCHARGE OF THE AIR HANDLER THE FIRE DAMPERS THAT PENETRATE THE CEILING ON THE DISCHARGE OF THE AIR HANDLER SHALL BE INSTALLED IN STRICT ACCORDANCE WITH THE INSTALLATION INSTRUCTIONS PUBLISHED BY THE MANUFACTURER.  SUBMIT THE ILLUSTRATION OF THE INSTALLATION IN THE INSTRUCTIONS PRIOR TO CONSTRUCTION AND THAT WILL SUFFICE AS THE DETAIL.  THE DAMPER SHALL BE INSTALLED IN A SLEEVE WITHIN SIX INCHES OF THE PLANE OF THE CEILING AT A MINIMUM, COMPLETE WITH A DUCT ACCESS DOOR.  13. THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE RELIABLE, BUT NOT GUARANTEED.  THE CONTRACTOR IS RESPONSIBLE TO INSTALL THE CORRECT QUANTITIES OF ITEMS REQUIRED TO DELIVER A COMPLETE FUNCTIONING BUILDING. 14. THIS PROJECT HAS AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE THIS PROJECT HAS AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP TRADES TO ENSURE THAT ALL ASPECTS OF THE WORK ARE PROVIDED TO DELIVER A COMPLETE AND FUNCTIONING MEP SYSTEM. 15. WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST EXPENSIVE METHOD AND ADVISE THE ARCHITECT IN WRITING PRIOR TO PERFORMING ANY WORK. 
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RESPONSIBILITY OF DESIGN AND CONSTRUCTION TEAMS FOR MEP: AMICABLE COOPERATION OF THE DESIGN AND CONSTRUCTION TEAMS GENERALLY PRODUCES THE BEST RESULTS FOR THE OWNER.  INVESTMENT IN THE DESIGN BY THE INSTALLING CONTRACTORS IS ALSO USUALLY BENEFICIAL FOR THE PROJECT.  ANY REASONABLE CONTRACTOR SUGGESTIONS IN ADVANCE OF CONSTRUCTION WILL BE CONSIDERED AND/OR REVIEWED.  ANY RESULTING NECESSARY (FOR PERMIT OR CODE OFFICIAL INSPECTION PURPOSES, NOT FOR AS-BUILT PURPOSES) CONSTRUCTION PLAN CHANGES THAT THE OWNER AND ARCHITECT APPROVE SUGGESTED BY THE INSTALLING CONTRACTOR SHALL BE EXECUTED BY THE MEP DESIGN TEAM WITHOUT OUT ADDITIONAL CHARGE PROVIDED THEY ARE NOT EXTENSIVE. THE MEP DESIGN IS PROVIDED PRIMARILY TO OBTAIN THE BUILDING PERMIT.  IF THE JURISDICTION DID NOT REQUIRE PROFESSIONALLY ENGINEERED MEP PLANS, THE PROJECT WOULD LIKELY BE CONSTRUCTED AS A DESIGN AND BUILD PROJECT.  ACCORDINGLY THE PLANS ARE NOT SHOP DRAWINGS.  THE PLANS ARE NOT AS-BUILT DRAWINGS.  THE PLANS DO NOT SHOW EVERY DIFFICULTY AND NUANCE ASSOCIATED WITH WHAT IS REQUIRED TO INSTALL A COMPLETE SYSTEM.  THE CONTRACTOR IS RESPONSIBLE FOR INSTALLING A COMPLETE SYSTEM AS DIAGRAMMATICALLY DEPICTED ON THE PLANS.  THIS WILL LIKELY INCLUDE PROVIDING ITEMS THAT ARE NOT SHOWN ON THE PLANS BUT REQUIRED TO DELIVER A COMPLETE SYSTEM.  THE PLANS MAY BE CONSIDERED A PERFORMANCE BASED SPECIFICATION. THE MEP CONTRACTORS MUST ANTICIPATE IN ADVANCE OF THE BID AND CONSTRUCTION THE REQUIREMENTS NECESSARY TO DELIVER A COMPLETE SYSTEM SO THAT THERE ARE NO REQUESTS FOR CHANGE ORDERS BASED ON ALLEGED PLAN OMISSIONS/ERRORS LATER IN THE PROJECT TO PROVIDE THE SYSTEMS ALREADY SPECIFIED ON THE PLANS.  FOR EXAMPLE IF AN ELECTRICAL SWITCHGEAR ROOM IS CROWDED AND REQUIRES MORE COMPACT EQUIPMENT, LARGER SPACES, AND/OR OTHER CIRCUMSTANCES THE ELECTRICAL SWITCHGEAR CAPACITY SPECIFIED MUST BE INSTALLED WITHOUT ADDITIONAL CHARGE.  FURTHER TO THIS EXAMPLE THE RESOLUTION MAY INVOLVE ENLARGING A ROOM BY DESIGN IN ADVANCE OF CONSTRUCTION, CONSIDERING REVIEW OF DIFFERENT EQUIPMENT OR OTHER SOLUTIONS.  THE DESIGN TEAM WILL COOPERATE TO THE EXTENT REASONABLY POSSIBLE TO MITIGATE ANY UNANTICIPATED CIRCUMSTANCES TO PROVIDE A COMPLETE MEP SYSTEM.  HOWEVER, AGAIN, NO CHANGE ORDERS SHALL BE APPROVED UNLESS IT IS ADDITIONAL SCOPE ITEMS THE OWNER AGREES TO FUND. IT IS THE INSTALLING CONTRACTOR RESPONSIBILITY TO NOTIFY THE DESIGN TEAM IN ADVANCE OF ALL CONSTRUCTION WITH TIME TO REACT WHENEVER THERE COULD BE AN ISSUE THAT REQUIRES RESOLUTION TO INSTALL A COMPLETE CODE COMPLIANT MEP SYSTEM.  THERE ARE FURTHER RESTRICTIONS SPECIFIED IN THE CONSTRUCTION DOCUMENTS AND THIS NARRATIVE IS BY NO MEANS LIMITING.   UNDER NO CIRCUMSTANCES WILL RE-ROUTING OF DUCTWORK OR PLUMBING PIPES BE CONSIDERED A CHANGE ORDER DUE TO UNANTICIPATED STRUCTURAL INTERFERENCES.  THE ROUTING OF THE PIPES AND DUCTWORK SHOWN ON THE PLANS IS INTENDED TO ANTICIPATE THE MAJORITY OF STRUCTURAL INTERFERENCES BUT IT WILL NOT INCLUDE ALL OF THEM.  THE ENTIRE DUCT OR PIPE SYSTEM MUST BE PLANNED IN ADVANCE TO AVOID RE-WORKING OR RE-ROUTING OF THIS WORK.  COORDINATION WITH OTHER TRADES TO ACCOMMODATE THEIR WORK IS ALSO REQUIRED.  UNDER NO CIRCUMSTANCES WILL RE-INSTALLATION OF INCORRECT MATERIALS FOR THE APPLICATION BE CONSIDERED CHANGE ORDER, FOR EXAMPLE ALL EXPOSED WIRING IN THE GARAGE MUST UTILIZED METAL CONDUIT ENCASED CONDUCTORS AND THE USE OF NM CONDUCTORS (ROMEX) BY MISTAKE (OR EVEN IF INADVERTENTLY SPECIFIED) WILL NOT BE CONSIDERED A CHANGE ORDER TO REPLACE. IT IS RECOMMENDED BUT NOT REQUIRED THAT THE MEP TRADES PROVIDE SHOP DRAWINGS IN ADVANCE OF CONSTRUCTION, ESPECIALLY IN THE SERVICE ENTRANCE ROOMS, UTILITY ROOMS, DWELLING HVAC CLOSETS AND OTHER AREAS TRADITIONALLY DESIGNED WITH CONFINED SPACES IN WOOD FRAME MULTI-FAMILY DWELLING STRUCTURES.  IT IS THE RESPONSIBILITY OF THE MEP CONTRACTORS TO NOTIFY THE PRIME CONTRACTOR WHERE INSTALLATION OF THEIR TRADE WORK MAY REQUIRE INTENSE COOPERATION WITH OTHER TRADES SUCH AS CONCRETE ENCASED CONDUCTORS UNDER THE FIRST FLOOR SLAB, PLUMBING RISERS TURNS THAT REQUIRE DROPPED FOOTINGS AND THE LIKE IN ADVANCE OF THE BID AND CONSTRUCTION TO MINIMIZE UNANTICIPATED CONSTRUCTION REQUIREMENTS TO DELIVER A COMPLETE SYSTEM. AGAIN, COOPERATION, ADVANCE PLANNING, ANTICIPATION OF DIFFICULTIES, SUGGESTIONS, AND THE LIKE WILL PRODUCE THE BEST RESULT FOR ALL CONCERNED PARTIES. 
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   ELECTRICAL NOTES: ELECTRICAL NOTES: 1. ALL ELECTRICAL WORK TO BE INSTALLED IN ACCORDANCE WITH THE GOVERNING ALL ELECTRICAL WORK TO BE INSTALLED IN ACCORDANCE WITH THE GOVERNING EDITION OF THE NATIONAL ELECTRICAL CODE AND ANY OTHER LOCAL AUTHORITIES HAVING JURISDICTION. 2. ALL ELECTRICAL MATERIALS AND EQUIPMENT FOR THE PROJECT SHALL BE NEW AND ALL ELECTRICAL MATERIALS AND EQUIPMENT FOR THE PROJECT SHALL BE NEW AND U.L. OR EQUALLY APPROVED. 3. PROCURE ALL NECESSARY PERMITS, INSPECTIONS AND LICENSES AND PAY ALL PROCURE ALL NECESSARY PERMITS, INSPECTIONS AND LICENSES AND PAY ALL REQUIRED FEES. 4. SUBMIT TO THE OWNER CERTIFICATES OF INSPECTION IN DUPLICATE FROM APPROVED SUBMIT TO THE OWNER CERTIFICATES OF INSPECTION IN DUPLICATE FROM APPROVED INSPECTION AGENCY UPON COMPLETION. 5. ON COMPLETION OF THE WORK, THE ENTIRE WIRING SYSTEM SHALL BE ENTIRELY  ON COMPLETION OF THE WORK, THE ENTIRE WIRING SYSTEM SHALL BE ENTIRELY  FREE FROM GROUNDS, SHORT CIRCUITS, OPENS, OVERLOADS, AND IMPROPER VOLTAGES AND THOROUGH TESTS SHALL BE MADE.  FURNISH ALL LABOR, MATERIAL AND INSTRUMENTS. 6. PRIOR TO FINAL ACCEPTANCE OF THE WORK, SUBMIT A WRITTEN STATEMENT TO THE PRIOR TO FINAL ACCEPTANCE OF THE WORK, SUBMIT A WRITTEN STATEMENT TO THE OWNER GUARANTEEING ALL EQUIPMENT AND SYSTEMS AGAINST DEFECTIVE MATERIALS AND WORKMANSHIP FOR ONE (1) YEAR FROM THE DATE OF ACCEPTANCE.  UPON WRITTEN NOTICE AND AT NO EXPENSE TO THE OWNER, PROMPTLY REPAIR ALL DEFECTIVE MATERIAL. 7. PROVIDE NEATLY TYPED SCHEDULES OUTLINING CIRCUIT CONTROL FOR ALL PANEL PROVIDE NEATLY TYPED SCHEDULES OUTLINING CIRCUIT CONTROL FOR ALL PANEL BOARDS. 8. CONTRACT DRAWINGS ARE ESSENTIALLY DIAGRAMMATIC, THEREFORE, THE CONTRACTOR CONTRACT DRAWINGS ARE ESSENTIALLY DIAGRAMMATIC, THEREFORE, THE CONTRACTOR SHALL APPLY FOR DETAILED INFORMATION REGARDING THE LOCATION OF ALL EQUIPMENT BEFORE ROUGH-IN AS THE FINAL LOCATION MAY DIFFER FROM THAT SHOWN ON THE  DRAWINGS.  OUTLETS, ETC., IMPROPERLY PLACED BECAUSE OF FAILURE TO OBTAIN THIS INFORMATION SHALL BE RELOCATED AND REINSTALLED WITHOUT ADDITIONAL EXPENSE. 9. WIRE ALL FIXTURES, DEVICES, ETC., TO RESPECTIVE PANELS AND CONTROLS AS WIRE ALL FIXTURES, DEVICES, ETC., TO RESPECTIVE PANELS AND CONTROLS AS SHOWN ON THE PLANS IN SYMBOL FORM, BRANCH CIRCUIT WIRING IS NOT COMPLETELY SHOWN ON DRAWINGS.  CONTRACTOR IS RESPONSIBLE TO WIRE ALL DEVICES AS CIRCUITED SYMBOLICALLY.  10. ALL WIRE AND CABLE SHALL BE COPPER 75  RATED, 600 VOLT INSULATION, TYPE ALL WIRE AND CABLE SHALL BE COPPER 75° RATED, 600 VOLT INSULATION, TYPETHW, THHN OR THWN. WIRE SIZE #10 AND SMALLER SHALL BE SOLID, #8 AND LARGER SHALL BE  STRANDED. MINIMUM SIZE WIRE FOR 20A LIGHTING AND POWER CIRCUITS SHALL BE #12 AWG ON CIRCUIT LENGTHS OF UP TO 100 FEET. ON CIRCUIT LENGTHS 100 TO 200 FEET, #10 AWG SHALL BE INSTALLED TO THE CENTER CIRCUIT LOAD AND #12 TO THE OTHER  OUTLETS ON THE CIRCUIT IF REQUIRED DUE TO VOLTAGE DROP. FOR 15A LIGHTING AND POWER CIRCUITS, #14 AWG WIRE MAY BE INSTALLED. CONTRACTOR MAY USE ALUMINUM WIRE AND CABLE ON THE SECONDARY SIDE OF THE UTILITY COMPANY TRANSFORMER(S) AND ON THE PRIMARY SIDE OF PANEL BOARDS IF 75° LUGS ARE USED, AMPACITY IS 60A OR GREATER, AND INSTALLED IN COMPLIANCE WITH THE N.E.C.. ALUMINUM WIRE SIZES ARE INDICATED ON PLANS WHERE ALLOWABLE. 11. IN REFERENCE TO NOTE #10, ELECTRICAL CONTRACTOR MAY USE ARMORED CLAD CABLE IN REFERENCE TO NOTE #10, ELECTRICAL CONTRACTOR MAY USE ARMORED CLAD CABLE TYPE "AC" AND METAL CLAD CABLE TYPE "MC" WITH BUILDING CONSTRUCTION TYPE I AND TYPE II WHERE ALLOWABLE BY NOTE #1. NONMETALLIC SHEATHED CABLE TYPE "NMC" MAY BE USED WITH BUILDING CONSTRUCTION TYPE V WHERE ALLOWABLE BY NOTE #1.  12. VERIFY ALL DOOR SWINGS PRIOR TO SWITCH ROUGH-IN. VERIFY ALL DOOR SWINGS PRIOR TO SWITCH ROUGH-IN. 13. VERIFY ALL CEILING CONSTRUCTION INCLUDING METHOD AND TYPE OF BUILDING VERIFY ALL CEILING CONSTRUCTION INCLUDING METHOD AND TYPE OF BUILDING INSULATION BEFORE ORDERING FIXTURES AND PROVIDE FIXTURES COMPATIBLE TO CEILING CONSTRUCTION, INCLUDING BUILDING INSULATION METHODS (I/C OR NON I/C RATED) AS REQUIRED. 14. PROVIDE ALL LIGHTING FIXTURES RECESSED IN A CEILING WHICH HAVE A FIRE PROVIDE ALL LIGHTING FIXTURES RECESSED IN A CEILING WHICH HAVE A FIRE RESISTIVE RATING OF ONE HOUR OR MORE WITH A BOX ENCLOSURE WHICH HAS A FIRE RATING EQUAL TO THAT OF THE CEILING. THE SPACE FROM THE FIXTURE TO THE ENCLOSURE SHALL BE A MINIMUM OF 1" FOR FLUORESCENT AND 3" FOR INCANDESCENT FIXTURES. 15. ELECTRICAL CONTRACTOR TO SECURE SHOP DRAWINGS FROM OTHER SUBCONTRACTORS ELECTRICAL CONTRACTOR TO SECURE SHOP DRAWINGS FROM OTHER SUBCONTRACTORS AND VERIFY EXACT ELECTRICAL CHARACTERISTICS OF EQUIPMENT TO BE WIRED. THIS IS TO BE DONE BEFORE ELECTRICAL CONTRACTOR ROUGH-IN FOR SUBJECT EQUIPMENT. IF DISCREPANCIES ARE NOTED BETWEEN THE ELECTRICAL CONTRACT DRAWINGS AND OTHER CONTRACTOR SHOP DRAWINGS, ELECTRICAL CONTRACTOR IS TO NOTIFY ENGINEER AT ONCE. FAILURE BY THE ELECTRICAL CONTRACTOR TO PERFORM THIS DUTY WILL NOT RELIEVE HIM OF THE RESPONSIBILITY TO CORRECT WIRING DEFICIENCIES AT HIS EXPENSE. 16. PROVIDE ALL WIRING, CONNECTIONS AND DEVICES, ETC., NECESSARY TO COMPLY WITH PROVIDE ALL WIRING, CONNECTIONS AND DEVICES, ETC., NECESSARY TO COMPLY WITH THE GROUNDING REQUIREMENTS OF THE NATIONAL ELECTRICAL CODE AND AS SHOWN ON THE DRAWINGS. ALL EXPOSED NON-CURRENT CARRYING METALLIC PARTS OF THE ELECTRICAL EQUIPMENT, RACEWAY SYSTEMS, GROUNDING CONDUCTORS OF NONMETALLIC COVERED CABLE AND NEUTRAL CONDUCTOR OF THE WIRING SYSTEM SHALL BE GROUNDED. 17. ALL WIRING, UNLESS SPECIFICALLY SPECIFIED OTHERWISE, IS TO BE INSTALLED IN ALL WIRING, UNLESS SPECIFICALLY SPECIFIED OTHERWISE, IS TO BE INSTALLED IN THE CONSTRUCTION IN A CONCEALED MANNER. 18. CONTRACTOR TO PROPERLY SEAL ALL FIRE RATED WALL/CEILING PENETRATIONS.CONTRACTOR TO PROPERLY SEAL ALL FIRE RATED WALL/CEILING PENETRATIONS.
