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MAJOR SUBDIVISION APPLICATION  

(a total of four or more lots) 

City of Rochester, New Hampshire 

 

Date: ____________________    Is a conditional needed?      Yes:____   No:____   Unclear:____ 

(If so, we encourage you to submit an application as soon as possible.) 

Property information 

Tax map #: ________;   Lot #(‘s): ___________;  Zoning district:  ______________________  

Property address/location:  ____________________________________________________ 

Name of project (if applicable): _________________________________________________ 

Size of site: _______ acres;  Overlay zoning district(s)? _____________________________ 

Property owner 

Name (include name of individual): ______________________________________________ 

Mailing address:  ____________________________________________________________ 

Telephone #: _____________________________  Email:____________________________ 
 

Applicant/developer (if different from property owner) 

Name (include name of individual): ______________________________________________ 

Mailing address:  ____________________________________________________________ 

Telephone #: _____________________________  Email:  ___________________________ 
 

Engineer/surveyor 

Name (include name of individual): ______________________________________________ 

Mailing address:_____________________________________________________________ 

Telephone #: _____________________________   Fax #: ___________________________ 

Email address: _____________________________ Professional license #:   _____________ 
 

Proposed project 

Number of proposed lots: ______________;   estimated length of new roads:  ____________ 

Number of cubic yard of earth being removed from the site?                          

City water?   yes ___  no ___;   How far is city water from the site?   ___________________ 

City sewer?  yes ___  no ___;   How far is city sewer from the site?  ___________________ 

If city water, what are the est. total gal. per day? ______; Are there pertinent covenants? ___ 

Where will stormwater be discharged? ___________________________________________ 
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Wetlands:  Is any fill proposed? ____;   area to be filled: __________;   buffer impact? _____ 

Comments 

Please feel free to add any comments, additional information, or requests for waivers here: 

__________________________________________________________________________

__________________________________________________________________________

__________________________________________________________________________ 

Submission of application 
This application must be signed by the property owner, applicant/developer (if different from 
property owner), and/or the agent.  
 

I(we) hereby submit this Subdivision application to the City of Rochester Planning Board 

pursuant to the City of Rochester Subdivision Regulations and attest that to the best of my 

knowledge all of the information on this application form and in the accompanying application 

materials and documentation is true and accurate.  As applicant/developer (if different from 

property owner)/as agent, I attest that I am duly authorized to act in this capacity. 

 
Signature of property owner: ___________________________________________________ 
 

Date: _________________________ 
 
Signature of applicant/developer:  _______________________________________________ 
 

Date: _________________________ 
 
Signature of agent:  __________________________________________________________ 
 

Date: _________________________ 

Authorization to enter subject property 

I hereby authorize members of the Rochester Planning Board, Zoning Board of Adjustment, 

Conservation Commission, Planning Department, and other pertinent City departments, 

boards and agencies to enter my property for the purpose of evaluating this application 

including performing any appropriate inspections during the application phase, review phase, 

post-approval phase, construction phase, and occupancy phase.  This authorization applies 

specifically to those particular individuals legitimately involved in evaluating, reviewing, or 

inspecting this specific application/project. It is understood that these individuals must use all 

reasonable care, courtesy, and diligence when entering the property.  

 
Signature of property owner: ___________________________________________________ 
 

Date: _________________________ 
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Major Subdivision Checklist  
(Major subdivisions a total of 4 or more lots) 

 
*To be filled out by applicant/agent (with notes to be inserted by staff) 

See regulations for other specific requirements 
City of Rochester Planning & Development Department  

 
Project Name:                                                         Map:                Lot:              Date: ____________    
 
Applicant/agent:                                                      Signature:                                                               . 
                         
