




 

 

 

 

Professional Civil Engineering  •  Professional Land Surveying  •  Land Planning  

150 Longwater Drive, Suite 101 

Norwell, MA  02061 

Tel: 781-792-3900 

                                                                                                                               www.mckeng.com 

April 12, 2022 
 
 
Rockland Zoning Board of Appeals 
Town of Rockland 
242 Union Street 
Rockland, MA 02370  
 
RE: Schoolhouse Apartments – Chapter 40B Comprehensive Permit – Response to Amory 

Engineers, P.C. Peer Review 

  
On behalf of the applicant, Connolly and Partners, LLC, McKenzie Engineering Group, Inc. (MEG) 
is pleased to submit these responses to the comments received in a memorandum dated April 5, 
2022 from Amory Engineers, P.C. The following are the peer review comments with MEG 
responses in bold italics.  
 

1. New/replaced catch basins should be equipped with four foot sumps and gas-trap 
hoods.  

o Language has been added to the plans that new/replace catch basins shall be 

equipped with four foot sumps and gas-trap hoods.  See Grading and Utility 

Plan, Sheet C-2, and Construction Detail Sheet, CD-1.  

 

2. If there are sumps in existing catch basins the existing catch basins should also be 
equipped with gas-trap hoods wherever possible.  

o Language has been added to the plans that existing catch basins to be 

retained shall have gas-trap hoods installed.  Existing infrastructure is also 

proposed to have sediment removed and pipes cleaned.  See Grading & Utility 

Plan, Sheet C-2.  

 

3. We note that when the existing lot is subdivided, easements will be required for shared 
stormwater infrastructure, sewer infrastructure, parking and access/egress.   

o Easement will be provided for as required. A Reciprocal Easement document 

has been prepared as part of the lot creation which will legally allow access to 

both parcels and will be recorded with the lot.  In addition, a 20’ sewer 

easement is proposed across Lot A to provide access rights to the sewer 

infrastructure. See ANR Plan, Sheet ANR-1, and Grading and Utility Plan, Sheet 

C-2. 

 

 



Rockland Planning Board   2    April 12, 2022 
 

 

 

Should you have any questions on the contents of this submittal package or require any additional 
information, please do not hesitate to contact our office. 
 
Very truly yours, 
 
MCKENZIE ENGINEERING GROUP, INC. 
 
 
 
 
Austin Charter, P.E., LEED GA     Bradley C. McKenzie, P.E. 
Project Engineer      President 
 
cc:  Connolly and Partners, LLC 

Amory Engineer, P.C. 

MCKENZIE ENGINEERING GROUP, INC. 
 
 
 
Austin Charter, P.E., LEED GA     Bradley C. McKenzie, P.E. 
Project Engineer      President 
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1" REBAR
FOR  BAG
REMOVAL

CATCH BASIN
GRATE

SILTSACK

CATCH BASIN
GRATE

SILTSACK

EXPANSION
RESTRAINT

TRAPPED SEDIMENT

18" DIAM. BIODEGRADABLE SILT
SOCK FILLED WITH WOOD CHIP
COMPOST BLEND

1"x1" STAKES
EVERY 8 LF

18" DIAM. BIODEGRADABLE SILT
SOCK FILLED WITH WOOD CHIP
COMPOST BLEND

1"x1" STAKES
EVERY 8 LF

EXISTING
PAVEMENT

GEOTEXTILE
FILTER FABRIC

1" TO 2" COARSE
AGGREGATE

(TYP.)
EXISTING
PAVEMENT



 

 
439 Washington Street | Braintree, Massachusetts 02184 | 617.523.8600 | 617.523.8620 fax | connollyllc.com 

 

 
 
 
April 8, 2022 
 
Deputy Chief Thomas Heaney 
Rockland Fire Department 
P.O. BOX 542 
360 Union Street 
Rockland, MA 02370 
 
Via Electronic Transmission 
 
Subject: Schoolhouse Apartments Rockland 
  
Dear Deputy Chief Heaney, 
 
Connolly and Partners appreciates your thoughtful review of our plans to redevelop the former Holy 
Family School into a 27-unit affordable senior living community. Please find below our response to 
your request for further clarification related to this adaptive reuse project: 
 
1. Per CMR 18.1.1.4 The Fire apparatus access roads plans must include an analysis and evaluation 

of fire apparatus maneuvers throughout the access roads created by a swept path analysis and 
turn simulation software. 

 
This analysis will be performed by McKenzie Engineering Group, Inc. (MEG). Access would be 
similar to the existing condition with the exception of the parking being moved against the 
building to create greater ease of use for our residents. This change, however, should not be an 
impediment. Additionally, we are installing a full NFPA 13 sprinkler system which does not 
currently exist on site. 
 

2. CMR 13.3.2.4 New buildings three or more stories in height above grade shall be protected 
throughout by an approved automatic sprinkler system in accordance with Section 13.3., 
additionally refer to Massachusetts General Law Chapter 148 Section 26I and 26G. 
 
The installation of a fully compliant NFPA 13 sprinkler system in accordance with Section 13.3 
and Massachusetts General Law Chapter 148 Section 26I and 26G is included in the project plan. 
 

3. CMR 11.10.2 Two-way radio communications enhancement systems, when required. Shall be 
maintained in accordance with Chapter 24 of NFPA 72. 
 
Seger Architects, through use of a consultant, will analyze the adequacy of radio communication 
within the built project. If determined to be required, then an enhancement system will be 
installed. 

 



 
 

 

4. Installation of a new Fire Alarm System in compliance with the International Building Code (IBC) 
Section 907, plans to include the location of all emergency lighting, extinguishers, horn strobes, 
and any additional Fire Protection devices. 
 
A new Fire Alarm System in compliance with the International Building Code (IBC) Section 907 
will be designed and installed. Plans will include the location of all emergency lighting, 
extinguishers, horn strobes, and any additional Fire Protection devices. 

 
5. A Fire Alarm system monitored by Central Station of a Master Box connection to the Rockland 

Fire Department per Massachusetts General Law Chapter 148 Section 26E(b). 
 

A Fire Alarm system monitored by Central Station of a Master Box connection to the Rockland 
Fire Department per Massachusetts General Law Chapter 148 Section 26E(b) will be designed 
and installed. 

 
6. Installation of a Knox Box. A Fire Alarm system monitored by Central Station of a Master Box 

connection to the Rockland Fire Department per Massachusetts General Law Chapter 148 
Section 26E(b). 

 
A Knox Box will be designed and installed as will a Fire Alarm system monitored by Central 
Station of a Master Box connection to the Rockland Fire Department per Massachusetts General 
Law Chapter 148 Section 26E(b). 

7. Installation of a Standpipe System in compliance with IBC Section 905. 

A Standpipe System in compliance with the International Building Code (IBC) Section 905 will be 
designed and installed. 

8. Installation of an Elevator in compliance with the International Building Code Section 30. 

A stretcher size, 3500# elevator is planned for the project incompliance with the MA State 
elevator Code. 

 
Please let me know of any additional information that would be helpful to the Department at this 
time. 
 