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DWELLING NOTES: 1. OUTLETS FOR WASHER/DRYER MAY BE LOCATED IN A SPECIAL ASSEMBLY BOX WITH OUTLETS FOR WASHER/DRYER MAY BE LOCATED IN A SPECIAL ASSEMBLY BOX WITH PLUMBING. VERIFY IN FIELD. FOR AN ELECTRIC CLOTHES DRYER, PROVIDE A NEMA 14-30R RECEPTACLE OR AS REQUIRED BY THE APPLIANCE MANUFACTURER. PER NEC 2014, WASHER RECEPTACLES ARE REQUIRED TO BE GROUND FAULT. 2. IN EACH DWELLING, WIRE ALL SMOKE DETECTORS TOGETHER TO SOUND ONE ALARM IN THAT IN EACH DWELLING, WIRE ALL SMOKE DETECTORS TOGETHER TO SOUND ONE ALARM IN THAT DWELLING. SMOKE DETECTORS ARE SHOWN WIRED TO BEDROOM RECEPTACLE CIRCUIT AND MUST BE AFCI COMPATIBLE. IF LOCAL AUTHORITIES HAVING JURISDICTION REQUIRE A DEDICATED CIRCUIT, PROVIDE 15/1 CIRCUIT BREAKER IN PANEL WITH BREAKER LOCK DEVICE. SMOKE DETECTORS WOULD NOT BE REQUIRED TO BE AFCI COMPATIBLE WITH A DEDICATED CIRCUIT BREAKER.  SMOKE DETECTORS NOT TO BE MOUNTED WITHIN 3' OF BATHROOM DOORS, HC/AC CEILING REGISTERS AND CEILING FAN BLADES. DO NOT MOUNT WITHIN 10' OF COOKING APPLIANCE PER NFPA 72 29.8.3.4.. IF CLOSER THAN 10' IS REQUIRED, USE A IF CLOSER THAN 10' IS REQUIRED, USE A PHOTOELECTRIC TYPE SMOKE DETECTOR. 3. CONCEAL ALL KITCHEN PENINSULA AND ISLAND WIRING IN MILLWORK. FEED ISLAND OUTLETS CONCEAL ALL KITCHEN PENINSULA AND ISLAND WIRING IN MILLWORK. FEED ISLAND OUTLETS IN FLOOR SYSTEM TO NEAREST ACCESSIBLE WALL. WHERE A BACK SPLASH IS INSTALLED, WIRE OUTLETS HORIZONTAL. 4. DISHWASHER CIRCUIT TO HAVE GFI BREAKER RATHER THAN A LOCAL GFI DEVICE. DISHWASHER CIRCUIT TO HAVE GFI BREAKER RATHER THAN A LOCAL GFI DEVICE. 5. RANGE/OVEN IS ELECTRIC.  PROVIDE A NEMA 14-50R RECEPTACLE OR AS REQUIRED BY RANGE/OVEN IS ELECTRIC.  PROVIDE A NEMA 14-50R RECEPTACLE OR AS REQUIRED BY APPLIANCE MANUFACTURER.  SEE PLAN FOR CIRCUIT NUMBERS. 6. ELECTRICAL CONTRACTOR TO COORDINATE ELECTRICAL PANEL BOARD LOCATIONS WITH HVAC ELECTRICAL CONTRACTOR TO COORDINATE ELECTRICAL PANEL BOARD LOCATIONS WITH HVAC AND PLUMBING CONTRACTORS TO ENSURE THAT WATER PIPING OR DUCT WORK ARE NOT RUN OVER PANEL BOARDS. 7. PROVIDE LOCAL MEANS OF DISCONNECT FOR BATH EXHAUST FANS IF NOT EQUIPPED WITH PROVIDE LOCAL MEANS OF DISCONNECT FOR BATH EXHAUST FANS IF NOT EQUIPPED WITH SAME 8. ALL DWELLING OUTLETS TO BE INSTALLED PER NEC 210.52 AND 406 INCLUDING TAMPER ALL DWELLING OUTLETS TO BE INSTALLED PER NEC 210.52 AND 406 INCLUDING TAMPER PROOF RECEPTACLES. 9. ELECTRICAL CONTRACTOR TO WIRE ALL LIGHTING PRIOR TO GFI DEVICES. ALL EXTERIOR WP, ELECTRICAL CONTRACTOR TO WIRE ALL LIGHTING PRIOR TO GFI DEVICES. ALL EXTERIOR WP, GFI RECEPTACLES SHOULD HAVE THE GFI DEVICE AT THE OUTLET AND BE THE LAST OUTLET IN THE RUN SO THAT TRIPPING OF THE DEVICE WILL NOT TRIP THE PANEL CIRCUIT BREAKER.
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   GENERAL HVAC CONSTRUCTION NOTES, NOT ALL APPLY 1. The plans represent a complete operational system, wherein all wiring, equipment, fixtures, fittings, controls, and The plans represent a complete operational system, wherein all wiring, equipment, fixtures, fittings, controls, and all    required accessories are furnished, installed, started, and tested by the sub-contractor.  The required accessories are furnished, installed, started, and tested by the sub-contractor.  The sub-contractor shall provide all materials, equipment, labor, and supervision to deliver a complete system.  The fire protection alarm/sprinkler system is not a component of this design (unless specifically depicted) and it is provided by a design and build fire protection contractor. 2. The plans are diagrammatical in nature.  The work required to properly interface with other trades, which may The plans are diagrammatical in nature.  The work required to properly interface with other trades, which may represent changes to the drawings to accommodate the installation of this work, is performed without additional cost to the builder.  This includes but is not limited to architectural, structural, electrical, plumbing, mechanical, grading, fire protection, and other considerations. 3. All work must be executed in strict accordance with all applicable national, state and local codes and All work must be executed in strict accordance with all applicable national, state and local codes and ordinances.  All work must be executed in a neat and workmanlike manner.  The subcontractors and builder must coordinate with all trades during the construction process.  This sub-contractor must review all aspects of their work prior to installation to Ensure proper clearances and capacities exist. 4. All air conditioning equipment installed shall be minimum 15 SEER efficiency minimum.  All air conditioning All air conditioning equipment installed shall be minimum 15 SEER efficiency minimum.  All air conditioning equipment must be ARI matched and rated.        5. The sub-contractor must be licensed and insured in the Township, County and State as applicable.  Submit to The sub-contractor must be licensed and insured in the Township, County and State as applicable.  Submit to the owner as directed proof of insurance. 6. Since the plans are diagrammatical in nature for clarity purposes, the sub-contractor must submit a shop Since the plans are diagrammatical in nature for clarity purposes, the sub-contractor must submit a shop drawing where the contractor intends to install work that includes substantial differences from the plans, inclusive of calculations and other items to the owner prior to commencing work.  The shop drawings must include exact locations, special fittings, and verification that this information is accurate. 7. The sub-contractor warrants that they have visited the project site, reviewed all of the contract documents, The sub-contractor warrants that they have visited the project site, reviewed all of the contract documents, and are otherwise familiar with the requirements necessary to completely execute the work required to comply with the diagrammatical work depicted herein.  Further, the sub-contractor warrants that, in possessing a thorough knowledge of the code and industry standard construction practices, the bid for performing the work will contain allowances for normal difficulties experienced during the construction of a building of this type.  Modifications to the contract, which do not add value to the project, will not be considered valid. 8. The design conditions for this project are heating and cooling per ASHRAE 1% and 99% design temperature The design conditions for this project are heating and cooling per ASHRAE 1% and 99% design temperature extremes minimum of 17°F and 91°F outdoor and 70°F indoor heating and 75°Fdb/50°RH indoor cooling.  The cooling and heating requirements were calculated according to ACCA Manual J with average construction, East/West Front/Back exposure, and blinds on some windows.    9. Provide fire protection dampers whenever a rated assembly is penetrated by ductwork.  It is the intent of this Provide fire protection dampers whenever a rated assembly is penetrated by ductwork.  It is the intent of this plan set to show all fire protection dampers.  Inadvertently, a fire protection damper may be shown in a non-rated wall and not be required.  Also a fire damper may not be shown in a rated wall but remain a requirement.    10. All supply air, return air, and exhaust air duct work installed in an unconditioned space must be insulated All supply air, return air, and exhaust air duct work installed in an unconditioned space must be insulated with R-8 insulation wrap minimum, or per code if it is stricter.  R-8 duct board with a tough guard interior water proof coating installed in strict accordance with the installation instructions published by the manufacturer is acceptable as insulated duct work for top floor dwellings only, in lieu of metal rectangular duct with an insulation wrap.  Round ductwork installed in an unconditioned space shall be R-8 insulated class I flexible air duct, UL rated 181 or rigid metal duct wrapped with insulation.  Flexible air duct shall be provided with a reflective outer casing, black colored flex duct outer casing is strictly prohibited.  The HVAC contractor shall be responsible for installing air conveyance systems in unconditioned spaces which comply with this requirement, to the extent that higher than specified insulation values may be required.  All ductwork shall be properly supported. 11. All ductwork shall be G60 galvanized metal 26-gauge minimum for rectangular, and 28 gauge minimum for All ductwork shall be G60 galvanized metal 26-gauge minimum for rectangular, and 28 gauge minimum for smaller round ductwork.  Duct board is not acceptable, except for the top floor dwelling discharge plenums, air distribution manifolds and register boots.  Where duct board is utilized it shall be “Toughguard” or equal with Toughguard” or equal with  or equal with the moisture/erosion resistant black coating without exception.  Duct board cannot be used for other purposes.  12. Seal all duct building penetrations, especially floor register and ceiling register boots. Seal all duct building penetrations, especially floor register and ceiling register boots. 13. All dryer exhaust duct shall be rigid round duct without protrusions (such as screws) into the air stream.  All dryer exhaust duct shall be rigid round duct without protrusions (such as screws) into the air stream.  The developed length shall not exceed twenty-five feet total, where 90' elbows count as five feet of length.  Where the dryer proposed is capable of performing with dryer exhaust developed lengths in excess of 25', longer lengths are permitted where they are within the manufacturer's published requirements.  Coordinate with the builder in advance of installation. 14. Kitchen exhaust shall be ducted.  Coordinate with the builder for installation requirements.  Comply with the Kitchen exhaust shall be ducted.  Coordinate with the builder for installation requirements.  Comply with the written installation instructions published by the kitchen hood manufacturer.    