(Staff review by:                                                      Date:                                                                       ) 
            
 
General items         Waiver 

    Yes      No      N/A Requested             Comments 

4 sets completed application             

Total application fee              

4 copies of narrative              

3 sets of full-size plans              

2 sets of 11 X 17 reductions             

Completed abutters list             

Copy of existing covenants, easements,            

and deed restrictions                                    
 
Plan Information 

Basic information including:             

 Title sheet               

 Name of project              

 Date                

 North arrow               

 Scale                

 Legend               

 Revision block              

 Vicinity sketch - no less than 1" = 1,000'           
 

Approval block (for signature by staff           
attesting to Planning Board approval) 

Name and address of developer/applicant           

Name, stamp, and NH license # of            
licensed land surveyor for platting 
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General items Continued      Waiver 

    Yes      No      N/A Requested             Comments 

Name, stamp, and NH license # of            
licensed engineer for streets, utilities 
and drainage 

City tax map & lot #’s        ________________________  

Subdivision approval               

statement (per regulations) 

Notation on plans: “For more information           
about this subdivision contact...” 
 

References to neighboring              
plans and subdivisions 
 

Information on abutting properties:    

 owner name         ________________________ 

 owner address              

 tax map and lot #              

 square footage of lots             

 approximate building footprints            

 use                 
 
 
Zoning 

Zoning designations of subject tract             
and in vicinity of tract 

Zoning requirements for district:   

 frontage               

 lot dimensions/density             

 all setbacks               

 lot coverage               

Zoning overlay districts             
 
Existing Topographic Features   

Contour lines and spot elevations            

Soil types and boundaries             

Soil test pit locations, profiles, and            
depth to water table and ledge 

Percolation test locations and results           
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Existing Topographic Features Continued   Waiver 

    Yes      No      N/A Requested             Comments 

Water features (ponds, streams)            
 

Wetlands including name of certified            
wetlands scientist & license # who delineated 
 

Statement whether located in flood area,           
and if so, 100 year flood elevation   
 

Delineation of treed and open areas            
 

Overview of types of trees and vegetation           
 

Location of rock outcroppings             
 

Stone walls and archaeological features           
 

Locations of trails and paths             
 

Other natural/cultural resources            
(productive farmland, habitats, scenic 
views, historic structures, etc.) 
 

Existing buildings/structures             
 

Existing driveways and access points           
 
Platting 
Surveyed property lines including:  

 existing and proposed bearings            

 existing and proposed distances            

 existing and proposed pins             

 
Existing and proposed location of:   

 monuments               

 benchmarks               
 

Proposed square footage for each lot           

Subdivision # on each lot (1, 2, 3, etc.)           

Include error of closure statement            
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Streets         Waiver 

    Yes      No      N/A Requested             Comments 

Street plan (including utilities)             
 

Street profiles including vertical data and           
street stations and utilities 
 

Street cross sections including            
(if appropriate): 
 

 width of pavement              

 travel and parking lanes             

 striping               

 curbing               

 lawn strips               

 sidewalks               

 street trees               

 drainage               

 structure of base and pavement            

 all utilities               
 

Curb, intersection, and cul de sac radii           
 

Limits of construction/ground disturbance           
 

Traffic control devices (stop signs, etc.)           
 

Street light locations and details            
 

Spacing, species, specifications for            
street trees 
 

Landscaped island in cul de sacs            
 

Proposed street names             
 
Utilities 
Show existing and proposed for all subject lots and within right of way.  Include plans, profiles, sizes, 
materials, and all appropriate details.   

Water lines/well (with appropriate radius)             

Sewer lines/septic and leaching areas            
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Utilities Continued       Waiver 

    Yes      No      N/A Requested             Comments 

Pump stations               

Stormwater management system:            
pipes, culverts, catch basins, detention/ 
retention basins, swales, rip rap, etc. 

Fire hydrant locations and details            

Electric, telephone, cable TV (underground)           

Gas lines                
 
Other Elements 

Phasing plan, if appropriate             

Traffic study, if appropriate             

Drainage study with calculations, storm           
water impact analysis, and mitigation plan 

Grading plan               

Earth being removed from site(in cubic yards)           

Erosion and sedimentation plan            

Mitigation plan for environmental            
impacts during construction 

Proposed open space areas              

Proposed recreation facilities on site            

School bus pickup/drop off plan             

Proposed covenants, easements,            
and deed restrictions 

Fiscal impact study (if requested)            
 

Road Acceptance Policy and Procedure: 

Is there a public road proposed?            
 