Sincerely, 
 

 
Jennifer J. Connolly 
Acquisitions and Development 



D
EL

PR
ET

E 
A

V
EN

U
E

(P
U

BL
IC

 - 
VA

R
IA

BL
E 

W
ID

TH
)

D
EL

PR
ET

E 
A

V
EN

U
E

(P
U

BL
IC

 - 
VA

R
IA

BL
E 

W
ID

TH
)

P
E

R
M

IT
T
IN

G

VT-1

EMERGENCY
APPARATUS

TURNING
MOVEMENT PLAN

R
om

an
 C

at
ho

lic
 A

rc
hb

is
ho

p
40

3 
U

ni
on

 S
tre

et
R

O
C

KL
AN

D
, M

AS
SA

C
H

U
SE

TT
S 

02
37

0

PR
O

PO
SE

D
 S

C
H

O
O

LH
O

U
SE

A
PA

R
TM

EN
TS

40
3 

U
N

IO
N

 S
TR

EE
T

R
O

C
K

L
A

N
D

, 
M

A
S

S
A

C
H

U
S

E
T
T
S

Assinippi Office Park
150 Longwater Drive, Suite 101
Norwell, MA 02061
P: 781.792.3900
www.mckeng.com

M  C  K  E  N  Z  I  E
ENGINEERING  GROUP

(A
SS

ES
SO

R
 P

AR
C

EL
 3

4-
15

7-
0)

N

22.007.00

43.00

: 33.3Steering Angle

8.50
8.50
6.0

Aerial Fire Truck
feet

:

:
:

Width
Track
Lock to Lock Time

ROCKLAND 105' LADDER TRUCK ENTERING SITE
TRAVELING NORTHBOUND ON DELPRETE AVENUE

ROCKLAND 105' LADDER TRUCK ENTERING SITE
TRAVELING SOUTHBOUND ON DELPRETE AVENUE

ROCKLAND 105' LADDER TRUCK



BITUMINOUS PAVEMENT DETAIL
SCALE: N.T.S.

CURB/EDGE OF PAVEMENT

TYPICAL STRIPING DETAILS
SCALE: N.T.S.

VAN

PAINTED HANDICAP SYMBOL DETAIL
SCALE: N.T.S.

HANDICAP PARKING STALL DETAIL
SCALE: N.T.S.

4" WIDE YELLOW
PAINTED LINES
(INCLUDING AISLES)

PAINTED
WHITE
SYMBOL

8'-0"
(MIN.)

8'-0"
(VAN)

3'-6"

3'-10"

3"

R=16"

4"

18'-0"

9'-0"
STALL
WIDTH

4" WIDE PAINTED
STRIPES (TYP.)
COLOR VARIES

PLAN

ELEVATION

4X OUTLET
 PIPE DIA.

AREA DRAIN DETAIL
SCALE: N.T.S.

LOAM & SEED

DRAIN BASIN
(NYLOPLAST OR EQUAL)

12" CRUSHED STONE
(MASSDOT M2.01.2)

COMPACTED
SUBGRADE

DIA. VARIES
HDPE PIPE (TYP.)

DIA. VARIES
HDPE PIPE (TYP.)

DOME FRAME & GRATE
(NYLOPLAST OR EQUAL)

DOME FRAME & GRATE
(NYLOPLAST OR EQUAL)

6"
6"

CURB WITH CEM. CONC. SIDEWALK DETAIL
SCALE:  N.T.S.

1.5% (2.0% MAX.)

VERTICAL GRANITE CURB

8" GRAVEL BORROW SUBBASE
(TYPE B, MASSDOT M1.03.0)
95% COMPACTION

HIGH EARLY STRENGTH
CEMENT CONCRETE

COMPACTED
SUBGRADE

FOR PAVEMENT CONSTRUCTION
SEE BITUMINOUS PAVEMENT DETAIL

SURFACE COURSE

INTERMEDIATE COURSE

6"
MIN.6"

MIN.

4"- 4,000 PSI, 3/4", 610,
TYPE II  CEMENT
CONCRETE
SIDEWALK

NOTES:

1. CURBS AND WALKS ALONG ACCESSIBLE ROUTES SHALL MEET OR EXCEED THE APPLICABLE REGULATIONS OF THE
MASSACHUSETTS ARCHITECTURAL ACCESS BOARD, FAIR HOUSING ACT AND ADA.

2. THE MAXIMUM ALLOWABLE  SIDEWALK AND CURB RAMP CROSS SLOPES SHALL BE 2%.

3. THE MAXIMUM ALLOWABLE SLOPE OF ACCESSIBLE ROUTE EXCLUDING CURB RAMPS SHALL BE 5%.

4. THE MAXIMUM ALLOWABLE SLOPE OF ACCESSIBLE ROUTE CURB RAMPS SHALL BE 7.5%..

5. MAINTAIN A MINIMUM OF 3 FEET CLEAR AT ANY PERMANENT OBSTACLE IN ACCESSIBLE ROUTE  (I.E., HYDRANTS,
UTILITY POLES, TREE WELLS, SIGNS ETC.).

6. GRADE BASE OF RAMP TO PREVENT PONDING..

7. RAMP CONSTRUCTION SHALL CONFORM TO TYPICAL SIDEWALK SECTION.

8. WHERE ACCESSIBLE ROUTES ARE  LESS THAN 5' IN WIDTH (EXCLUDING CURBING) A 5'X5' PASSING AREA SHALL BE
PROVIDED AT INTERVALS NOT TO EXCEED 200  FEET.

9. ALL CURBING AT RAMPS SHALL BE VERTICAL CURBING SET FLUSH WHERE IT ABUTS ROADWAY.

10. ALL RAMPS SHALL BE CEMENT CONCRETE WITH ROUGHENED NON-SLIP SURFACE.

11. ALL DETECTABLE WARNING PANELS SHALL BE CAST IN PLACE WITH A STAINLESS STEEL ANCHORING SYSTEM.
MINIMUM DIMENSIONS SHALL BE 2-FEET WIDE BY 5-FEET LONG, OR AS APPROVED.

12. THE MATERIAL USED TO PROVIDE CONTRAST SHALL BE AN INTEGRAL PART OF THE WALKING SURFACE.
DETECTABLE WARNINGS USED ON INTERIOR SURFACES SHALL DIFFER FROM ADJOINING WALKING SURFACES IN
RESILIENCY OR SOUND-ON-CANE-CONTACT.

13. CEMENT CONCRETE TO BE 4000 PSI, 3/4", 610, TYPE II.

6"

CEM. CONC. ACCESSIBLE CURB RAMPS
SCALE: N.T.S.

CURB
TRANSITION

6"

RAMP
CURB TRANSITION

DETECTABLE
WARNING PANEL

(2' DEEP, TYP.)

BACK OF
SIDEWALK

2% MAX.
1% MIN.

8% MAX.

2% MAX.
1% MIN.

2% MAX.
1% MIN. 5.0' MIN.

CURB
TRANSITION

5' MIN. RAMP
1/4" LIP MAX. AT RAMP

8% MAX.

CURB
TRANSITION

2% MAX.
1% MIN. 5.0' MIN.

2% MAX.
1% MIN.

8% MAX.

BACK OF
SIDEWALK

DETECTABLE
WARNING PANEL

(2' DEEP, TYP.)

MIN. 4'X4' LANDING
MAX. 2% IN ANY DIRECTION

RAMP

DETECTABLE
WARNING PANEL

(2' DEEP, TYP.)

1/4" LIP MAX. AT RAMP
1/4" LIP MAX. AT RAMP

2% MAX.
1% MIN.

8% MAX.

2% MAX.
1% MIN.

5.0' MIN.

6"

2% MAX.
1% MIN.

8% MAX.

BACK OF
SIDEWALK

5.0' MIN.

CURB
TRANSITION

5' MIN.

STREET NAME
STOP

ROADWAY
POST PARTIAL ELEVATIONMOUNTING

N.T.S.
POST SECTION

TYPICAL SIGN DETAIL
SCALE: N.T.S.

SIGN R1-1

2"X2"X8'-0" SQUARE
STEEL SIGN POST

TOP OF
CURB

8'-6"

7'-0" (MIN.)

1'-6" 1'-0"

LANDSCAPED
SURFACE

2' MIN.
5' MAX.