15. All ductwork shall be leak tested by a third independent party (duct blaster test) for leakage.  Leakage All ductwork shall be leak tested by a third independent party (duct blaster test) for leakage.  Leakage shall not exceed five percent @ 0.20” without exception.  Seal the ductwork to prevent leaks with metal tape  without exception.  Seal the ductwork to prevent leaks with metal tape (no tape on round branch to rectangular trunk duct connections) or mastic.  Duct sealing shall include the snap lock longitudinal seams, and the end boots, elbow boots and other riveted type manufactured fittings.  All ductwork operates at less than 3.0" w.g. 16. The plumber shall provide a PVC condensate drain within five feet of the mechanical equipment to drain the The plumber shall provide a PVC condensate drain within five feet of the mechanical equipment to drain the a/c condensate (not to the sewer system) to the storm water management system or to the irrigation system.  The HVAC contractor shall furnish a clean out tee and approximately five feet or less of PVC condensate drainpipe from the HVAC equipment to the plumber furnished drains within the closet.  All furnaces and air handlers shall receive an emergency drain pan with a float switch wired to stop the equipment if moisture is detected.  Coordinate equipment location with the builder. 17. The plans indicate quantities of items to enhance the understanding of the design concept.  The quantities The plans indicate quantities of items to enhance the understanding of the design concept.  The quantities are reliable, but not guaranteed.  The contractor is responsible to install the correct quantities of items required to deliver a complete functioning building. 18. This design is non-transferable.  It is intellectual property with trade secrets to be utilized on this project This design is non-transferable.  It is intellectual property with trade secrets to be utilized on this project only. 19. The sub-contractor shall provide an air balance as a component of the HVAC system start-up for the The sub-contractor shall provide an air balance as a component of the HVAC system start-up for the residential systems.  The HVAC sub-contractor shall provide adjustments as required to meet temperature uniformity throughout the dwellings, should a temperature disparity exist without additional cost to the builder. 20.  The thermostat shall comply with 503.2.4.1 where a humidity control is included with programmable  The thermostat shall comply with 503.2.4.1 where a humidity control is included with programmable operation.   21.  Provide a plaque adjacent to each clothes dryer, within site of dryer not farther than 6' away, that  Provide a plaque adjacent to each clothes dryer, within site of dryer not farther than 6' away, that specifies max exhaust duct length and dryer exhaust capacity minimum. 22. Provide fire smoke dampers 115v-1 whenever a duct penetrates a shaft. Provide fire smoke dampers 115v-1 whenever a duct penetrates a shaft. 23. Provide a water detection device for every AHU in the drain pan to stop equipment to prevent a pan Provide a water detection device for every AHU in the drain pan to stop equipment to prevent a pan every AHU in the drain pan to stop equipment to prevent a pan  AHU in the drain pan to stop equipment to prevent a pan overflow. HVAC systems shall utilize in-line sensors to detect moisture in drain pans, such as Goodman model AG 3175 or similar.  Do not use “hockey puck” style drain pan switches. hockey puck” style drain pan switches.  style drain pan switches. 24. All MEP systems shall provide for no pooling of water to the extent possible.  The safe pans, drain pans, All MEP systems shall provide for no pooling of water to the extent possible.  The safe pans, drain pans, and condenser pads shall all slope to avoid pools of water.  It is acceptable to have a 1/8” depth pool of  depth pool of water in condensate pans during cooling operation. 25. All access panels shall be labeled by the trade that receives the benefit of the access panel.  The builder All access panels shall be labeled by the trade that receives the benefit of the access panel.  The builder provides many access doors for plumbing cleanouts or fire dampers, but the plumber or hvac contractor shall provide the label.  The label shall be with 3/8” height letters on non-cardboard or paper type material,  height letters on non-cardboard or paper type material, permanently affixed to the access door.  Duct access doors installed in ductwork shall be made and labeled by the hvac contractor. 26. The fire dampers that penetrate the ceiling on the discharge of the air handler shall be installed in strict The fire dampers that penetrate the ceiling on the discharge of the air handler shall be installed in strict accordance with the installation instructions published by the manufacturer.  submit the illustration of the installation in the instructions prior to construction and that will suffice as the detail.  the damper shall be installed in a sleeve within six inches of the plane of the ceiling at a minimum, complete with a duct access door. 27.  The registers and grilles shall be residential stamped steel type for dwellings and commercial as shown on  The registers and grilles shall be residential stamped steel type for dwellings and commercial as shown on the plans for public spaces.  The supply devices shall include a manually operated volume damper.  The size of the registers and grilles refers to duct connection size internal dimension, equipment of similar size and adequate performance are acceptable (for example if the contractor utilizes 12x6 or 12x4 supply registers as their standard they are acceptable if their performance is similar to the 10x6 size specified) The return air conveyance system shall not include any adjustable devices to restrict air volume.  The return air grilles shall be installed such that the blades are positioned to minimize viewing into the return air duct. 28. Where there exists a discrepancy between the plans, documents, or code the sub-contractor shall provide Where there exists a discrepancy between the plans, documents, or code the sub-contractor shall provide for the most expensive method and advise the builder in writing prior to performing any work.
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RESPONSIBILITY OF DESIGN AND CONSTRUCTION TEAMS FOR MEP: Amicable cooperation of the design and construction teams generally produces the best results for the owner.  Investment in the design by the installing contractors is also usually beneficial for the project.  Any reasonable contractor suggestions in advance of construction will be considered and/or reviewed.  Any resulting necessary (for permit or code official inspection purposes, not for as-built purposes) construction plan changes that the owner and architect approve suggested by the installing contractor shall be executed by the MEP design team without additional charge provided they are not extensive. The MEP design is provided primarily to obtain the building permit.  If the jurisdiction did not require professionally engineered MEP plans, the project would likely be constructed as a design and build project.  Accordingly the plans are not shop drawings.  The plans are not as-built drawings.  The plans do not show every difficulty and nuance associated with what is required to install a complete system.  The contractor is responsible for installing a complete system as diagrammatically depicted on the plans.  This will likely include providing items that are not shown on the plans but required to deliver a complete system.  The plans may be considered a performance based specification. The MEP contractors must anticipate in advance of the bid and construction the requirements necessary to deliver a complete system so that there are no requests for change orders based on alleged plan omissions/errors later in the project to provide the systems already specified on the plans.  For example if an electrical switchgear room is crowded and requires more compact equipment, larger spaces, and/or other circumstances the electrical switchgear capacity specified must be installed without additional charge.  Further to this example the resolution may involve enlarging a room by design in advance of construction, considering review of different equipment or other solutions.  The design team will cooperate to the extent reasonably possible to mitigate any unanticipated circumstances to provide a complete MEP system.  However, again, no change orders shall be approved unless it is additional scope items the owner agrees to fund. It is the installing contractors responsibility to notify the design team in advance of all construction with time to react whenever there could be an issue that requires resolution to install a complete code compliant MEP system.  There are further restrictions specified in the construction documents and this narrative is by no means limiting.   Under no circumstances will re-routing of ductwork or plumbing pipes be considered a change order due to unanticipated structural interferences.  The routing of the pipes and ductwork shown on the plans is intended to anticipate the majority of structural interferences but it will not include all of them.  The entire duct or pipe system must be planned in advance to avoid re-working or re-routing of this work.  Coordination with other trades to accommodate their work is also required.  Under no circumstances will re-installation of incorrect materials for the application be considered change order, for example all exposed wiring in the garage must utilize metal conduit encased conductors and the use of NM conductors (Romex) by mistake (or even if inadvertently specified) will not be considered a change order to replace. It is recommended but not required that the MEP trades provide shop drawings in advance of construction, especially in the service entrance rooms, utility rooms, dwelling HVAC closets and other areas traditionally designed with confined spaces in wood frame multi-family dwelling structures.  It is the responsibility of the MEP contractors to notify the prime contractor where installation of their trade work may require intense cooperation with other trades such as concrete encased conductors under the first floor slab, plumbing risers turns that require dropped footings and the like in advance of the bid and construction to minimize unanticipated construction requirements to deliver a complete system. Again, cooperation, advance planning, anticipation of difficulties, suggestions, and the like will produce the best result for all concerned parties. 