If yes, Have you read and understand the  

Road acceptance procedure?            
 

Additional Comments: 
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BERRY SURVEYING & ENGINEERING 
335 Second Crown Point Road 

Barrington, NH  03825 
Phone: (603) 332-2863 

Fax: (603) 335-4623 
www.BerrySurveying.Com 

        crberry@metrocast.net 

         

City of Rochester Office of Planning & Development   October 24, 2023 

Attention: Shanna Saunders, Director  

33 Wakefield Street 

Rochester, NH 03867, 

 

Re: RBV Realty LLC 

 324 Blackwater Road 

 9 Lot Major Conservation Subdivision 

  

 

Ms. Saunders, 

 

On behalf of our client, RBV Realty LLC & Managing Member Rebecca Mathews, Berry 

Surveying & Engineering (BS&E) is submitting for TRG, a subdivision application to discuss a 

proposed 9 Lot Major Conservation Subdivision at 324 Blackwater Road. 

 

Background and General Narrative: 

RBV owns the parcel at 324 Blackwater Road in Rochester, NH (Tax Map 264, Lot 11).  Berry 

Surveying & Engineering has conducted a complete on-site survey of the parcel which includes a 

topographic analysis as well as a wetlands analysis and delineation.  Wetlands were found in the 

central area of the parcel and along Clark Brook, which creates the rear boundary of the parcel.  

The remainder of the site consists of gentle slopes which contain good soils groups A and B.  C 

soil groups are found adjacent to the wetland’s areas.  There are some 25% slopes found onsite, 

mostly located within the wetland buffer areas.  Deidra Benjamin CWS, delineated the wetlands 

on site and John P. Hayes CWS, CSS has conducted a site-specific soils map (SSSM) for the 

project. 

 

 The Proposal: 

 

The proposal is to construct a short cul-de-sac less than 620.95 linear feet to the neck and 

develop 9 single family lots along the new infrastructure. The proposed units are clustered 

around the end of the roadway, which allows the units to be furthest from abutting land owners 

as well as environmentally sensitive areas.  The plan provides the yield plan calculations using 

the adjusted tract acreage approach.  This calculation finds that the permitted density of the 

project is 11.43 units, however the project design proposes 9 in an effort to de-congest the site.  

This allows for many of the other ideals and objectives of the Conservation Subdivision to be 

maintained.   
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BERRY SURVEYING & ENGINEERING 
335 Second Crown Pt. Rd., Barrington, NH 03825 

(603) 332-2863 / (603) 335-4623 FAX 

 www.BerrySurveying.Com 

The entrance roadway is proposed to be offset from the abutting boundary line to the north, 

along 316 Blackwater Road, owned by Mr. O’leary.  By providing a wider right of way, the 

center of the road can be shifted south slightly to allow for the required grading and provide a 

buffer along the boundary line.  The buffer is currently proposed to be constructed of a 6’ 

stockade fence which was agreed to by the applicant and the abutter.   

 

The clustering of the proposed units is designed to provide a minimum of a 25’ buffer to the 

abutting boundary line to the north, along the Arbor Way development.  Based on this design the 

closest abutting housing unit is 75’ to the corner of the first proposed lot in the proposed 

subdivision.  Based on the designed shape of the clustered group, the open space increases in 

depth along the boundary line, which incrementally increases the distance between the remaining 

abutting housing unit and the proposed development lots. 