2'-6"

2'-6"

VAN ACCESSIBLE
SPACES ONLY

4 LB/FT
"U" CHANNEL
(GALVANIZED)

3 1/2"

1 1/4"

1 
13

/1
6"

CONCRETE

SIDEWALK OR
FINISHED GRADE

CONCRETE

SIGN R1-1

NUT AND
LOCK WASHER

5/16" MACHINE
SCREW OR BOLT

18
"

6"

36
" -

 3
/8

"

1"

@
 1

" O
.C

. H
OL

ES
PU

NC
HE

D

SUBDRAIN/TRENCH DRAIN DETAIL
SCALE: N.T.S.

6"

12" 12"

VA
RI

ES
M

IN
.

12
"

12" NOM

14 11/16"

EXPANSION /
CONTRACTION

#5 REBARS
(2) CONTINUOUS

CLAMPING BOLT

STANDARD DUCTILE IRON
GRATE  #EG14161DIA

TOP OF GRATE ELEV.=XX

ECONODRAIN®  SERIES #12
TRENCH SYSTEM

NOTES:

1. ECONODRAIN SERIES #4, MANUFACTURER-MULTIDRAIN, STATESVILLE, NC 28625 (OR APPROVED EQUAL)
2. DEFER TO ARCHICTURAL PLANS FOR ADDITIONAL DRAIN SPECIFICATIONS.
3. ADD REBAR AS REQUIRED FOR H-20 LOADING (*)
4. A TRENCH SHALL BE EXCAVATED A MINIMUM OF 12" WIDER THAN THE OVERALL WIDTH OF THE STEEL

FRAME (10" MINIMUM EACH SIDE) AND A MINIMUM OF 12" DEEPER THAN THE OVERALL DEPTH OF THE FORM.
5. TOP OF GRATE ELEVATION SHOWN IN PLAN VIEW EXPANSION / CONTRACTION JOINT PER LOCAL

ENGINEERING REGULATIONS AND GUIDELINES.
6. STANDARD CHANNEL SLOPE IS 0.5% INSTALLATION TO BE COMPLETED IN ACCORDANCE  WITH

MANUFACTURER'S SPECIFICATIONS AND INSTALLATION INSTRUCTIONS.

EXISTING SUBGRADE

DEPTH VARIES (8" MIN)
RECLAIMED PAVEMENT  &
EXISTING SUB BASE MIX
 95% COMPACTION

1" BITUMINOUS CONCRETE PAVEMENT
TYPE I-1 TOP COURSE
(MASSDOT SPEC 460, JOB MIX FORMULA
M3.11.03, TABLE A)
95% LABORATORY DENSITY

2-1/2" BITUMINOUS CONCRETE PAVEMENT
TYPE I-1 BINDER COURSE
(MASSDOT SPEC 460, JOB MIX FORMULA
M3.11.03, TABLE A)
95% LABORATORY DENSITY

PROFESSIONAL ENGINEER:

-

DWG. NO:

DWG. TITLE:

AJC
AJC

BCM
BCM

12/10/2021

220-160

DESIGNED BY:

PROJECT NO.:

APPROVED BY: 
CHECKED BY:

DATE:
SCALE:

DRAWN BY:
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(MIN.)

IN PAVED AREAS

VARIES

IN EARTH IN ROCK

6"

CROSS COUNTRY

VA
RI

ES

(4" MIN.)

SCREENED GRAVEL
BACKFILL MATERIAL

DEPTH VARIES

1"-0"

1'-
0" M
IN

.

3/4"-1 1/2" CRUSHED STONE

BASE COURSE

4" MIN. PAVEMENT

12" GRAVEL

TYPICAL DRAIN TRENCH DETAIL
SCALE: N.T.S.

SUITABLE BACKFILL MATERIAL
COMPACTED TO 95% MAXIMUM
DRY DENSITY
MAX. STONE SIZE = 8"

RESURFACING AS REQUIRED
6" LOAM AND SEED OR

APPROVED SLOPE
PROTECTION

SHEETING AS
REQUIRED

SHEETING IF USED
SHALL BE LEFT IN

PLACE BELOW
THIS ELEVATION

ROCK

BUILDING CONNECTION

NOTES:

1. DETAILS SHOWN ARE FOR INFORMATIONAL PURPOSES ONLY. PRODUCT SPECIFICATIONS
AND INSTALLATION SHALL COME FROM MANUFACTURER.

2. RECOMMENDED METHOD OF CUTTING HOLE IS WITH HOLE SAW FOR PVC AND OTHER
PLASTICS, AND DIAMOND BIT FOR CONCRETES, CLAY, FRP, AND D.I. (SEE INSTALLATION
INSTRUCTIONS.)

A. BELL END ACCEPTS PIPE WITH SDR 26, SDR 35 AND ASTM
D3034 OR EQUIVALENT O.D. SPECIFICATION IN 4" AND 6"
SIZES.

B. CURVATURE VARIES WITH MAINLINE DIAMETERS.

C. SPIGOT END SDR 26, PVC SDR 35, ASTM D3034
DIAMETERS: 4" AND 6"

1
2

3
4

4A
4B

B

PART
1
2
3

4
4A
4B

PART NAME
HUB ADAPTOR
RUBBER GASKET
SECURING CLAMP*

RUBBER SLEEVE
UPPER SEGMENT**
LOWER SEGMENT***

MATERIALS
PVC SDR 26 ASTM D3034
ASTM F477
BAND SS #301
SCREW SS #305
HOUSING SS #301
ASTM F477

C

* OPTIONAL: #316 STAINLESS STEEL BAND, SCREW AND HOUSING
** DISTANCE BETWEEN 4A AND 4B WILL VARY BY PRODUCT TYPE
*** WILL NOT APPEAR ON RUBBER SLEEVES FOR CONCRETE OR

CLAY PIPE

INSERTA TEE SIZE
4" (100 mm)
6" (150 mm)

HOLE DIAMETER
4 12"  (114 mm)
6 12" (165 mm)

A

BUILT IN STOP FOLLOWS
CONTOUR OF MAINLINE PIPE

(PATENT PENDING)
CUSTOM MADE TO MATCH THE

INTERIOR RADIUS OF THE
MAINLINE PIPE OR STRUCTURE

TYPICAL SEWER MANHOLE
SCALE: N.T.S.
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MANHOLE JOINT

(TYP.)

12"

48" DIA. (MIN)

8"8"
ACCESS
30" DIA.

FINISHED
GRADE

SEE NOTE 4

SEE NOTE 3

SHELF TO BE CLAY BRICK
LAID FLAT AT A

SLOPE OF 1" PER FOOT

DIA.
VARIES

12" CRUSHED STONE
(MASSDOT M2.01.2)

COMPACTED
SUBGRADE

PROP. DRAIN MANHOLE
FRAME & COVER

STEPS, SEE
NOTE 5

NOTES:

1. ALL SECTIONS SHALL BE DESIGNED FOR HS-20 LOADING.

2. PROVIDE "V" KNOCKOUTS FOR PIPES WITH 2" MAX. CLEARANCE TO OUTSIDE OF PIPE. MORTAR ALL PIPE
CONNECTIONS.

3. ALL EXTERIOR SURFACES SHALL BE GIVEN TWO COATS OF BITUMINOUS WATER-PROOFING MATERIAL.
JOINT SEALANT BETWEEN PRECAST SECTIONS SHALL BE PERFORMED BUTYL RUBBER.

4. SEWER MANHOLE FRAME AND COVER SHALL BE SET IN FULL MORTAR BED. ADJUST  TO GRADE WITH CLAY
BRICK AND  MORTAR (2 BRICK COURSES TYPICALLY, 5  BRICK COURSES MAXIMUM).