AutoCAD SHX Text
EQUIPMENT NOTES, NOT ALL APPLY   All equipment includes ECM motors.  All equipment is minimum 15 SEER ARI rated without utilizing oversized air handlers (poor humidity removal). Return air conditions are 75'Fdb/64'Fwb for cooling, and 70'Fdb for heating.  EER ratings are based upon 95'Fdb/78'Fwb outside and return air conditions.  For common areas and amenity areas, return air conditions are 80'Fdb/67'Fwb to account for outside air conditions mixing with return air.   All air distribution registers and grilles for common areas shall be commercial type, not stamped steel with manual exposed operating levers suitable for the dwellings.  For all bathrooms, lockers, and mech. closets, provide 100% aluminum construction for the registers and grilles.  The sizes and locations shown on plans accommodate occupant comfort, performance and trusses - do not vary sizes or locations based upon interior designer suggestions without EOR approval. 1. All equipment includes high and low refrigerant compressor protection switches.  All equipment includes high and low refrigerant compressor protection switches.  2. All commercial equipment serving common areas includes auto change over thermostats with remote All commercial equipment serving common areas includes auto change over thermostats with remote sensors, where the main control is locked in the mechanical closet to be set by management. The location of the thermostat shown on the plans is the sensor location; main controller is in mechanical closet and not shown on the plans. 3. The thermostats shall be the type that when the heating load can be accomplished without operating the The thermostats shall be the type that when the heating load can be accomplished without operating the resistance heat (except during defrost) and just running the compressor, the thermostat shall control the heat pump accordingly.  When the temperature set point is above the room temperature sensed, the compressor shall operate alone unless the sensed temperature falls 5°F below the set point.  Thethermostat shall gradually ramp up temperature using just the compressor during the end of a night set back temperature period.  This is specified to meet code section 6.4.3.5.  The thermostat also includes an outdoor temperature sensor to lock out the resistance heat at a point which above it the compressor is able to manage the heat load.  Each dwelling will need to program the lockout temperature. 4. Provide MERV 8 filters on AHU systems. Provide MERV 6 on all outdoor air inlets. Provide MERV 8 filters on AHU systems. Provide MERV 6 on all outdoor air inlets. 5. All refrigeration pipe insulation shall be  " thick minimum, with protection from both physical and UV All refrigeration pipe insulation shall be  " thick minimum, with protection from both physical and UV 12" thick minimum, with protection from both physical and UV damage. 6. Provide a moisture detection (water level) switch that will shut off the equipment if the primary drain pan Provide a moisture detection (water level) switch that will shut off the equipment if the primary drain pan (or pan underneath the air handler) drain becomes blocked to prevent property damage.  The device that senses water level rise shall conform to UL508. Prototype of Design Models manufactured by Goodman and Carrier (OTHER MANUFACTURERS WILL BE REVIEWED): Dwellings:  Air handlers, variable speed with ECM motors capable AS NOTED PER THE HVAC SCHEDULE.  Air handlers, variable speed with ECM motors capable AS NOTED PER THE HVAC SCHEDULE.  ALL SYSTEMS SHALL BE AHRI or DOE MATCHED OF EQUAL OR BETTER SEER AND HSPF rating AS LISTED. Corridors and Common Areas: AVPTC series air handlers matched with DSZC16 two stage series heat pumps for AVPTC series air handlers matched with DSZC16 two stage series heat pumps for corridors.   Sequence of operation: General:  The fan is always energized and the compressor is cycled to maintain humidity and temperature settings.  On a call for heating the compressor cycles in concert with the back-up heat (defrost and extreme conditions) for heat pump applications.   1.  All dwelling heat pump split systems:  All dwelling heat pump split systems: A.     Programmable thermostat with humidity control cycles the HVAC equipment to maintain     Programmable thermostat with humidity control cycles the HVAC equipment to maintain the thermostat setting. B.     The fan should remain in the on position during occupancy to insure maximum comfort     The fan should remain in the on position during occupancy to insure maximum comfort and ventilation. C.     The outside air intake receives a gravity actuated automatic damper at the exterior wall     The outside air intake receives a gravity actuated automatic damper at the exterior wall in every case. 2.      Common area split system heat pumps:      Common area split system heat pumps: A.     The thermostat is a 7 day programmable unit (for AHREA 90.1, 6.4.3.3.2 set back     The thermostat is a 7 day programmable unit (for AHREA 90.1, 6.4.3.3.2 set back controls and off hours controls ASHREA 90.1, 6.4.3.3), rather than daily for the dwellings.  The programming shall include off hours scheduling as per ASHREA 90.1, 6.4.3.3.  The programming shall include a battery back up in each thermostat that powers the thermostat for a period of not less than ten hours during a power interruption to prevent each thermostat from having to be reprogrammed as per ASHREA 90.1, 6.4.3.3.1. B.     The thermostat is an auto change over type that switches automatically from heating to     The thermostat is an auto change over type that switches automatically from heating to cooling as determined by the measured return air temperature (wall sensor adjacent to thermostat) and the heating and cooling set points for both occupied and unoccupied, (optimum occupied and unoccupied, (optimum , (optimum start controls).  The thermostats shall include a 5'F dead-band between heating and cooling as per ASHRAE 90.1, 6.4.3.1.2.  Further, the heating and cooling set point can never overlap (hence the dead-band) as per ASHREA 90.1, 6.4.3.2). C.     The thermostat is installed inside the mechanical closet for the control and operation by     The thermostat is installed inside the mechanical closet for the control and operation by management.  The remote sensor is installed where shown on the plans adjacent to the return air grille. D.     In some instances with large volumes of outside air as identified on the floor plans, the     In some instances with large volumes of outside air as identified on the floor plans, the outside air is restricted partially by a motorized outside air damper that allows 25% of outside air through an opposed blade damper during unoccupied and full 100% outside air during full occupancy.  Full occupancy is determined by a carbon dioxide sensor with an adjustable setting of 1,100ppm set point mounted in the return air duct with a relay option.     3.      All refrigeration pipe insulation shall be 1" thick minimum.     All refrigeration pipe insulation shall be 1" thick minimum.
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PLUMBING SPECIFICATIONS
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1.  SECTION 15010 - BASIC MECHANICAL REQUIREMENTS  SECTION 15010 - BASIC MECHANICAL REQUIREMENTS SECTION 15010 - BASIC MECHANICAL REQUIREMENTS A.  THE WORK OF EACH OF THE MECHANICAL SECTIONS INCLUDES FURNISHING AND  THE WORK OF EACH OF THE MECHANICAL SECTIONS INCLUDES FURNISHING AND INSTALLING THE MATERIAL, EQUIPMENT, AND SYSTEMS COMPLETE AS SPECIFIED AND/OR INDICATED ON THE DRAWINGS.  THE MECHANICAL INSTALLATIONS, WHEN FINISHED, SHALL BE COMPLETE AND COORDINATED, READY FOR SATISFACTORY SERVICE.  ALL WORK UNDER THIS CONTRACT SHALL BE DONE IN STRICT ACCORDANCE WITH ALL APPLICABLE MUNICIPAL, STATE, COUNTY, NFPA AND 2009 ICC CODES THAT GOVERN EACH PARTICULAR TRADE. B.  THE CONTRACTOR SHALL MAKE APPLICATIONS AND PAY ALL CHARGES FOR ALL  THE CONTRACTOR SHALL MAKE APPLICATIONS AND PAY ALL CHARGES FOR ALL NECESSARY PERMITS, LICENSES AND INSPECTIONS AS REQUIRED UNDER THE ABOVE CODES.  UPON COMPLETION OF THE WORK, THE CUSTOMARY CERTIFICATIONS  OF APPROVAL SHALL BE FURNISHED. C.  NO MATERIALS OR EQUIPMENT SHALL BE USED IN THE WORK UNTIL APPROVED.   NO MATERIALS OR EQUIPMENT SHALL BE USED IN THE WORK UNTIL APPROVED.  BEFORE SUBMISSION OF THE SHOP DRAWINGS, AND NOT MORE THAN THIRTY (30) DAYS AFTER AWARD OF THE CONTRACT, THE CONTRACTOR SHALL SUBMIT FOR APPROVAL A COMPLETE LIST OF MATERIALS AND EQUIPMENT WHICH HE INTENDS TO FURNISH, GIVING MANUFACTURER AND CATALOG NUMBERS.  A COMPLETE LIST OF PROPOSED SUBCONTRACTORS SHALL ALSO BE SUBMITTED. D.  THE CONTRACTOR SHALL EXAMINE ALL DRAWINGS AND SPECIFICATIONS AND SHALL  THE CONTRACTOR SHALL EXAMINE ALL DRAWINGS AND SPECIFICATIONS AND SHALL INSPECT THE EXISTING CONDITIONS OF THE SITE.  FAILURE TO COMPLY WITH THIS REQUIREMENT WILL NOT RELIEVE THE CONTRACTOR OF RESPONSIBILITY FOR COMPLYING WITH THE INTENT OF THE CONTRACT DOCUMENTS. E.  THE DRAWINGS INDICATE THE GENERAL ARRANGEMENT OF THE PLUMBING  THE DRAWINGS INDICATE THE GENERAL ARRANGEMENT OF THE PLUMBING INSTALLATIONS.  DETAILS OF PROPOSED DEPARTURES DUE TO ACTUAL FIELD CONDITIONS OR OTHER CAUSES SHALL BE SUBMITTED FOR APPROVAL PRIOR TO INSTALLATION.  REWORKING OF COMPLETED ITEMS DUE TO IMPROPER FIELD COORDINATION SHALL BE AT THE CONTRACTOR'S EXPENSE. F.  PROVIDE SUFFICIENT ACCESS AND CLEARANCE FOR ALL ITEMS OF EQUIPMENT  PROVIDE SUFFICIENT ACCESS AND CLEARANCE FOR ALL ITEMS OF EQUIPMENT REQUIRING SERVICING AND MAINTENANCE, SUCH AS VALVES, CONTROLS, DRAINS, VENTS, SWITCHES, FILTERS, TRAPS, AND MAJOR ITEMS OF EQUIPMENT. G.  THE CONTRACTOR SHALL PREPARE THREE (3) COPIES OF A RECORD AND INFORMATION  THE CONTRACTOR SHALL PREPARE THREE (3) COPIES OF A RECORD AND INFORMATION BOOKLET.  THE BOOKLET SHALL BE BOUND IN A THREE-RING LOOSE-LEAF BINDER.  PROVIDE THE FOLLOWING DATA IN THE BOOKLET: 1)  CATALOG DATA ON EACH PIECE OF EQUIPMENT FURNISHED.  CATALOG DATA ON EACH PIECE OF EQUIPMENT FURNISHED. 2)  APPROVED SHOP DRAWINGS ON EACH PIECE OF EQUIPMENT FURNISHED.  APPROVED SHOP DRAWINGS ON EACH PIECE OF EQUIPMENT FURNISHED. 3)  MAINTENANCE, OPERATION AND LUBRICATION INSTRUCTION ON EACH PIECE OF  MAINTENANCE, OPERATION AND LUBRICATION INSTRUCTION ON EACH PIECE OF EQUIPMENT FURNISHED. 4)  MANUFACTURER'S AND CONTRACTOR'S GUARANTEES.  MANUFACTURER'S AND CONTRACTOR'S GUARANTEES. 5)  COMMISSIONING REPORTS.  COMMISSIONING REPORTS. 6)  SCHEDULE/DESCRIPTION OF ALL SERVICE WORK/MAINTENANCE INSPECTIONS REQUIRED  SCHEDULE/DESCRIPTION OF ALL SERVICE WORK/MAINTENANCE INSPECTIONS REQUIRED BY PARAGRAPHS O,P AND Q OF THIS SECTION. I.  THE ENTIRE NEW PLUMBING SYSTEM SHALL BE TESTED HYDROSTATICALLY BEFORE  THE ENTIRE NEW PLUMBING SYSTEM SHALL BE TESTED HYDROSTATICALLY BEFORE INSULATION COVERING IS APPLIED AND PROVED TIGHT UNDER THE FOLLOWING GAUGE PRESSURES: SANITARY AND STORM WATER PIPING...........AS SPECIFIED BELOW DOMESTIC WATER............................................................100 PSI) FIRE PROTECTION...........................................................PER NFPA J.  ALL SOIL, WASTE AND VENT PIPING SHALL BE TESTED BY THE CONTRACTOR.  THE  ALL SOIL, WASTE AND VENT PIPING SHALL BE TESTED BY THE CONTRACTOR.  THE ENTIRE NEW DRAINAGE SYSTEM AND VENTING SYSTEM SHALL HAVE ALL NECESSARY OPENINGS PLUGGED AND FILLED WITH WATER TO THE LEVEL OF TEN (10) FEET ABOVE THE MAIN OR BRANCH BEING TESTED.  