 

A balance was made between the wetland setback around the internal wetland system and the 

wetland system adjacent to Clark Brook.  Separation to the internal system remains to allow for 

the construction of a stormwater Rain Garden, which is intended to provide for treatment and 

ground water recharge.  The design is careful not to provide for private lots to extend into the 

wetland setback boundary in an effort to dissuade private land owners from manipulating the 

buffer.  It was noted however, in a preliminary meeting with the Planning Staff, that providing 

larger lots over the minimum required area is preferred in this case to ensure there is adequate 

tillage area around each home.  This is specifically important at the rear of each home site.  The 

smallest proposed lot is 7,200 Sq.Ft., in size and each lot provides 30-35’ from the shown deck 

to the rear lot line.  The project design is careful to provide direct access to the open space from 

each lot. 

 

Based on the NFPA water availability requirements, the applicant is proposing residential 

sprinklers in the homes within the subdivision.  There is no public water supply in the area of the 

project, and a cistern for this project type and layout is not practical.  The fire truck design is 

provided at the rear of the plan set to ensure the cul-de-sac is adequate as well as the entrance 

radii. 

 

Based on the initial TRG meeting concerning the former project design, the applicant has hired 

Abigail Thompson Fopiano, P.G. to review the existing well on the site for use as a common 

well for the proposed community.  Based on her initial review and findings it was determined 

that one well servicing the project is a better alternative to multiple wells throughout the site.  

The project now proposes three less single-family users on the site and thus reduces the overall 

water consumption demand.  Use of the existing well is being evaluated with a secondary 

location chosen in close proximity if needed.  Based on the load, the well is not considered a 

community well.  If filtering is needed in the system having one well on-site may simplify this 

process and allow for ease of maintenance with the HOA in the future. 

 

Based on the proposed lot sizes, and to simplify construction, the applicant is proposing a 

common sewer collection system which is routed to a common effluent disposal field.  Each 
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home will be equipped with a septic tank which will connect to the community EDA.  Each tank 

is proposed to be two chambers to provide only effluent discharge to the EDA.  There is a 

clarification tank provided ahead of the EDA for an additional level of protection to promote 

longevity in the field. 

 

The project requires a gravel wetland to be placed in the front southern corner of the property to 

provide the required treatment for the standards of Chapter 218 as well as NHDES Alteration of 

Terrain.  This will provide treatment, attenuation and volume control prior to discharge into the 

local 50’ buffer.  The design is careful to place the gravel wetland north of the abutting boundary 

line in an effort to provide some separation and potential for landscaping post construction.  The 

current design schematic allows for a 20’ wooded buffer to remain.  The flow from this gravel 

wetland enters the central wetland and then flows along the eastern boundary line in a 

constructed swale partially on the subject parcel and partially on the abutting parcel prior to 

discharge into Clark Brook.  The design is cognizant of the need to reduce flows and volumes to 

this shared swale so as not to affect the abutting land owner or downstream infrastructure.  An 

infiltration area is designed up slope of the gravel wetland to capture flow from the proposed 

recreation space and infiltrate that into the ground. 

 

A gravel wetland is proposed against the cul-de-sac to treat and attenuate flow from the 

developed area of the cul-de-sac.  This area flows to the center wetland and then to the discharge 

point noted above.  The remainder of the developed site is directed to an infiltration rain garden 

at the rear of the project site.   

 

In addition to the required open space, free of infrastructure encumbrances, the project proposes 

a larger open field area to be used by the community.  The applicant proposes to grade and 

gently slope this area to be used for field space.  A dedicated parking area is proposed at the 

recreation space which includes the mail kiosk, sight lighting, sitting areas and a bike rack.  A 

robust landscaping package along the roadway is provided with buffer enhancements reviewed in 

key areas.  There are no encroachments into the wetland buffer and there are no proposed 

wetlands crossings. 

 

As intimated above, the project will require an HOA be formed to maintain the Stormwater 

treatment areas, sewer and water systems, recreation space and manage the open space areas.  

Wetland buffers will be monitored by the HOA for performance with the City of Rochester 

Zoning requirements.    