5. COPOLYMER MANHOLE STEPS SHALL BE INSTALLED AT 12" O.C. FOR THE FULL DEPTH OF THE STRUCTURE.

BUTYL JOINT
SEALANT

OUTLET

BRICK CHIP
MORTAR OR CEMENT

CONCRETE FILL

ARCH INVERT TO BE CONSTRUCTED
WITH CLAY BRICK LAID AS
STRETCHERS AND ON EDGE

FLEXIBLE WATERTIGHT
GASKET OR SLEEVE

INSERTA-TEE SEWER CONNECTION TO EXISTING SEWER
SCALE: N.T.S.

RUBBER SLEEVE

EPOXY COAT INSIDE
OF RUBBER SLEEVE

FASTENER

CORE HOLE TO ACCEPT
INSERTA-TEE

EXISTING SEWER PIPE

NOTES

1. GRAVEL BORROW SHALL
CONFORM TO MASSDOT
SPECIFICATION M1.03.0.

2. CRUSHED STONE BEDDING
SHALL CONFORM TO MASSDOT
SPECIFICATION M2.01.1.

3. SUBGRADE SHALL CONSIST OF
NATIVE SOIL OR IMPORTED
SOIL CONFORMING TO THE
MASSDOT SPECIFICATION FOR
ORDINARY BORROW AND SHALL
BE FREE OF ANY UNSUITABLE
SOILS OR MATERIAL.

4. UNSUITABLE SOIL OR MATERIAL
SHALL INCLUDE BUT NOT BE
LIMITED TO PEAT, MUCK,
BROKEN PAVEMENT, STUMPS,
LOGS, CONSTRUCTION DEBRIS
OR ANY OTHER DELETERIOUS
MATERIAL.

IN PAVED AREAS

IN EARTH IN ROCK

6"

CROSS COUNTRY

VA
RI

ES

6" M
IN

.

BASE COURSE

4" MIN. PAVEMENT

12" GRAVEL

TYPE-A GRAVEL BORROW
COMPACTED TO 95%
DRY DENSITY 6" MAX.
STONE  SIZE (SEE NOTE 1)

RESURFACING AS REQUIRED
6" LOAM AND SEED OR

APPROVED SLOPE
PROTECTION

SHEETING IF USED SHALL
BE LEFT IN PLACE

BELOW THIS ELEVATION

18"
(MIN.)

12
"

M
IN

.

3/4" CRUSHED STONE
BEDDING (SEE NOTE 2)

UNDISTURBED NATURAL
MATERIAL (SEE NOTES 3 & 4)

GRAVITY SEWER TRENCH DETAIL
SCALE: N.T.S.

18"
(MIN.)

1.33 x
O.D.
PIPE

6" M
IN

.

SEWER

PIPE
DRAIN

PIPE

DIA.
VARIES

8"8"

48" DIA. (MIN.)

M
IN

.
8"

12
"

4' 
(M

IN
.)

48" DIA. (MIN)

INVERT

AS
 R

EQ
'D

.

RI
SE

R
SE

CT
IO

N(
S)

M
ON

OL
IT

HI
C

BA
SE

 S
EC

TI
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(TYP.)

12"
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P 
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AB
 

ALTERNATE ECCENTRIC CONE SECTION

CATCH BASIN W/HOOD
SCALE: N.T.S.

NOTES:

1. ALL SECTIONS SHALL BE DESIGNED FOR HS-20 LOADING.

2. PROVIDE "V" KNOCKOUTS FOR PIPES WITH 2" MAX. CLEARANCE TO OUTSIDE OF PIPE.  MORTAR
ALL PIPE CONNECTIONS.

3. MORTAR ALL PIPE CONNECTIONS. JOINT SEALANT BETWEEN PRECAST SECTIONS SHALL BE
PREFORMED BUTYL RUBBER.

4 CATCH BASIN FRAME AND GRATE SHALL BE SET IN FULL MORTAR BED. ADJUST  TO GRADE WITH
CLAY BRICK AND  MORTAR (2 BRICK COURSES TYPICALLY, 5  BRICK COURSES MAXIMUM).
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S)
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24" SQUARE

MANHOLE JOINT

DRAIN MANHOLE DETAIL
SCALE: N.T.S.

ACCESS
24" DIA.

(TYP.)

12"

48" DIA. (MIN)

M
IN

.
8"

12
"

8"8"
ACCESS
24" DIA.

ALTERNATE TOP SLAB ALTERNATE TOP SLAB

48" DIA. (MIN.)

FINISHED
GRADEFINISHED

GRADE

SEE NOTE 4

SEE NOTE 3

SHELF TO BE CONCRETE
FORMED AT A SLOPE OF
1" PER FOOT

OUTLET

DIA.
VARIES

DIA.
VARIES

CEMENT CONCRETE INVERT

12" CRUSHED STONE
(MASSDOT M2.01.2)

COMPACTED
SUBGRADE

PROP. DRAIN MANHOLE
FRAME & COVER

STEPS, SEE
NOTE 5

NOTES:

1. ALL SECTIONS SHALL BE DESIGNED FOR HS-20 LOADING.

2. PROVIDE "V" KNOCKOUTS FOR PIPES WITH 2" MAX. CLEARANCE TO OUTSIDE OF PIPE. MORTAR ALL PIPE
CONNECTIONS.

3. JOINT SEALANT BETWEEN PRECAST SECTIONS SHALL BE PREFORMED BUTYL RUBBER.

4. DRAIN MANHOLE FRAME AND COVER SHALL BE SET IN FULL MORTAR BED. ADJUST  TO GRADE WITH CLAY
BRICK AND  MORTAR (2 BRICK COURSES TYPICALLY, 5  BRICK COURSES MAXIMUM).

5. COPOLYMER MANHOLE STEPS SHALL BE INSTALLED AT 12" O.C. FOR THE FULL DEPTH OF THE STRUCTURE.

BUTYL JOINT
SEALANT

12" CRUSHED STONE
(MASSDOT M2.01.2)

COMPACTED
SUBGRADE

SEE NOTE 3

SEE NOTE 4

HOOD

OUTLET

PROP. CATCH BASIN
FRAME & GRATE

OPENING
24" SQUARE
OPENING

NOTE:

1. EXISTING SEWER/DRAIN SHALL REMAIN ACTIVE THROUGHOUT CONSTRUCTION

12"

6"

TYPICAL DOGHOUSE MANHOLE
SCALE: N.T.S.

PROP. SEWER/DRAIN
PIPE

PRECAST CEM. CONC.
MANHOLE

PROP. CEM. CONC. FOOTING
(4,000 P.S.I.) TO BE POURED IN
THE FIELD AS APPROVED BY
ENGINEER

PRECAST CEM. CONC.
SECTION WITH DOGHOUSE
OPENING SIZED TO ACCEPT
EXISTING PIPE DIAMETER

4'-0"

BUTYL JOINT
SEALANT (TYP.)

SHELF TO BE CLAY
BRICK LAID FLAT AT A

SLOPE OF 1" PER FOOT

EXIST. PIPE

AREA TO BE FILLED
WITH BRICK & MORTAR

*

4"
6"
8"
12"

1/2"
3/4"
3/4"
1"

MAXIMUM SIZE
TAPPED CONNECTION

WATER MAIN
DIAMETER

MAXIMUM TAP
DIAMETER

NOTES:

1. ALL GATE VALVES TO BE RESILIENT SEAT, EPOXY  COATED.

2. WHERE NO PAVED SIDEWALK EXIST. CURB STOPS & VALVE BOXES TO BE
INSTALLED IN STREET

* WHERE THE SIZE OF THE CONNECTION EXCEEDS THAT GIVEN IN THE TABLE A
BOSS SHALL BE PROVIDED OR THE TAP SHALL BE MADE BY MEANS OF MULTIPLE
CORPS, STOPS AND BRANCH FITTINGS, TAPPED TEE, OR TAPPED SADDLE

TYPICAL TAPPING SLEEVE AND VALVE DETAIL
SCALE: N.T.S.