THE SYSTEM SHALL HOLD THIS WATER FOR THIRTY (30) MINUTES WITHOUT SHOWING A DROP GREATER THAN FOUR (4) INCHES. NOTE:  IF ANY CODE OR AUTHORITY REQUIRES TESTING WHICH IS DIFFERENT THAN THE  IF ANY CODE OR AUTHORITY REQUIRES TESTING WHICH IS DIFFERENT THAN THE TEST LISTED ABOVE, THE MORE STRINGENT TEST SHALL BE PREFORMED. K.  UPON COMPLETION OF THE PLUMBING INSTALLATIONS, THE CONTRACTOR SHALL PROVIDE  UPON COMPLETION OF THE PLUMBING INSTALLATIONS, THE CONTRACTOR SHALL PROVIDE A COMPLETE SET OF PRINTS OF THE PLUMBING CONTRACT DRAWINGS WHICH SHALL BE LEGIBLY MARKED IN RED PENCIL TO SHOW ALL CHANGES AND DEPARTURES OF THE INSTALLATION AS COMPARED WITH THE ORIGINAL DESIGN.  THEY SHALL BE SUITABLE FOR USE IN PREPARATION OF RECORD DRAWINGS. L.  ALL PIPING AND VALVE SYSTEMS SHALL BE IDENTIFIED WITH LABELS AND TAGS.   ALL PIPING AND VALVE SYSTEMS SHALL BE IDENTIFIED WITH LABELS AND TAGS.  MATERIALS SHALL BE MANUFACTURED BY SETON NAME PLATE CORPORATION. M.  ALL NEW PLUMBING INSTALLATIONS, INCLUDING ALL MATERIALS AND LABOR SHALL BE  ALL NEW PLUMBING INSTALLATIONS, INCLUDING ALL MATERIALS AND LABOR SHALL BE GUARANTEED FOR A PERIOD OF ONE (1) YEAR FROM DATE OF OWNER ACCEPTANCE.  THE ABOVE SHALL NOT IN ANY WAY VOID OR ABROGATE EQUIPMENT MANUFACTURER'S GUARANTEE OR WARRANTY.  CERTIFICATES OF GUARANTEE SHALL BE DELIVERED TO THE OWNER. N.  CONTRACTOR SHALL ALSO PROVIDE ONE (1) YEAR FREE SERVICE TO KEEP THE  CONTRACTOR SHALL ALSO PROVIDE ONE (1) YEAR FREE SERVICE TO KEEP THE EQUIPMENT IN OPERATING CONDITION.  THIS SERVICE SHALL BE PROVIDED PER THE FOLLOWING SCHEDULE AND RENDERED UPON REQUEST WHEN NOTIFIED OF ANY EQUIPMENT MALFUNCTION.   O.  IN ADDITION TO THE FIRST YEAR WARRANTY PERIOD, THE CONTRACTOR SHALL  IN ADDITION TO THE FIRST YEAR WARRANTY PERIOD, THE CONTRACTOR SHALL PROVIDE, AT NO ADDITIONAL COST TO THE OWNER, A MINIMUM OF FOUR (4) SERVICE CALLS AND MAINTENANCE INSPECTIONS PER BUILDING.  A COMPLETE OUTLINE OF THE REQUIRED MAINTENANCE AND THE PROPOSED SCHEDULE SHALL BE INCLUDED IN THE "RECORD AND INFORMATION BOOKLET: DETAILED IN SECTION 15010- BASIC MECHANICAL REQUIREMENTS, PARAGRAPH 1, FOR REVIEW AND ACCEPTANCE BY THE OWNER/REPRESENTATIVE AND ENGINEER.  THE INSPECTIONS ARE TO BE PERFORMED AT THREE (3) MONTH INTERVALS FOR A TOTAL OF FOUR (4) SERVICE CALLS AND INSPECTIONS DURING THE FIRST YEAR WARRANTY PERIOD (THREE (3) TIMES DURING THE YEAR PLUS THE ORIGINAL SYSTEM STARTUP COMMISSIONING). THE SERVICE WORK AND INSPECTIONS SHALL INCLUDE, BUT NOT BE LIMITED TO THE FOLLOWING: -  CLEAN DRAIN PANS AND DRAIN LINES;  CLEAN DRAIN PANS AND DRAIN LINES; -  CHECK AND TIGHTEN ALL ELECTRICAL CONNECTIONS;  CHECK AND TIGHTEN ALL ELECTRICAL CONNECTIONS; -  INSPECT AND CLEAN ALL WATER STRAINERS;  INSPECT AND CLEAN ALL WATER STRAINERS; -  CHECK OPERATING PRESSURES;  CHECK OPERATING PRESSURES; -  INSPECT ALL CONTROLS FOR CORRECT OPERATION AND CALIBRATE AS REQUIRED;  INSPECT ALL CONTROLS FOR CORRECT OPERATION AND CALIBRATE AS REQUIRED; -  PERFORM ALL MAINTENANCE AS OUTLINED IN THE EQUIPMENT MANUFACTURERS  PERFORM ALL MAINTENANCE AS OUTLINED IN THE EQUIPMENT MANUFACTURERS OPERATION AND MAINTENANCE MANUALS. UPON COMPLETION OF EACH SCHEDULED INSPECTION, THE CONTRACTOR SHALL DELIVER TO THE BUILDING OWNER/OWNER'S REPRESENTATIVE WITHIN FORTY-EIGHT (48) HOURS OF COMPLETION, TWO (2) COPIES OF THE COMPLETED INSPECTION REPORT FOR RECORD PURPOSES. P.  THE PLUMBING OR SERVICE CONTRACTOR SHALL, AT THE NINTH MONTH, ADVISE THE  THE PLUMBING OR SERVICE CONTRACTOR SHALL, AT THE NINTH MONTH, ADVISE THE OWNER OF THE TERMINATION DATE OF THE ABOVE SERVICE.  THIS CONTRACTOR SHALL ALSO PROVIDE THE OWNER WITH A DETAILED PROPOSAL, REFLECTING ANNUAL ESCALATION, FOR THE CONTINUATION OF THE SERVICE AND INSPECTIONS DESCRIBED ABOVE. 2.  SECTION 15050 - BASIC MECHANICAL PIPING MATERIAL & METHODS   SECTION 15050 - BASIC MECHANICAL PIPING MATERIAL & METHODS  A.  PROVIDE ALL LABOR AND MATERIALS NECESSARY TO FURNISH AND INSTALL ALL PIPING  PROVIDE ALL LABOR AND MATERIALS NECESSARY TO FURNISH AND INSTALL ALL PIPING SYSTEMS ON THE PROJECT, INCLUDING INTERIOR STORM, SANITARY, SANITARY VENT, DOMESTIC WATER, CONDENSATE DRAINAGE, HEATING WATER AND NATURAL GAS PIPING SYSTEMS. B.  PROVIDE DIELECTRIC COUPLINGS WHERE NON-FERROUS METAL PIPING IS JOINED TO  PROVIDE DIELECTRIC COUPLINGS WHERE NON-FERROUS METAL PIPING IS JOINED TO FERROUS METAL PIPING.  THE GASKET MATERIAL SHALL BE CAPABLE OF WITHSTANDING THE TEMPERATURES AND PRESSURES WITHIN THE PIPING SYSTEM IN WHICH INSTALLED.  SUBMIT DIELECTRIC COUPLING AND GASKET MATERIAL FOR APPROVAL.  SECTION 15250 - MECHANICAL INSULATION         SECTION 15250 - MECHANICAL INSULATION         A.   ALL DOMESTIC WATER PIPING SYSTEMS SHALL BE INSULATED WITH CLOSED CELL FOAM INSULATION FOR   ALL DOMESTIC WATER PIPING SYSTEMS SHALL BE INSULATED WITH CLOSED CELL FOAM INSULATION FOR HOT WATER HEATING APPLICATIONS PER IECC AND AS REQUIRED TO PREVENT CONDENSATION.   B. ALL HYDRONIC/MECHICAL PIPING WITH FLUID TEMPS ABOVE 105F OR BELOW 55F MUST BE INSULATED ALL HYDRONIC/MECHICAL PIPING WITH FLUID TEMPS ABOVE 105F OR BELOW 55F MUST BE INSULATED WITH R-4 MINIMUM. 3.  SECTION 15300 - FIRE PROTECTION       SECTION 15300 - FIRE PROTECTION      SECTION 15300 - FIRE PROTECTION      PROVIDE INTUMESCENT FITTINGS WHERE PVC PIPING PENETRATES FIRE RATED PARTITIONS.  FIRE PROTECTION SYSTEM BY DESIGN AND BUILD SPRINKLER CONTRACTOR. 4.  SECTION 15400 - PLUMBING   SECTION 15400 - PLUMBING  SECTION 15400 - PLUMBING  C.  All hangers for copper piping shall be copper clad, split ring swivel type,  All hangers for copper piping shall be copper clad, split ring swivel type, having rods with machine threads and threaded copper clad ceiling flange.  Cast iron and steel piping supports shall be similar without copper clad and prime paint finish. Hangars for plastic piping shall be plastic. D.  Provide dielectric couplings where non-ferrous metal piping is joined to ferrous  Provide dielectric couplings where non-ferrous metal piping is joined to ferrous metal piping.  The gasket material shall be capable of withstanding the temperatures and pressures within the piping system in which installed.  Submit dielectric coupling and gasket material for approval. 5.  Section 15400 - Plumbing    Section 15400 - Plumbing   Section 15400 - Plumbing   A.  The work covered by this section of the specifications consists of furnishing  The work covered by this section of the specifications consists of furnishing all labor, equipment and materials in connection with the rough-in, final setting and connections to all plumbing fixtures.  The contractor shall carefully review the conditions at the site and all of the contract drawings to determine the extent of the plumbing work required.  B.  All plumbing fixtures shall be complete in every detail with all trimmings and  All plumbing fixtures shall be complete in every detail with all trimmings and connections.   All fixtures shall be designed to prevent the back flow of polluted water or waste into the water supply system.   C.  The dwelling water heaters shall be manufactured by BRADFORD WHITE, GAS  The dwelling water heaters shall be manufactured by BRADFORD WHITE, GAS FIRED, 40 MBH INPUT, 40 GALLON, MODEL RG2PDV40S6N, ASHRAE 90.1 Compliant.  Heater shall be rated as indicated on drawings and be listed by Underwriters' Laboratories.  Heater shall have integral heat traps. Tank shall be factory fired with glass lining with 150 psi working pressure and equipped with extruded high density magnesium anode at t & p relief valve.  The controls shall include a thermostat and a high temperature cutoff.  The jacket shall provide full size control compartments for performance of service and maintenance thru front panel openings and enclose the tank with insulation.  The drain valve shall be baked enamel finish.  Heater shall have a three (3) year limited warranty for commercial installation, as outlined in the written warranty.  Fully illustrated instruction manual shall be included.  Refer to drawings for size, capacity and voltage. D.  Potable water systems shall be disinfected prior to use.  The method to be  Potable water systems shall be disinfected prior to use.  The method to be followed shall be that prescribed by the Health Authority and code requirements. 
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GENERAL CONSTRUCTION NOTES 1. THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL REQUIRED ACCESSORIES ARE FURNISHED, INSTALLED, STARTED, AND TESTED BY THE CONTRACTOR.  THE CONTRACTOR SHALL PROVIDE ALL MATERIALS, EQUIPMENT, LABOR, AND SUPERVISION TO DELIVER A COMPLETE SYSTEM.  THE FIRE PROTECTION ALARM/SPRINKLER SYSTEM, IF REQUIRED, IS NOT A COMPONENT OF THIS DESIGN (UNLESS SPECIFICALLY DEPICTED) AND IT IS PROVIDED BY A DESIGN AND BUILD FIRE PROTECTION CONTRACTOR. 2. THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO PROPERLY INTERFACE THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY REPRESENT CHANGES TO THE DRAWINGS TO ACCOMMODATE THE INSTALLATION OF THIS WORK, IS PERFORMED WITHOUT ADDITIONAL COST TO THE OWNER.  THIS INCLUDES BUT IS NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, PLUMBING, MECHANICAL, GRADING, FIRE PROTECTION, AND OTHER CONSIDERATIONS. 3. ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL WORK MUST BE EXECUTED IN A NEAT AND WORKMANLIKE MANNER.  THE SUBCONTRACTORS AND GENERAL CONTRACTOR MUST COORDINATE WITH ALL TRADES DURING THE CONSTRUCTION PROCESS.  THIS CONTRACTOR MUST REVIEW ALL ASPECTS OF THEIR WORK PRIOR TO INSTALLATION TO INSURE PROPER CLEARANCES AND CAPACITIES EXIST. 4. THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF OF INSURANCE INCLUSIVE OF LIMITS OF LIABILITY AND DEDUCTIBLE INFORMATION.  ALL SUBCONTRACTORS OF SUBCONTRACTORS MUST BE LICENSED AND INSURED TOO. 5. SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE THE CONTRACTOR INTENDS TO INSTALL WORK THAT INCLUDES SUBSTANTIAL DIFFERENCES FROM THE PLANS, INCLUSIVE OF CALCULATIONS AND OTHER ITEMS TO THE OWNER PRIOR TO COMMENCING WORK.  THE SHOP DRAWINGS MUST INCLUDE EXACT LOCATIONS, SPECIAL FITTINGS, AND VERIFICATION THAT THIS INFORMATION IS ACCURATE. 6. THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT DOCUMENTS, AND ARE OTHERWISE FAMILIAR WITH THE REQUIREMENTS NECESSARY TO COMPLETELY EXECUTE THE WORK REQUIRED TO COMPLY WITH THE DIAGRAMMATICAL WORK DEPICTED HEREIN.  FURTHER, THE CONTRACTOR WARRANTS THAT, IN POSSESSING A THOROUGH KNOWLEDGE OF THE CODE AND INDUSTRY STANDARD CONSTRUCTION PRACTICES, THE BID FOR PERFORMING THE WORK WILL CONTAIN ALLOWANCES FOR NORMAL DIFFICULTIES EXPERIENCED DURING THE CONSTRUCTION OF A BUILDING OF THIS TYPE.  MODIFICATIONS TO THE CONTRACT, WHICH DO NOT ADD VALUE TO THE PROJECT, WILL NOT BE CONSIDERED VALID. 7. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. 8. WHERE THE CONTRACTOR FURNISHES CERTAIN MODELS OR PROTOTYPES OF DESIGN SPECIFIED WHERE THE CONTRACTOR FURNISHES CERTAIN MODELS OR PROTOTYPES OF DESIGN SPECIFIED ON THE DRAWINGS, SUBMITTAL DATA IS NOT NECESSARY.  SIMPLY NOTIFY THE OWNER IN WRITING THAT THE SPECIFIED ITEM WILL BE USED AND PROCEED WITH THE WORK.  IF EQUAL DEVIATIONS FROM THE SPECIFIED PRODUCT ARE UTILIZED, THE PRODUCT DATA MUST BE SUBMITTED TO THE OWNER FOR APPROVAL.  IT IS THE INTENT OF THE DESIGN TO MAKE A COMPETITIVE BID.  EQUAL PRODUCTS WILL BE CONSIDERED AS SUBMITTED. 9. WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST EXPENSIVE METHOD AND ADVISE THE ARCHITECT IN WRITING PRIOR TO PERFORMING ANY WORK. 
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SANITARY WASTE & VENT, STORM DRAINAGE (UNDERGROUND)
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SAN SW