   

Respectfully submitted, 

BERRY SURVEYING & ENGINEERING 

 

 

Christopher R. Berry, SIT  

Principal, President 
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October 23, 2023 

City of Rochester Office of Planning and Development 

Attention: Shanna Saunders, Director 

33 Wakefield Street 

Rochester, NH 03867 

 

RE:  RBV Realty LLC 

 324 Blackwater Road 

 9 Lot Major Conservation Subdivision 

 Waiver Request(s) 

 
  

 Chairperson & Members of the Rochester Planning Board: 
 

 In accordance with the Subdivision Regulations, the following waiver is hereby 

requested: 

 

1. Identification of Waiver Request: Section 6.4.1 Minimum Drainage Pipe Cover 

 

• Due to the existing topography of the site and the elevation of the discharge 

locations the culvert pipes within the subdivision are designed to have 2’ of cover. 

 

Explanation: 

 

 The site topography has shallow outlet elevations to the natural flow patterns and restrictions on 

infiltration based on the elevation of the seasonal high-water tables.  The project is designed so 

the culverts have 2’ of cover which is a common depth in well drained soil areas and areas where 

under drain is proposed to ensure the gravels stay dry during all seasons.  An alternative to the 

project design would be to encroach within the wetland buffer to reach a lower elevation to 

discharge.  This was avoided with the use of 2’ of cover.  Alternatively the entire site could be 

lifted to achieve the cover requirements over some of the culverts but not all of them, specifically 

the entrance culverts. 

 

Waiver Justification:   

a. Granting the waiver will properly carry out the purpose and intent of the 

regulations. 

The intent of this regulation is to ensure adequate cover of the pipe to ensure the least amount of 

heaving as possible.  In this case the applicant is proposing under drains in areas that would 

ordinarily not require them to ensure the select gravel material remains dry and reduces the 

freeze-thaw effect.  In areas where appropriate reinforced concrete culvert is used. 
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b. Strict conformity to the regulations would pose an unnecessary hardship to the 

applicant.   
 

Strict conformity to this regulation would require either additional fill, which would require 

additional overall impact on the land or disturbance within the wetland buffers, which was 

specifically avoided with this design. 

 

In accordance with the Chapter 218 Regulations, the following waiver is hereby requested: 

 

2. Identification of Waiver Request: 218-10.F(2)d 

 

• To permit CB #3 and DI #1 to have cleaning velocities less than prescribed. 

 

Explanation: 

 

 The applicant is proposing two basins which do not meet the prescribed cleaning velocity due to 

the contributing land area being small.  Placement of the basins are based on the entrance profile 

sag and corresponding swale line. 

 

Waiver Justification:   

a. Granting the waiver will properly carry out the purpose and intent of the 

regulations. 

The intent of this regulation is to typically ensure there is adequate cleaning velocity within cross 

culverts which receive larger volumes of sediment from unpaved contributing areas to ensure 

inlet and outlets do not become clogged with debris.  In this case the entrance sag is designed 

with a curb and a basin whereas it presents a nicer design solution than an open swale.  The 

contributing area is small and therefore the sediment load is also small and cleaning velocities 

are less important. The drop inlet is proposed in a swale which will provide for a larger level of 

sediment removal and therefore the velocity requirement in the DI is not required. 

 

b. Strict conformity to the regulations would pose an unnecessary hardship to the 

applicant.   
 

Strict conformity to this regulation would require a less superior design change which is a 

hardship on the project. 

 

 

 

 
BERRY SURVEYING & ENGINEERING 
 

Christopher R. Berry, SIT, Project Manager  

Principal, President   
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Conditional Use Permit Application 

City of Rochester, New Hampshire 

 

Date: __________________  

Property information                                             

Tax map #: ________; Lot #(‘s): ___________;  Zoning district:  ____________________  

Property address/location:  __________________________________________________ 

Name of project (if applicable): _______________________________________________ 

Property owner  

Name (include name of individual):  ___________________________________________ 

Mailing address:  __________________________________________________________ 

Telephone #: _____________________________ Fax ___________________________ 

Applicant/developer (if different from property owner) 