EXIST. WATER MAIN

PROP. WATER MAIN

MECHANICAL JOINT TAPPING VALVE W/
SERIES 1100 RESTRAINT DEVICE
MANUFACTURED BY EPPA IRON, INC.

EXIST. WATER MAIN MECHANICAL JOINT TAPPING VALVE W/
SERIES 1100 RESTRAINT DEVICE
MANUFACTURED BY EPPA IRON, INC.

PROP. WATER MAIN

VALVE BOX OR VALVE
INDICATOR POST AS
REQUIRED

MECHANICAL JOINT
TAPPING SLEEVE

MECHANICAL JOINT
TAPPING SLEEVE

PLACE MASONRY BLOCK
FRAME UNDER ACCESS

PIPE ON COMPACTED FILL.
DO NOT REST ON VALVE

PROFESSIONAL ENGINEER:

-

DWG. NO:

DWG. TITLE:

AJC
AJC

BCM
BCM
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SITE PLANTING PLAN
SCALE: 1" = 20'-0"1

DRAWN:

CHECKED:
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LANDSCAPE ARCHITECTURE LLC

840 SUMMER STREET
SUITE 201A

BOSTON, MA 02127
t. 203.592.4788
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SCALE:

DATE:
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04/12/22

PERMIT SET04/12/2022

L1
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PLANTING
PLAN
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25 LS

25 LS
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8 LS
5 CA
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SHRUB

PERENNIALS AND GRASSES

ILEX  GLABRA INKBERRY

ECHINACEA PURPUREA 1 GAL 18" O.C. CONTAINERPURPLE CONEFLOWER

CORNUS SERICEA 'ARCTIC FIRE' ARCTIC FIRE DOGWOOD

RHUS AROMATICA 'GRO LOW' GRO LOW SUMAC
TAXUS X MEDIA 'HICKSII' HICKS YEW

RUDBECKIA FULGIDA 'GOLDSTURM' 1 GAL 18" O.C. CONTAINERBLACK EYE SUSAN
NEPETA X FAASSENII 'WALKERS LOW' 1 GAL 18" O.C. CONTAINERCATMINT

TIARELLA CORDIFOLIA 1 GAL 18" O.C. CONTAINERHEARTLEAF FOAMFLOWER

HYDRANGEA ARBORESCENS 'ANNABELLE' ANNABELLE HYDRANGEA

CLETHERA ALNIFOLIA 36" O.C. B&BSUMMERSWEETCA

HA

IG
RG
TM

EP

NW
RF
TC

CS
5 GALLON

LIRIOPE SPICATA 1 GAL 18" O.C. CONTAINERLILY TURFLS

5 GALLON
5 GALLON

5 GALLON
5 GALLON
3' HT.

SYM. LATIN NAME COMMON NAME SIZE NOTES
TREES

AR

PLANT SCHEDULE

ACER RUBRUM 'RED SUNSET' RED SUNSET MAPLE 3"-3.5" CAL. B&B, 6' CLEAR BRANCHING

QP QUERCUS PALUSTRIS PIN OAK 3"-3.5" CAL. B&B, 6' CLEAR BRANCHING

QTY.

10

1
GT GLEDITSEA TRICANTHOS 'SKYLINE' SKYLINE HONEYLOCUST B&B, 6' CLEAR BRANCHING3"-3.5" CAL.5

AMELANCHIER 'AUTUMN BRILLIANCE' 6-7' TALL B&B, MULTI-STEMSERVICEBERRYAS
CERCIS CANADENSIS 6-7' TALL B&B, MULTI-STEMEASTERN REDBUDCC

7
4

VIBURNUM DENTATUM ARROWWOOD VIBURNUMVD 48" O.C. B&B5 GALLON

53
14
20

91
87
62
14

180

227
100
150
160

HYDRANGEA PANICULATA 'LITTLE LIME' LITTLE LIME HYDRANGEAHP 5 GALLON26

LEUCANTHEMUM X SUPERBUM 'BECKY' 1 GAL 18" O.C. CONTAINERBECKY DAISYLD 20

CALAMAGROSTIS X ACUTIFLORA 'KARL F." 2 GAL 24" O.C. CONTAINERKARL FOERSTER REED GRASSCK 38

36" O.C. B&B
36" O.C. B&B
36" O.C. B&B
36" O.C. B&B
36" O.C. B&B
30" O.C. B&B

IRRIGATION DIAGRAM NOTES:

1. IRRIGATION PLAN SHOWN IS DIAGRAMMATIC FOR DESIGN-BUILD INSTALLATION. CONTRACTOR SHALL SUBMIT SHOP DRAWINGS
FOR FINAL LAYOUT OF IRRIGATION SHOWING LOCATIONS AND SIZES OF MAIN LINES AND LATERAL LINES, ZONES, RAIN AND SOIL
SENSORS, AND CUT SHEETS FOR CONTROLLER SYSTEM AND COMPONENTS. INCLUDE ANY NECESSARY SLEEVING.

2. IRRIGATION CONTRACTOR SHALL VERIFY PSI/GPM REQUIREMENTS AT THE SITE BEFORE STARTING CONSTRUCTION.
3. TREES SHOULD BE ON A SEPARATE ZONE.
4. PROVIDE A REMOTE RAIN SENSOR ON A ROOF AREA THAT IS NOT OBSTRUCTED FROM THE OPEN SKY.
5. COORDINATE WITH OWNER FOR POINT OF CONNECTION LOCATION.
6. COORDINATE WITH OWNER FOR IRRIGATION CONTROLLER LOCATION.
7. INSTALL DRIP TUBING, .6GPH, 12" CENTERS, STAKED EVERY TURN OR EVERY 4'
8. COORDINATE WITH OWNER FOR BACKFLOW PREVENTION LOCATION.
9. INSTALLER SHALL INSTALL LIGHTNING AND SURGE PROTECTION DEVICES THROUGHOUT SYSTEM AS PER MANUFACTURER'S HIGHEST

SPECIFICATION LEVELS.
10.INSTALLER SHALL ADHERE TO ALL MANUFACTURER'S SPECIFICATIONS RELATED TO CONTROL SYSTEM INSTALLATION.
11.INSTALLER SHALL INSTALL MOISTURE SENSORS. CONTRACTOR SHALL INSTALL PER MANUFACTURERS'S SPECIFICATIONS AND SHALL

BE RESPONSIBLE TO PROGRAM RELATED HYDROZONES TO RESPECTIVE SOIL MOISTURE SENSORS. PROVIDE ONE FOR EACH
IRRIGATION ZONE WITH AUTOMATIC SHUT-OFF ONCE MOISTURE REQUIREMENTS ARE MET.

12.PRIOR TO BID, CONTRACTOR TO VERIFY THAT ALL MATERIALS, INSTALLATION PARAMETERS, AND OPERATIONS CONFORM TO ALL
APPLICABLE CODES AND ORDINANCES. NO LATER THAN FIVE DAYS BEFORE BID SUBMITTALS CONTRACTOR SHALL NOTIFY DESIGNER
AND OWNER OF ANY CHANGES REQUIRED DUE TO CURRENT CODE OR ORDINANCE DISCREPANCIES.

PLANTING:

1. DURING CONSTRUCTION, PROTECT ALL EXISTING  SITE FEATURES, STRUCTURES AND UTILITIES.
2. PLANTS SHALL BE TRUE TO SPECIES AND VARIETY SPECIFIED AND NURSERY GROWN IN ACCORDANCE WITH THE AMERICAN

STANDARD FOR NURSERY STOCK UNDER CLIMATIC CONDITIONS SIMILAR TO THOSE IN THE LOCALITY OF THE PROJECT.
SUBSTITUTIONS WILL BE PERMITTED ONLY IF APPROVED BY THE LANDSCAPE ARCHITECT.