AutoCAD SHX Text
PVC FOAM CORE ASTM D 2665, ASTM F 1488, ASTM F 891
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PVC SOLVENT SEALER, PURPLE PRIMER ASTM F 656, CEMENT ASTM D 2564, CSA B137.3 CSA B181.2 OR CSA B182.1

AutoCAD SHX Text
PVC PIPING SYSTEM: SOLID-WALL PVC PIPE ASTM D 2665, & FITTINGS MADE TO ASTM D3311 DRAIN, WASTE & VENT PATTERNS. VERTICAL STACK ALLOWED INSIDE  DWELLING UNITS.
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PVC, ASTM D 2665, ASTM F 1866
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SANITARY WASTE & VENT, STORM DRAINAGE (ABOVE-GROUND)

AutoCAD SHX Text
SAN SW

AutoCAD SHX Text
PVC PIPING SYSTEM: SOLID-WALL PVC PIPE ASTM D 2665, & FITTINGS MADE TO ASTM D3311 DRAIN, WASTE & VENT PATTERNS. VERTICAL STACK ALLOWED INSIDE  DWELLING UNITS.
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DOMESTIC COLD WATER, HOT WATER SUPPLY & RETURN (ABOVE-GROUND)
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CW HW HWR
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CPVC, ASTM D 2846, ASTM F 441, ASTM F 442 CSA B137.6
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CPVC SOLVENT SEALER: ASTM F493 
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CPVC PIPING SYSTEM: ASTM D2846 SDR 11, PIPE AND SOCKET FITTINGS, ALLOWED INSIDE DWELLING UNITS.
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CPVC ASSE 1061, ASTM D2846, ASTM F 437, ASTM F 438, ASTM F 439, CSA B137.6
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NATURAL GAS (IF APPLICABLE)
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BLACK STEEL PIPE, ASTM A53 GRADE B, TYPE S SEAMLESS SCHEDULE 40
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THREADED USING AMERICAN STANDARD FOR PIPE THREADS, ANSI B2.1 WITH THREAD SEALANT OR TEFLON TAPE MATERIAL ESPECIALLY LISTED COMPATIBLE WITH SYSTEM CONTENTS, PIPE MATERIALS, AND OPERATING CONDITIONS.
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SCHEDULE 40 BACK STEEL PIPING: 
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BLACK MALLEABLE IRON  THREADED FITTINGS
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NOTES:
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1.
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SEE SPECIFICATIONS FOR ADDITIONAL INFORMATION.
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2.
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CONTACT BETWEEN DISSIMILAR METALS SHALL BE MADE WITH DIELECTRIC COUPLINGS OR DIELECTRIC FLANGES.  CONTACT BETWEEN FERROUS AND BOLTS AND BRONZE OR COPPER FLANGES SHALL BE ELECTRICALLY INSULATED WITH NON-METALLIC WASHERS.  PROVIDE UNION CONNECTIONS TO ALL PNEUMATICALLY OPERATED EQUIPMENT.
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3.
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INSTALLATION, INCLUDING SUPPORT SPACING, COMPENSATION FOR EXPANSION AND CONTRACTION, AND JOINING SHALL BE IN COMPLIANCE WITH MANUFACTURER'S RECOMMENDATIONS.
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4.

AutoCAD SHX Text
JOINTS AND CONNECTIONS SHALL BE PERMANENT AND GAS AND WATER TIGHT.  JOINTING SHALL BE TYPES SPECIFIED FOR SERVICE INDICATED.  JOINTS AND CONNECTIONS SHALL MEET REQUIREMENTS OF MANUFACTURER'S BEST RECOMMENDED PRACTICE.  ALL TRANSITIONS BETWEEN DIFFERENT PIPING MATERIALS SHALL BE USING APPROVED ADAPTERS.  ADAPTERS FOR TRANSITIONS BETWEEN TWO TYPES OF PIPING MATERIALS SHALL BE MANUFACTURED FOR PURPOSE INTENDED.
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5.

AutoCAD SHX Text
ALL FLOOR DRAINS AND/OR PRODUCTS CONNECTED TO SPECIAL DRAINAGE SYSTEM MUST BE COORDINATED FOR CORROSION RESISTANCE, SIZE AND CONNECTION COMPATIBILITY PRIOR TO ORDERING ANY MATERIAL.
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PVC FOAM CORE ASTM D 2665, ASTM F 1488, ASTM F 891