3. LANDSCAPE ARCHITECT APPROVAL IS REQUIRED BEFORE PLANT MATERIAL IS PURCHASED. LANDSCAPE ARCHITECT RESERVES THE
RIGHT TO SEE ALL MATERIAL IN PERSON AT THE NURSERY. IF TRAVEL OUTSIDE OF MA IS REQUIRED, LANDSCAPE ARCHITECT'S TRAVEL
COSTS SHALL BE PAID FOR BY THE CONTRACTOR.

4. ALL  EXPOSED BURLAP, WIRE BASKETS AND OTHER MATERIALS ATTACHED TO PLANTS SHALL BE REMOVED PRIOR TO PLANTING. CARE
SHALL BE TAKEN NOT TO DISTURB THE ROOT BALL OF PLANTS.

5. THOROUGHLY WATER ALL PLANTS IMMEDIATELY AFTER PLANTING.
6. WHERE DISCREPANCIES IN QUANTITIES OCCUR, DRAWINGS SUPERCEDE PLANT NOTES AND SCHEDULE.
7.  TRANSPLANTING SHALL BE DONE IN ACCORDANCE WITH THE  AMERICAN STANDARD FOR NURSERY STOCK.
8. LOAM USED IN PLANT BEDS SHALL BE UNIFORM IN COMPOSITION, FREE FROM SUBSOIL, STONES LARGER THAN 1”, NOXIOUS SEEDS

AND SUITABLE FOR THE SUPPORT OF VEGETATIVE GROWTH. THE pH VALUE SHALL BE BETWEEN 5.5 AND 6.5.
9. MULCH IN TREE AND SHRUB BEDS SHALL BE NATURAL, NATIVE HEMLOCK MULCH FREE OF GROWTH OR GERMINATION INHIBITING

INGREDIENTS. SUBMIT SAMPLES FOR APPROVAL.
10.LOCATIONS FOR PLANTS AND/OR OUTLINE OF AREAS TO BE PLANTED ARE TO BE STAKED OUT AT THE SITE FOR APPROVAL BY THE

LANDSCAPE ARCHITECT.
11. SOIL DEPTHS: a.) SHRUBS AND PERENNIAL BEDS: 18" MIN.; b.) GROUNDCOVER: 6" MIN.; c.) TREES: SEE DETAIL; d.) SOD/SEED: 6"MIN.
12.PROVIDE A SUBSURFACE ROOTBALL ANCHOR BY PLATIPUS EARTH ANCHORS, SIZE FOR CALIPER

7 LS
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Applicable Sections of the Town of Rockland Zoning Bylaw Pertinent to this Application 
 

ARTICLE IV - PERMITED USES: 
 
REGULATION REQUIRED REQUESTED 

415-11    R-4 Residence Zoning District:  

Permitted principle uses: Multi family residence 

Exemption Not 
Required 

 
ARTICLE V – BUILDING, LOT AND GENERAL DISTRICT REGULATIONS: 
 
REGULATION REQUIRED  REQUESTED 

415-22 

(District R-4) 

-Maximum number of dwelling units per 32,670 
square feet: 4 

 

Exemption 

22.3 units per 32,670 
square feet 

(27 units on 38,888 
s.f. proposed lot) 

 

415-22 

(District R-4) 

Minimum side yard setback: 15 feet Exemption 

(10.62 feet) 

415-22 A(1). All parking spaces as required by this bylaw shall be a 
minimum of 10 feet in width by 20 feet in length for 
full size vehicles; and nine feet in width by 18 feet in 
length for compact vehicles. The ratio shall be 30% 
compact vehicles to 70% full size vehicles spaces. 

Exemption 

(9’ x 18’) 

415-22 A(2)a. In all Residential Zones, all parking areas, loading 
areas and areas used for access, egress or onsite 
circulation shall be set back a minimum of 10 feet 
from any property line and the ten-foot set back shall 
be properly landscaped and maintained. 

Exemption 

Visitor Spaces 
setback: 2.22’ min. 

415-22 F (5) d. F(1) 

F(2) 

F(3) 

 

 

 

 

The conversions of schools, retail/wholesale 
establishments, and other industrial, or commercial 
buildings into dwelling will be allowed by the Zoning 

Special Permit - 
Exemption Not 
Required  



Board of Appeals under the Special Permit 

415-22 G (1)a. The following uses shall require the submission of a 
traffic impact report to the Planning Board: 
The proposed construction of 25 or more residential 
units 

Exemption 

415-22 H Consultant review requirement. Exemption 

 
ARTICLE VIII – SITE PLAN REVIEW: 
 
REGULATION REQUIRED REQUESTED 

415-58 Except as provided herein, no building, excavation, or 
foundation activities shall be initiated unless a Site 
plan is first submitted and approved and a building 
permit issued.  

Exemption 

415-59 Site plan review and approval Exemption 

 
ARTICLE XI – ENFORCEMENT 
 
REGULATION REQUIRED REQUESTED 

415-89 A A special permit shall be required to construct or 
otherwise establish any of the specific types of uses so 
identified within this bylaw which shall only be 
permitted upon issuance of a special permit.  

Exemption 

 

ARTICLE XIII – DESIGN REVIEW BOARD 

 
REGULATION REQUIRED REQUESTED 

415-93.A All commercial, industrial, public, and institutional 
sites and/or buildings which are to be constructed, or 
substantially altered and/or renovated shall be subject 
to review by the Design Review Board, regardless of 
their location in Rockland.  

Exemption 

415-94.B Condominium Developments are subject to review by 
the Design Review Board.  

Exemption 

 



Schoolhouse Apartments Rockland 
Snow and Ice Removal Program 
 
Overview 
Schoolhouse Apartments Rockland will rely on private contractors to conduct snow plowing of the roadways 
and parking areas on-site. (The “Snow Removal Specification Sheet” from Clarendon Hill Towers, included at the 
end of this plan, provides a more detailed example.) The remainder of the site is cleared by property 
maintenance staff. 
 
Seasonal Preparation 
Seasonal preparation is critical to the success of the Snow Removal and Ice Control Program. There are five 
phases to the Snow Removal and Ice Control Program: 

1. Readiness Phase 
2. Alert Phase 
3. Operations Phase 
4. Recovery 
5. Post-Storm Assessment 

  
Readiness Phase  
Snow blowers, shovels, ice choppers, wheelbarrows, abrasives, and chemicals needed in the first phase of 
operations are readied ahead of time. Stockpile levels of materials, ice melt, heating oil, and generator fuel 
supplies, salt are restored by the maintenance team after each storm. Obstacles should be identified, then 
marked with reflective poles if required. The markers should be tall enough that they will be seen by the 
snowplow operators to prevent plows from doing damage to property.    
 
In the Spring of each year, the Maintenance Supervisor evaluates the adequacy of storage requirements and 
levels of stockpiled de-icing and abrasive material in anticipation of needs of the upcoming season. Suppliers 
are also found. In addition, stockpile levels are re-established following each storm event. Facilities are also 
evaluated for the need to add ice cleats along the roofline, even where roof slopes do not exceed a 6:12 ratio.  
  

Agreement Contracts for Snow Removal Services  
The Maintenance Supervisor annually execute contracts, usually in September.  
 
Contractual arrangements will be made with a private contractor(s) at pre-specified rates for snow 
removal depending on the depth of the snow (See Snow Removal Specification Sheet) and for additional 
dump trucks, tractors, graders, as well as front end loaders for snow removal services during extreme 
storms.  
  