AutoCAD SHX Text
PVC, ASTM D 2665, ASTM F 1866

AutoCAD SHX Text
PVC SOLVENT SEALER, PURPLE PRIMER ASTM F 656, CEMENT ASTM D 2564, CSA B137.3 CSA B181.2 OR CSA B182.1
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RESPONSIBILITY OF DESIGN AND COSNTRUCTION TEAMS FOR MEP: AMICABLE COOPERATION OF THE DESIGN AND CONSTRUCTION TEAMS GENERALLY PRODUCES THE BEST RESULTS FOR THE OWNER.  INVESTMENT IN THE DESIGN BY THE INSTALLING CONTRACTORS IS ALSO USUALLY BENEFICIAL FOR THE PROJECT.  ANY REASONABLE CONTRACTOR SUGGESTIONS IN ADVANCE OF CONSTRUCTION WILL BE CONSIDERED AND/OR REVIEWED.  ANY RESULTING NECESSARY (FOR PERMIT OR CODE OFFICIAL INSPECTION PURPOSES, NOT FOR AS-BUILT PURPOSES) CONSTRUCTION PLAN CHANGES THAT THE OWNER AND ARCHITECT APPROVE SUGGESTED BY THE INSTALLING CONTRACTOR SHALL BE EXECUTED BY THE MEP DESIGN TEAM AS NECESSARY. THE MEP DESIGN IS PROVIDED PRIMARILY TO OBTAIN THE BUILDING PERMIT.  THE PLANS ARE NOT SHOP DRAWINGS.  THE PLANS ARE NOT AS-BUILT DRAWINGS.  THE PLANS DO NOT SHOW EVERY DIFFICULTY AND NUANCE ASSOCIATED WITH WHAT IS REQUIRED TO INSTALL A COMPLETE SYSTEM.  THE CONTRACTOR IS RESPONSIBLE FOR INSTALLING A COMPLETE SYSTEM AS DIAGRAMMATICALLY DEPICTED ON THE PLANS.  THIS WILL LIKELY INCLUDE PROVIDING ITEMS THAT ARE NOT SHOWN ON THE PLANS BUT REQUIRED TO DELIVER A COMPLETE SYSTEM.  THE PLANS MAY BE CONSIDERED A PERFORMANCE BASED SPECIFICATION. THIS PROJECT IS DESIGN BUILD.  THE MEP CONTRACTORS MUST ANTICIPATE IN ADVANCE OF THE BID AND CONSTRUCTION THE REQUIREMENTS NECESSARY TO DELIVER A COMPLETE SYSTEM. THE DESIGN TEAM WILL COOPERATE TO THE EXTENT REASONABLY POSSIBLE TO MITIGATE ANY UNANTICIPATED CIRCUMSTANCES TO PROVIDE A COMPLETE MEP SYSTEM.  HOWEVER, NO CHANGE ORDERS SHALL BE APPROVED UNLESS IT IS ADDITIONAL SCOPE ITEMS THE OWNER AGREES TO FUND. IT IS THE INSTALLING CONTRACTOR RESPONSIBILITY TO NOTIFY THE DESIGN TEAM IN ADVANCE OF ALL CONSTRUCTION WITH TIME TO REACT WHENEVER THERE COULD BE AN ISSUE THAT REQUIRES RESOLUTION TO INSTALL A COMPLETE CODE COMPLIANT MEP SYSTEM.  THERE ARE FURTHER RESTRICTIONS SPECIFIED IN THE CONSTRUCTION DOCUMENTS AND THIS NARRATIVE IS BY NO MEANS LIMITING.   UNDER NO CIRCUMSTANCES WILL RE-ROUTING OF DUCTWORK OR PLUMBING PIPES BE CONSIDERED A CHANGE ORDER DUE TO UNANTICIPATED STRUCTURAL INTERFERENCES.  THE ROUTING OF THE PIPES AND DUCTWORK SHOWN ON THE PLANS IS INTENDED TO ANTICIPATE THE MAJORITY OF STRUCTURAL INTERFERENCES BUT IT WILL NOT INCLUDE ALL OF THEM.  THE ENTIRE DUCT OR PIPE SYSTEM MUST BE PLANNED IN ADVANCE TO AVOID RE-WORKING OR RE-ROUTING OF THIS WORK.  COORDINATION WITH OTHER TRADES TO ACCOMMODATE THEIR WORK IS ALSO REQUIRED.  UNDER NO CIRCUMSTANCES WILL RE-INSTALLATION OF INCORRECT MATERIALS FOR THE APPLICATION BE CONSIDERED CHANGE ORDER, FOR EXAMPLE ALL EXPOSED WIRING IN THE GARAGE MUST UTILIZED METAL CONDUIT ENCASED CONDUCTORS AND THE USE OF NM CONDUCTORS (ROMEX) BY MISTAKE (OR EVEN IF INADVERTENTLY SPECIFIED) WILL NOT BE CONSIDERED A CHANGE ORDER TO REPLACE. IT IS RECOMMENDED BUT NOT REQUIRED THAT THE MEP TRADES PROVIDE SHOP DRAWINGS IN ADVANCE OF CONSTRUCTION, ESPECIALLY IN THE SERVICE ENTRANCE ROOMS, UTILITY ROOMS, DWELLING HVAC CLOSETS AND OTHER AREAS TRADITIONALLY DESIGNED WITH CONFINED SPACES IN WOOD FRAME MULTI-FAMILY DWELLING STRUCTURES.  IT IS THE RESPONSIBILITY OF THE MEP CONTRACTORS TO NOTIFY THE PRIME CONTRACTOR WHERE INSTALLATION OF THEIR TRADE WORK MAY REQUIRE INTENSE COOPERATION WITH OTHER TRADES SUCH AS CONCRETE ENCASED CONDUCTORS UNDER THE FIRST FLOOR SLAB, PLUMBING RISERS TURNS THAT REQUIRE DROPPED FOOTINGS AND THE LIKE IN ADVANCE OF THE BID AND CONSTRUCTION TO MINIMIZE UNANTICIPATED CONSTRUCTION REQUIREMENTS TO DELIVER A COMPLETE SYSTEM. AGAIN, COOPERATION, ADVANCE PLANNING, ANTICIPATION OF DIFFICULTIES, SUGGESTIONS, AND THE LIKE WILL PRODUCE THE BEST RESULT FOR ALL CONCERNED PARTIES. 
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GENERAL DEMOLITION NOTES 1. THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL THE PLANS REPRESENT A COMPLETE OPERATIONAL SYSTEM, WHEREIN ALL WIRING, EQUIPMENT, FIXTURES, FITTINGS, CONTROLS, AND ALL REQUIRED ACCESSORIES ARE FURNISHED, INSTALLED, STARTED, AND TESTED BY THE CONTRACTOR.  THE CONTRACTOR SHALL PROVIDE ALL LABOR, RENTAL EQUIPMENT, AND WORK NECESSARY TO REMOVE ALL ITEMS AT A MINIMUM THAT PERMIT THE INSTALLATION OF A NEW COMPLETE SYSTEM.  THE FIRE PROTECTION ALARM/SPRINKLER SYSTEM, IF REQUIRED, IS NOT A COMPONENT OF THIS DESIGN (UNLESS SPECIFICALLY DEPICTED) AND IT IS REMOVED AND/OR PROVIDED BY A DESIGN AND BUILD FIRE PROTECTION CONTRACTOR. 2. ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, ALL CONDUITS, CONDUCTORS, PIPES, JUNCTION BOXES, VALVES, FIXTURES, HANGERS, HARDWARE, FASTENERS, ANCHORS, DUCT WORK, REGISTERS, GRILLES, HVAC EQUIPMENT AND THE LIKE SHALL BE REMOVED IN AREAS WHERE NEW WORK REPLACES EXISTING SO THAT THE PREVIOUS MATERIALS ARE NEVER CONFUSED WITH OR CONSIDERED A COMPONENT OF THE NEW WORK. 3. IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS IN AREAS WHERE NEW WORK AND EXISTING WORK INTERFACE, ALL EXISTING WORK SHALL BE REMOVED TO THE EXTENT POSSIBLE AS DESCRIBED IN ITEM TWO ABOVE, AND AT THE POINT OF INTERFACE, ALL EXISTING WORK SHALL BE CAPPED AND MADE SAFE. 4. ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE ALL REMOVED MATERIALS SHALL BE DEPOSED OF IN ACCORDANCE WITH ALL APPLICABLE ORDINANCES INCLUDING BUT NOT LIMITED TO THE EPA, SUCH AS HVAC REFRIGERANT RECOVERED, OILS DELIVERED TO RECLAIM FACILITY, AND ETC. 5. ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, ALL MATERIALS THAT CAN BE RECYCLED SHALL BE RECYCLED, INCLUDING BUT NOT LIMITED TO COPPER, ALUMINUM, STEEL, HVAC DUCTWORK, METAL HANGERS AND FASTENERS, CARD BOARD, AND THE LIKE.  DO NOT DISPOSE OF THESE MATERIALS IN A DUMPSTER. 6. THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY THE PLANS ARE DIAGRAMMATICAL IN NATURE.  THE WORK REQUIRED TO REMOVE AND PROPERLY INTERFACE WITH OTHER TRADES, WHICH MAY REPRESENT CHANGES TO THE DRAWINGS TO ACCOMMODATE THE INSTALLATION OF NEW WORK, IS PERFORMED WITHOUT ADDITIONAL COST TO THE OWNER.  THIS INCLUDES BUT IS NOT LIMITED TO ARCHITECTURAL, STRUCTURAL, ELECTRICAL, PLUMBING, MECHANICAL, GRADING, FIRE PROTECTION, AND OTHER CONSIDERATIONS. 7. ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL ALL WORK MUST BE EXECUTED IN STRICT ACCORDANCE WITH ALL APPLICABLE NATIONAL, STATE AND LOCAL CODES AND ORDINANCES.  ALL WORK MUST BE EXECUTED IN A NEAT AND WORKMANLIKE MANNER.  THE SUBCONTRACTORS AND GENERAL CONTRACTOR MUST COORDINATE WITH ALL TRADES DURING THE DEMOLITION AND CONSTRUCTION PLANNING PROCESS.  THIS CONTRACTOR MUST REVIEW ALL ASPECTS OF THEIR WORK PRIOR TO BEGINNING TO INSURE PROPER CLEARANCES AND CAPACITIES EXIST. 8. THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF THE CONTRACTOR MUST BE LICENSED AND INSURED IN THE COUNTY AND STATE AS APPLICABLE.  SUBMIT TO THE OWNER AS DIRECTED PROOF OF INSURANCE INCLUSIVE OF LIMITS OF LIABILITY AND DEDUCTIBLE INFORMATION.  ALL SUBCONTRACTORS OF SUBCONTRACTORS MUST BE LICENSED AND INSURED TOO. 9. SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE SINCE THE PLANS ARE DIAGRAMMATICAL IN NATURE FOR CLARITY PURPOSES, THE CONTRACTOR MUST SUBMIT A SHOP DRAWING WHERE DEMOLITION IN COMPLEX OR COULD AFFECT OTHER ASPECTS OF THE WORK OR THAT MAY INCLUDE SUBSTANTIAL DIFFERENCES FROM THE PLANS, INCLUSIVE OF CALCULATIONS AND OTHER ITEMS TO THE OWNER PRIOR TO COMMENCING WORK.  THE SHOP DRAWINGS MUST INCLUDE EXACT LOCATIONS, SPECIAL FITTINGS, AND VERIFICATION THAT THIS INFORMATION IS ACCURATE. 10. THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT THE CONTRACTOR AND ALL SUBCONTRACTORS WARRANT THAT THEY HAVE VISITED THE PROJECT SITE, REVIEWED ALL OF THE CONTRACT DOCUMENTS, AND ARE OTHERWISE FAMILIAR WITH THE REQUIREMENTS NECESSARY TO COMPLETELY EXECUTE THE WORK REQUIRED TO COMPLY WITH THE DIAGRAMMATICAL WORK DEPICTED HEREIN.  FURTHER, THE CONTRACTOR WARRANTS THAT, IN POSSESSING A THOROUGH KNOWLEDGE OF THE CODE AND INDUSTRY STANDARD CONSTRUCTION PRACTICES, THE BID FOR PERFORMING THE WORK WILL CONTAIN ALLOWANCES FOR NORMAL DIFFICULTIES EXPERIENCED DURING THE CONSTRUCTION OF A BUILDING OF THIS TYPE.  MODIFICATIONS TO THE CONTRACT, WHICH DO NOT ADD VALUE TO THE PROJECT, WILL NOT BE CONSIDERED VALID. 11. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. THIS DESIGN IS NON TRANSFERABLE.  IT IS INTELLECTUAL PROPERTY WITH TRADE SECRETS TO BE UTILIZED ON THIS PROJECT ONLY. 12. THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE THE PLANS INDICATE QUANTITIES ON THE PLANS TO ENHANCE THE UNDERSTANDING OF THE DESIGN CONCEPT.  THE QUANTITIES ARE RELIABLE, BUT NOT GUARANTEED.  THE CONTRACTOR IS RESPONSIBLE TO INSTALL THE CORRECT QUANTITIES OF ITEMS REQUIRED TO REMOVE AND DELIVER A COMPLETE FUNCTIONING BUILDING. 13. THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP THIS PROJECT MAY HAVE AREAS OF AN UNUSUAL INTENSE MEP COORDINATION REQUIREMENT, AND IT IS THE RESPONSIBILITY OF THE MEP TRADES TO INSURE THAT ALL ASPECTS OF THE WORK ARE PROPERLY REMOVED AND PROVIDED TO DELIVER A COMPLETE AND FUNCTIONING MEP SYSTEM. 14. WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST WHERE THERE EXISTS A DISCREPANCY BETWEEN THE PLANS, DOCUMENTS, OR CODE THE CONTRACTOR SHALL PROVIDE FOR THE MOST EXPENSIVE METHOD AND ADVISE THE ARCHITECT IN WRITING PRIOR TO PERFORMING ANY WORK. 
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Findings of Fact | Site Plan Review  
City of Portsmouth Planning Board  
 
Date:  6-20-2024 
Property Address: 806 Route 1 Bypass 
Application #: LU 22-81 
Decision:   � Approve � Deny � Approve with Conditions  
 
Findings of Fact:   
 
Per RSA 676:3, I: The local land use board shall issue a final written decision which either approves or 
disapproves an application for a local permit and make a copy of the decision available to the 
applicant. The decision shall include specific written findings of fact that support the decision. Failure 
of the board to make specific written findings of fact supporting a disapproval shall be grounds for 
automatic reversal and remand by the superior court upon appeal, in accordance with the time 
periods set forth in RSA 677:5 or RSA 677:15, unless the court determines that there are other factors 
warranting the disapproval. If the application is not approved, the board shall provide the applicant 
with written reasons for the disapproval. If the application is approved with conditions, the board shall 
include in the written decision a detailed description of the all conditions necessary to obtain final 
approval. 
 
Site Plan Regulations Section 2.9 Evaluation Criteria - in order to grant site plan review approval, the 
TAC and the Planning Board shall find that the application satisfies evaluation criteria pursuant to NH 
State Law and listed herein. In making a finding, the TAC and the Planning Board shall consider all 
standards provided in Articles 3 through 11 of these regulations. 
 
 
 Site Plan Review Regulations 

Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

1 
 

Compliance with all City 
Ordinances and Codes and 
these regulations. 
Applicable standards: 

  

 
Meets  

 
Does Not Meet 

Applicable standards: Site Plan Review 
Regulations and Zoning Ordinance 

 

2 Provision for the safe 
development, change or 
expansion of use of the site. 

 
 

Meets  
 

Does Not Meet  

The Site Plan Set provides for safe 
development involving utility 
improvements, landscaping, and 
construction of a walk-in cooler addition. 

3 Adequate erosion control and 
stormwater management 
practices and other mitigative 
measures, if needed, to 
prevent adverse effects on 
downstream water quality and 
flooding of the property or 
that of another. 

 
 

Meets  
 

Does Not Meet 

A siltsack is proposed on specified catch 
basins on sheet 6 of the site plan set to 
handle erosion from the site work. The 
proposed drain line work is to improve the 
stormwater management by removing a 
line that currently travels beneath two 
existing buildings and redirecting it around 
the buildings. 
 
 



 

 

 Site Plan Review Regulations 
Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

4 Adequate protection for the 
quality of groundwater. 

 
 

Meets  
 

Does Not Meet  

Site is fully developed. Impervious 
coverage is proposed to be reduced 
through proposed landscaping. 

5 Adequate and reliable water 
supply sources. 

 
Meets  

 
Does Not Meet  

Water is supplied from a main on Stark St. 
Contractor to ensure this line is not 
impacted by the utility improvements. 

6 Adequate and reliable 
sewage disposal facilities, 
lines, and connections. 

 
Meets  

 
Does Not Meet  

The existing sewer service to Dennett St 
shall be capped and a new sewer line is 
proposed connecting to a lateral in Stark 
St. 

7 Absence of undesirable and 
preventable elements of 
pollution such as smoke, soot, 
particulates, odor, 
wastewater, stormwater, 
sedimentation or any other 
discharge into the 
environment which might 
prove harmful to persons, 
structures, or adjacent 
properties. 

 
 

Meets  
 

Does Not Meet 

A siltsack is proposed on specified catch 
basins on sheet 6 of the site plan set to 
handle erosion from the site work. 
Drainage, Sewer, and Gas to be installed 
as per Utility Plan so as not to discharge 
into the environment or adjacent 
properties. 

8 Adequate provision for fire 
safety, prevention and control. 

 
Meets  

 
Does Not Meet  

The existing building and asphalt 
parking/driveway area are not proposed 
to change. Fire safety, prevention, and 
control shall remain the same as existing. 

9 Adequate protection of 
natural features such as, but 
not limited to, wetlands. 

 
 

Meets  
 

Does Not Meet  

Natural features such as wetlands do not 
exist in close proximity to the site. The total 
impervious coverage is decreased and 
new landscaping is added, benefiting 
surrounding sites. 

10 Adequate protection of 
historical features on the site. 

 
 

Meets  
 

Does Not Meet  

No historical features on the site. 

11 Adequate management of 
the volume and flow of traffic 
on the site and adequate 
traffic controls to protect 
public safety and prevent 
traffic congestion. 

 
 

Meets  
 

Does Not Meet 

There is no new use to the building. The 
addition is for a new walk-in cooler, not 
additional retail space, so a significant 
increase in volume on site is not 
anticipated.  

12 Adequate traffic controls and 
traffic management measures 
to prevent an unacceptable 
increase in safety hazards and 
traffic congestion off-site. 

 
 

Meets  
 

Does Not Meet 

New signage proposed that will provide 
better direction to customers entering and 
exiting the site. A utility plan is included in 
the application depicting the signage. 



 

 

 Site Plan Review Regulations 
Section 2.9 Evaluation 
Criteria 

Finding 
(Meets 

Standard/Criteria) 

Supporting Information 

13 Adequate insulation from 
external noise sources. 

 
 

Meets  
 

Does Not Meet  

The existing use is retail, which does not 
result in adverse noise to surrounding 
properties. This use shall remain 
unchanged. 