During November, all personnel are trained to ensure that they fully understand how to use and maintain 
the snow blowers, tractors, scrapers, spreaders, and other equipment assigned to them during Snow 
and Ice Operations. Staff are also instructed on how to shovel snow to avoid injuries. 

 
Alert Phase 
Depending on the weather forecast and current conditions, the Maintenance Supervisor will notify the 
snowplow contractor and site staff to mobilize for the storm. Each staff member must be available in the case 
of an impending storm. If a storm occurs during regular work hours, then the staff will deploy according to the 
pre-arranged snow removal plan. The Maintenance Supervisor will decide the need to keep staff on duty beyond 



normal work hours. If a storm strikes during after duty hours, then staff is to assume that they are on call-back 
status. The Supervisor will call back staff as needed. 
 

Weather Forecasting 
A key element in implementing an efficient Snow and Ice Control Program is receiving and acting on 
timely weather information. Accurate weather forecasting is imperative in deciding which of the various 
operational procedures will be initiated. It is recognized that forecasts will occasionally be in error and 
operation plans may change. The Property Manager and Maintenance Supervisor should be informed of 
impending weather conditions by the National Weather Service. Local radio and television stations are 
a useful source for information. Other sources include the Weather Channel (on cable) or NOAA’s alert 
system.  

 
Winter Weather Terminology 
The U.S. Department of Commerce National Oceanic and Atmospheric Administration National Weather 
Service uses the following definitions and criteria to describe hazardous winter weather:  

• Winter Storm Watch:  Heavy snow or a blizzard is possible, but the exact timing, location, or  
occurrence of the storm is still uncertain. A watch means to get prepared for a storm.  

• Winter Storm Warning: You should be ready for a storm by the time a warning is issued. A life-
threatening storm is likely with:  

o Snow 6 inches or more in 12 hours or less; or 8 inches or more in 24 hours,   
o Heavy ice accumulations that cause extremely dangerous conditions and considerable 

damage,   
o High winds, and/or   
o Wind chills indices -40°F or colder.  

• Blizzard Warning: You should use caution when an advisory is issued. A storm with winds 35 mph 
or greater and significant snow or blowing snow with visibilities less than 1/4 mile. 

• Winter Weather Advisory: Weather conditions that cause inconvenience, but are not life-
threatening, such as:  

o High Wind Warning:  Winds 40 mph or greater; or wind gusts 58 mph or greater.  
o Wind Advisory:  Winds 30 mph or greater; or wind gusts 45 mph or greater. 

  
Analysis of this data and other factors by the Property Manager/Maintenance Supervisor results in a 
decision of when to become operational. This planning process is made more difficult due to the variable 
weather conditions met during each storm and whether a winter weather advisory, winter storm, winter 
storm watch, winter storm warning or blizzard warning etc. is in effect.  
  
Available lead time, storm intensity, rate, and type (wet or powdery) of accumulation, moisture content, 
air/ pavement temperatures, time of day, traffic, and pedestrian volumes (peak or off-peak), wind 
direction and velocity, storm duration, geographical distribution of snow/ice, and most importantly the 
availability of equipment and rested personnel are all factors that interact to create a unique aspect for 
each storm.  

  
Condition Alerts  
The following alert conditions are set by the Maintenance Supervisor: 

• Condition 1: Approximately 36 hours before effects of storm are predicted to reach the 
property’s location. 

• Condition 2:   When the storm is predicted within 12-18 hours. 



• Condition 3:   When the arrival of the storm is imminent. All preventive measures should have 
been taken. Required personnel stand by in pre-selected locations. All other personnel are 
relieved of duties.  

 
Operations Phase 
When snowfall accumulations reach the established threshold, parking lot plowing (by contractor ) and/or snow 
shoveling and snow blowing operations will start. The primary purpose of plowing is to open Priority Code 1 
areas and make primary entrances and walkways “passable”. Remaining areas are plowed and treated following 
established priorities to restore the property to normal operations after a storm ceases.  
 

• Priorities 
o Priority 1 

▪ Roadways into and out of the property 
▪ Main entranceways and doorways 
▪ Management and Maintenance Office 

o Priority 2 
▪ Parking lots 
▪ Walkways 
▪ Around dumpsters 

 
• Spreading Abrasives and Chemicals 

Apply salt or abrasives to sidewalks, landings, entrances, parking areas, ramps, or other reported / known 
trouble spots. Salt all pavements before/after a snow / ice storm followed by conditions inconsistent 
with natural melting. Application width studies show that snow melts faster when salt is applied in 
narrow strips (“windrows”). As such, salt is normally applied in a windrow of 4-5 feet wide down the 
middle of parking lots and on the “high” side of paved areas. 
 

• Storm Types 
o Minor Storms 

An ice or snowstorm of four (4) inches or less (fallen or is forecasted) on the paved surfaces is 
considered a Minor Storm.  

▪ If less than 2”, Priority Code 1 locations (roadways/walkways/building entrances) are 
cleared and plowed within 4-5 hours after the storm ends. 

▪ If greater than 2”, Priority Code 1 locations can be re-plowed/treated in 4-5 hours. After 
Priority Code 1 locations are completed (i.e., lots, sidewalks, and at least one ADA 
accessible route made “passable”), Priority Code 2  facilities should be fully addressed 
between 8-10 hours after the storm ends.  

o Major Storms 
Snow or ice storms that develop an accumulation of more than four (4) inches (fallen or is 
forecasted) on paved surfaces are considered Major Storms. All available staff and/or contractor 
support should be considered for mobilization at this time. This action will require the Property 
Manager and Maintenance Supervisor approval and will vary based on an assessment of current 
conditions, weather forecast, and budgetary constraints. 

 
• Suspended Operations  

In the event a storm reaches an intensity that the continuation of operations would prove ineffective or 
would pose an undue safety risk for staff, contractors and/or the traveling residents (i.e., during blizzard 
conditions), snow and ice control activities should be shut down until weather conditions have improved. 



The Maintenance Supervisor at each property or designee is responsible for making a closure decision. 
Crews will be demobilized to the maintenance shop or other designated location for food, shelter, and 
rest. Likewise, contractors will be placed on stand-by status at half-time pay rates until remobilized.  
 

• Contractor Assistance 
Additional equipment and personnel from private contractors may be mobilized to meet goals during 
major storms, if necessary. Contract labor, rental equipment, structural engineers, operators, roofing 
contractor(s) etc. are alerted for service, if deemed necessary.  
 

• Snow Removal Procedures 
o Steps, Entranceways and Sidewalks 

▪ Removal of snow from main entrances, landings, fire lanes/exits, and handicap 
routes/ramps will be high priority and will be cleared before all secondary entrances and 
walkways. Conditions will be monitored to assure icy or slippery areas treated. Every 
effort will be made to use only a salt product for sidewalks. As a last resort to assure safe 
walks, a sand product will be used sparingly.  

▪ During severe storms, steps and entryways shall be partially shoveled with a path along 
the railings for initial opening of these areas. At least one (1) handicap route must be fully 
passable. Sidewalks should be cleared at least one shovel’s width within 24 hours after 
snowfall ceases. Staff is advised that snow should not be shoveled or moved onto the 
roadway or into parking areas.  

o Parking Lots 
▪ Employees and visitors may be directed to park on one side, or in designated areas during 

snow removal operations. Fire lanes, delivery, loading/unloading zones, and handicapped 
parking receive priority. Once one side of the parking lot has been cleared, residents may 
be requested to move their vehicle to the other side. To help avoid the frustration that 
occurs when a snowplow covers sidewalks, plowing operations shall be performed to 
stockpile snow in parking spaces, preferably in a location that does not block storm drain 
inlets, sidewalks, or ADA ramp / access points. 

▪ Parking lots will be plowed with the priority for handicap spaces being first, and employee 
parking as a secondary priority. It must be understood that lots with vehicles parked in 
them make it difficult to do an adequate job in snow removal. Efforts will be first made to 
open areas with no vehicle traffic to make room for incoming vehicles. If the surface in 
the parking lots becomes slippery and determined a safety hazard, sand/salt will be 
spread in the main driving lanes and lot entrances. During parking lot snow removal, it 
may become necessary for staff and visitors to park in an alternate lot other than the one 
they normally park in until all lots are cleared and available. Every reasonable effort will 
be made to open parking lanes to allow for two-way traffic.  

o Snow Hauling and Disposal   
As snowbanks build up around the parking lots, sidewalks and entrances, the maintenance crews 
may have to remove necessary snow and haul to an unused area of the property or an authorized 
snow dump. This is done to provide adequate parking in lots, assure visibility for pedestrians and 
vehicles, to make room for more snow, and to control flooding problems when snow and ice 
melts. 

o Removal of Snow and Ice from Roofs 
The removal of snow accumulations on roofs which will take the weight off the roof, is the best 
way to prevent a loss. It is important to follow proper snow-removal procedures to avoid creating 
an undesired loading on a roof. The following procedures should be followed to safely remove 
snow from roofs, as relates to this site: 



▪ Drifted snow should be removed first, which will be on lower roofs. Drifted snow can also 
occur around rooftop mechanical vents, skylights, parapet walls and around penthouse 
walls. 

▪ Snow should be removed from the middle of the bays first. (i.e., if your building has 50-
foot bays with the primary steel running from the peak to the eave, the snow should be 
removed from the center of the bay starting at the peak and working toward the eave.) 
The greatest deflection will occur at the center of the bay. This should be repeated for all 
the bays. 

▪ It is important to remove snow evenly from both sides of the roof so that the live load on 
one side of the roof is not significantly greater than the other side. For peaked roofs, the 
snow should be removed from the center of a given bay on one side of the roof and then 
the snow should be removed on the same bay on the other side of the ridge or peak. 

▪ Do not pile snow from upper roofs onto lower roofs. 
▪ Take care while removing snow and/or ice accumulation to prevent damage to the roof 

membrane. Avoid removal within 2 inches of the surface of the roof membrane. The use 
of plastic snow shovels is recommended. 

▪ When removing snow from one section of a roof, avoid traveling over and compacting 
snow on adjacent roof sections. Areas onto which snow will be dumped from a roof 
should be secured to prevent access. 

▪ Snow removal personnel should stay spread out to avoid additional localized 
concentrations of weight. Workers on a roof must use proper personal protective fall-
arrest type equipment.  
 

o Snow Loads 
Following major and repeated snow and ice storm events, where there is significant snow on the 
roof of buildings and there is physical evidence that a roof is sagging or is showing other visible 
signs of distress, the roof should be assessed by a structural engineer, or other qualified 
professional, to determine if:   

▪ Snow loads are excessive   
▪ There are signs of structural distress  
▪ Special removal procedures are needed to avoid additional structural problems  
▪ To determine if a structure is overstressed. Most buildings are designed to accommodate 

a roof snow load associated with 2 feet (24 inches) of dense, compact and/or wet snow.  
▪ Here are some warning signs that a roof may be giving way under the weight of snow. If 

there are any of the warning signs below, the building needs to be evacuated at once:   
• Cracked or split wood members/Popping, cracking, and creaking sounds. 
• Bowed utility pipes or conduit attached at ceiling.  
• Sagging ceiling tiles and/or sprinkler heads pushed down below ceiling tiles.                                        
• Sagging roof members including steel bar joists.  
• Doors and/or windows that pop open or are difficult to open and close. 
• Metal decking, wood rafters, wood trusses and plywood sheathing-visually 

deformed.  
                                                                                                                                                  

  



o Snow Load Based on Accumulation Depth 

• Snow Depth on Roof 
• (ft) 

Dry Snow 
(lbs./ft²) 

In Between Snow 
(lbs./ft²) 

Wet Snow 
(lbs./ft²) 

1 3 12 21 
2 6.5 24 42 
3 9.5 36 62 
4 12.5 48 83 
5 15.5 60 104 
Source: Winter Snow Loads. Curt Gooch, Sr. Cornell University. 2002 
 

o Roofs, Gutter, Downspouts and Maintenance Equipment 
The following items should be addressed before and during a major snow or rain event: 

▪ Keep roof drains clear of ice and accumulated debris. Inspect roof immediately after 
major winter storms where precipitation more than 8 inches of snow fall and/or 2 inches 
of rain fall has occurred in a 24- hour period.  

▪ Keep gutters and downspouts clear so they will flow freely.  
▪ Keep the bottom of downspouts clear of snow and ice so the water has a place to drain.  
▪ Truncate downspouts 2 feet above grade to ensure they flow freely and do not freeze at 

the bottom.  
▪ Ensure that snow is not plowed or shoveled against downspouts, which will prevent 

proper drainage.  
▪ Do not install equipment (air handlers, air conditioners, transformers, etc.) or storage 

below eaves where the equipment could be affected by snow or ice sliding off the roof. 
▪ If there is existing equipment located below eaves, a structurally sound roof should be 

installed over the equipment to help prevent damage to the equipment from falling snow 
or ice.  

 
Recovery Phase 
As the storm abates and with the completion of clearing, staff moves into the Recovery Phase. Recovery consists 
of phasing-down operations by: terminating contractor support; returning employees to regular work 
schedules; pushing back or removing any piles of snow blocking or remaining at entrances to facilities, 
downspouts, or storm drains; removing areas of isolated compacted snow or ice within porch, entrance, 
handicapped entrances, or sidewalks; evaluating the need for any damage repairs; cleaning and servicing 
vehicles and equipment; replenishing or shifting snow-related supplies; and preparing the needed financial 
paperwork.   
 
Post-Storm Assessment Phase 
The Property Manager and Maintenance Supervisor should perform an internal evaluation and assessment of 
storm related operational decisions. Issues to consider include: 

• How responsive in terms of timeliness was the private contractor? 
• What was the quality of snow removal operations? Did staff have to do more work when the contractor 

ended operations? 
• How responsive was site personnel? 
• Did residents cooperate with staff? 
• Was there a need for additional contracted personnel? 
• Is there a need to change priorities in the snow removal policy? 

 



Lessons can be learned from both successes and failures of any winter maintenance operation. Improvements 
in operation, and even equipment, can be found and implemented through a post-storm assessment of the 
practices and treatments used. It is important that all levels of maintenance personnel be involved in the 
evaluation process. This process includes the evaluation of treatment effectiveness, assessment of operational 
decision timing, and an examination of costs. Recommendations for improved safety such as the installation of 
roof guards, shields, or cleats on roofs over public walkway areas, or effectiveness of existing measures are 
reported at this time. In the event of significant storm events, snow removal costs are accounted for, and budget 
amendments are prepared and processed by the Property Manager. In case of a declared emergency, special 
project accounts may be set up to preclude the need for the processing of separate budget amendments.  
  
Property Damage and Repair  
Although significant caution and safety efforts are made to avoid damage to the buildings / grounds during snow 
and ice removal operations, property damage may inevitably occur. In cases where turf damage has resulted 
from the plow jumping the curb, snow shovels or blowers, restoration will be done as soon as weather 
conditions allow. Under only extreme circumstances will the damage to turf from salt application be restored 
or treated. If contracted services are used, then the contractor is contractually responsible for all damage to life 
and property during their snow removal activities and operations.  
 
 
 
  
  



Sample Snow Specification 
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