14 Existing municipal solid waste 
disposal, police, emergency 
medical, and other municipal 
services and facilities 
adequate to handle any new 
demands on infrastructure or 
services created by the 
project. 

 
 

Meets  
 

Does Not Meet 

Dumpster location is shown on the 
provided Utility Plan to depict solid waste 
disposal. No new demands for police, 
emergency medical, or other municipal 
services is proposed. 

15 Provision of usable and 
functional open spaces of 
adequate proportions, 
including needed recreational 
facilities that can reasonably 
be provided on the site 

 
 

Meets  
 

Does Not Meet 

New landscape beds are proposed and 
are depicted on a Landscape Plan 
provided in this application. No 
recreational facilities can reasonably be 
provided on the site. 

16 Adequate layout and 
coordination of on-site 
accessways and sidewalks in 
relationship to off-site existing 
or planned streets, 
accessways, bicycle paths, 
and sidewalks. 

 
 

Meets  
 

Does Not Meet 

All access ways are existing. Signage and 
paint markings are proposed which will 
improve the existing access ways. 

17 Demonstration that the land 
indicated on plans submitted 
with the application shall be of 
such character that it can be 
used for building purposes 
without danger to health. 

 
Meets  

 
Does Not Meet 

Site is fully developed. Building and site 
work can be constructed without danger 
to health. 

18 Adequate quantities, type or 
arrangement of landscaping 
and open space for the 
provision of visual, noise and 
air pollution buffers. 

 
 

Meets  
 

Does Not Meet 

New landscape beds are proposed and 
are depicted on a Landscape Plan 
provided in this application. 

19 Compliance with applicable 
City approved design 
standards. 

 
 

Meets  
 

Does Not Meet 

Application complies with the Site Plan 
Review Regulations. 

 Other Board Findings: 
 
 
 
 

 



Ross Engineering, LLC 

Civil / Structural Engineering 
909 Islington Street  603-433-7560 

Portsmouth, NH 03801  alexross@comcast.net 

 

806 US Route 1 Bypass 

Project Description 
 

May 17, 2024 

 

806 US Rte. 1 bypass is the current location for the City Tobacco business.  822 US Rte. 1 

bypass is a vacant gas station, and was just approved for the new City Tobacco business last 

night at the Planning Board meeting.  The City Tobacco business  will be moved to 822 after a 

new building is constructed. 

 

We are requesting administration approval for the minor changes to the 806 site plan, which is 

necessary because of the drainage and site design for 822.  822 Rte. 1 By-Pass was just approved 

by the planning board last night, and the drainage configuration has been revised on 806 to 

match.  We are also requesting the second extension to the original approval, since that deadline 

is fast approaching.  822 has existing drainage that needed extensive design to re-configure and 

this took extra time, which is why we need the extension for 806.  

 

Project History 
 

• The Technical Advisory Committee voted to recommend approval to the Planning Board 

at their May 3, 2022 meeting. 

• The Planning Board granted Site Plan approval at the June 23, 2022 meeting.   

• At the June 15, 2023 Planning Board meeting a 1-year extension of the Site Plan 

Approval granted on June 23, 2022 was approved so that the extension goes to June 23, 

2024. 

 

Revisions include: 

 

Drawing 1 – Existing Conditions Plan 

 

• Revised existing catch basin elevations  

 

• Added note 6 outlining PB approval and extension of approval. 

 

Drawing 2 – Site Plan 

 

• Landscaping removed in NHDOT right of way, as per NHDOT request. This is shown on 

drawings 2-4. 

 

• Drainage has been changed to depict new proposed drainage system. New drainage 

system is depicted to match proposed drainage on lot 29, which is connected to drainage 

system on lot 43. This is shown on drawings 2 & 3. 

 

• Revised lighting callouts on the plan. 



Ross Engineering, LLC 

Civil / Structural Engineering 
909 Islington Street  603-433-7560 

Portsmouth, NH 03801  alexross@comcast.net 

Drawing 3 – Utility Plan 

 

• Landscaping removed in NHDOT right of way, as per NHDOT request. This is shown on 

drawings 2-4. 

 

• Drainage has been changed to depict new proposed drainage system. New drainage 

system is depicted to match proposed drainage on lot 29, which is connected to drainage 

system on lot 43. 

 

• Stormwater notes for drainage system on drawing 3 “Utility Plan”. 

 

• Revised existing and proposed drainage structure elevations on drawing 3 “Utility Plan”. 

 

• Revised lighting on drawing 3. Note 3 and the Lighting Specification Table have been 

revised. Lighting notes on the plan have been revised and are shown on drawings 2 & 3. 

 

Drawing 4 – Landscape Plan 

 

• Landscaping removed in NHDOT right of way as per NHDOT request. 

 

• Drawing 4 “Landscape Plan” has been changed to depict new proposed manhole and 

catch basin locations. 

 

• Planting notes have been changed to reflect landscaping that has been changed to reflect 

landscaping that has been removed in the NHDOT right of way. 

 

 

Drawing 5 –Easement Plan 

 

• Easement Plan has been added as drawing 5 showing a drainage easement across Lot 43. 

 

Drawing 6 – Notes & Details 

 

• Revised manhole & catch basin details. 

 

 

 

These minor amendments along with the improvements on the abutting property are an 

improvement from the previous proposed drainage system. 

 

 

 

Sincerely, 

 

 

Alex Ross, P.E. 
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Drawing No.

Summary

1 of 1

Schedule

Symbol QTY Manufacturer Catalog Number Description Lamp Filename

Lumens

per

Lamp

LLF Wattage Label Distribution Polar Plot

1 Lithonia

Lighting

DSX0 LED P4 30K

80CRI TFTM MVOLT

SPA DDBXD with SSS

18 4C DM29AS

DDBXD

2 D-Series Size 0 Area

Fixture; mounted at 20ft

(18ft pole on 2ft base)

LED DSX0_LED_P4

_30K_80CRI_T

FTM.ies

9908 0.9 186.08

2S4

TYPE IV, SHORT,

BUG RATING: B2 -

U0 - G3

6 Lithonia

Lighting

LDN4 30/10 LO4AR LD 4in LDN Round

Downlight; mounted at

10ft

LED LDN4_30_10_L

O4AR_LD.ies

922 0.9 10.58

D

DIRECT, SC-

0=1.04, SC-

90=1.06

3 Lithonia

Lighting

DSX0 LED P4 30K

80CRI TFTM MVOLT

SPA DDBXD with SSS

18 4C DM19AS

DDBXD

D-Series Size 0 Area

Fixture; mounted at 20ft

(18ft pole on 2ft base)

LED DSX0_LED_P4

_30K_80CRI_T

FTM.ies

9908 0.9 93.04

S4

TYPE IV, SHORT,

BUG RATING: B2 -

U0 - G3

12 Lithonia

Lighting

WDGE1 LED P1 30K

80CRI VW MVOLT SRM

DDBXD

WDGE1 LED Wallpack;

mounted at 10ft

LED WDGE1_LED_P

1_30K_80CRI_

VW.ies

1163 0.9 10.0002

W1

TYPE II, VERY

SHORT, BUG

RATING: B0 - U0 -

G0

1 Lithonia

Lighting

WDGE3 LED P1 70CRI

RFT 30K MVOLT SRM

DDBXD

WDGE3 LED Wallpack;

mounted at 16ft

LED WDGE3_LED_P

1_70CRI_RFT_

30K.ies

6996 0.9 51.1717

W2

TYPE IV, SHORT,

BUG RATING: B1 -

U0 - G2

Statistics

Description Symbol Avg Max Min Max/Min Avg/Min

Outside of Parking Lot 0.1 fc 4.5 fc 0.0 fc N/A N/A

Parking Lot (larger building) 1.7 fc 8.0 fc 0.0 fc N/A N/A

Parking Lot (smaller building) 1.0 fc 4.5 fc 0.0 fc N/A N/A
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June 11, 2024 

  

Peter Britz  -  Planning & Sustainability Director 

City of Portsmouth, Planning Department 

1 Junkins Ave 

Portsmouth, NH 03801 

 

RE: Amended Site Plan Approval and a second 1-year extension of the previously approved Site Plan for 

property located at 806 US Route 1 Bypass (LU-22-81) 
     

Dear Mr. Britz, 

  

 I am writing in response to your TAC letter dated June 6th , 2024.  Your concerns are italicized 

with our comments below in bold. 

 

1. Show how you intend to resolve the doctrine of merger issues for drainage and access. 

 

Note 9 has been added to drawing 2 “Site Plan” stating that all drainage and access 

easements on both 806 and 822 US Route 1 Bypass shall work in conjunction with each 

other and will be properly recorded. 

 

2. Drainage easement may need to include a maintenance provision for the Jellyfish. 

 

The jellyfish filter is located entirely on #822 US Route 1 Bypass. A maintenance 

provision in the drainage easement for #806 US Route 1 Bypass is not necessary. 

 

3. Drainage easement to City required for drainpipe crossing the property. 

 

A drainage easement has been shown on drawing 5 “Easement Plan”, 

 

4. All sewer connection fees must be paid for sewer connection Stark Street. This includes the 

previous cost of installing the connection from the main to the property. 

 

All sewer connection fees for sewer connection to Stark Street shall be paid. 

 

 

 

 

 

 

 

 

 

 



Ross Engineering 
Civil/Structural Engineering & Surveying 

909 Islington Street                                                                                                603-433-7560 

Portsmouth, NH 03801                                                                                                                               alexross@comcast.net 

 

5. Existing sewer service to Dennett Street must be disconnected and capped. This may be done 

behind the curb to not disturb the pavement on Dennett Street. 

 

The existing sewer service to Dennett Street will be disconnected and capped. Contractor 

to coordinate with DPW for the disconnection of the line. A note has been added to 

proposed utilities sewer note 4 on drawing 3 “Utility Plan”. 

 

 

 

 

 

Sincerely, 

 

 

 

Alex Ross, P.E. 



 
ORDINANCE # 

 

THE CITY OF PORTSMOUTH ORDAINS 

That Chapter 10, Article 5A - Character-Based Zoning, Section 10.5A43.33 

regarding Building and Story Heights of the ZONING ORDINANCE of the City of 

Portsmouth, be amended as follows (deletions from existing language stricken; additions 

to existing language bolded; remaining language unchanged from existing): 

Section 10.5A43.30: Building and Story Heights 
 

10.5A43.33 For a development located within a CD4, CD4W, or CD5 Character 
District that is not located in an incentive overlay district and that contains at 
least one acre of lot area, the Planning Board may grant a conditional use permit 
to allow:  an additional story in height (up to 15 feet); a house or duplex building 
type; and/or a mixed-use building with a mix of residential and nonresidential uses 
only, if all of the following requirements are met: 

 
a) Community Space – The development shall have at least 50% of the 

property assigned and improved as a community space. Given the large 
scale of the development, the community space shall include a Plaza or 
Square of at least 5,000 sq. ft. per acre, a Pedestrian Passageway, Wide 
Pedestrian Sidewalk, and or a Pedestrian Arcade, and a Pocket Park, 
Playground, or Public Observation Deck. Such community space shall 
count toward the required open space listed in Figures 10.5A41.10A-D 
(Development Standards). The size, shape, location and type of the 
community space shall be determined by the Planning Board and be 
based on the proposed land use and the size and location of the buildings 
within the development, and the adjacent uses and public amenities. 
 

b) Workforce Housing – If multi-family dwelling units are proposed,  tThe 
development shall have either: 1) 10% of any proposed for sale dwelling 
units within a development shall be workforce housing units (affordable 
to a household with an income of no more than 100 percent of the area 
median income for a 4-person household); or 2) 5% of any proposed for 
rent dwelling units within a development shall be workforce housing 
units (affordable to a household with an income of no more than 60 
percent of the area median income for a 3-person household). Any 
workforce housing units shall be at least 600 sq. ft. in gross floor areas and 



be distributed throughout the building wherever dwelling units are located. 
 

c) Calculations for workforce housing unit requirements shall be rounded to 
the nearest whole number, with 0.5 and below being rounded down. 
 

d) The proposal is consistent with the findings, goals, and objectives of the 
Portsmouth Master Plan. 
 

The City Clerk shall properly alphabetize and/or re-number the ordinances as necessary 

in accordance with this amendment. 

 

All ordinances or parts of ordinances inconsistent herewith are hereby deleted. 

 

 This ordinance shall take effect upon its passage. 

 

 

       APPROVED: 

       __________________________ 

       Deaglan McEachern, Mayor 

ADOPTED BY COUNCIL: 

 

_____________________________ 

Kelli L. Barnaby, City Clerk 
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