Name (include name of individual):  ___________________________________________ 

Mailing address:  __________________________________________________________ 

Telephone #: _____________________________ Fax #:  _________________________ 

Engineer/designer  

Name (include name of individual):  ___________________________________________ 

Mailing address:  __________________________________________________________ 

Telephone #: _____________________________   Fax #: _________________________ 

Email address: _____________________________ Professional license #:  ___________ 

Proposed Project 

Please describe the proposed project: _________________________________________ 

________________________________________________________________________

________________________________________________________________________ 

11-7-23

264 11 AG

324 Blackwater Road

Benjamin Drive

40 Province Road, Strafford, NH 03884

603-953-3455

RBV Realty LLC, Rebecca Mathews

Becky-mathews@outlook.com

 Same

Berry Surveying & Engineering, Christopher R. Berry PM
335 Second Crown Point Road, Barrington, NH 03825

603-332-2863

k.berry@berrysurveying.com
crberry@metrocast.net

LLS 805, PE 14243

The use of Conservation Subdivision Ordinance
CUP Criteria 275-21.3



 2 

Please describe the existing conditions:     ______________________________________ 

________________________________________________________________________

________________________________________________________________________ 

 

Submission of application 
 
This application must be signed by the property owner, applicant/developer (if different 
from property owner), and/or the agent.  
 

I(we) hereby submit this Conditional Use application to the City of Rochester Planning 

Board pursuant to the City of Rochester Zoning Ordinance and attest that to the best of my 

knowledge all of the information on this application form and in the accompanying 

application materials and documentation is true and accurate.  As applicant/developer (if 

different from property owner)/as agent, I attest that I am duly authorized to act in this 

capacity. 

 
Signature of property owner: _________________________________________________ 
 

Date:  ______________________ 
 
Signature of applicant/developer:   ____________________________________________ 
 

Date:  ______________________ 
 
Signature of agent:  ________________________________________________________ 
 

Date:  ______________________ 

 

Vacant Land with 1 Single Family Home

11-7-23

11-7-23
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BERRY SURVEYING & ENGINEERING 
335 Second Crown Point Road 

Barrington, NH  03825 
Phone: (603) 332-2863 

Fax: (603) 335-4623 
www.BerrySurveying.Com 

        crberry@metrocast.net 

November 6, 2023 

 

City of Rochester Planning and Development 
Attention: Shanna Saunders, Director 
33 Wakefield Street 
Rochester, NH 03867 
 
RE:  RBV Realty LLC 
 324 Blackwater Road 
 9 Lot Major Conservation Subdivision 
 
Mr. Chairman and Members of the Rochester Planning Board, 
 
Enclosed are the criteria laid out in Chapter 42.21 for a conditional use permit as it 
pertains to a Conservation Subdivision in Chapter 42.33. 
 

A. Compliance of the applicable requirements contained in this chapter. 
a. It is the applicant’s belief that through the TRG review that there 

is compliance with the chapter, and where there is variation from 
the subdivision regulations the applicant has requested waivers. 

B. The results of any special investigative or scientific studies prepared in 
association with the proposed development. 

a. The applicant reviewed 4 key things when laying out and 
developing the Conservation Subdivision.: 

i. Clark Brook and the wetlands surrounding it were 
considered of highest value and therefore placing the 
development furthest from the largest portion of it was a 
design requirement employed.  This keeps as much 
contiguous upland area adjacent to the brook as possible 
on the project site. 

ii. Proximity of the development to the internal wetland was 
important to consider.  This wetland flows onto private 
lands and then to Clark Brook.  Ensuring the wetlands are 
not touched as well as the 50’ setback was a design 
element that keeps the largest amount of unfragmented 
lands adjacent to the brook and abutting land owners. 

iii. Keeping the housing units as far from abutting land owners 
as possible was a key design element.  Maintaining buffers 
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that are not held on private lands ensures the vegetation 
will remain into the future. 

iv. Stormwater features.  The design chose areas of higher 
infiltrating soils for ground water recharge for a larger 
portion of the development.  The two subsurface gravel 
wetlands were chosen due to the low profile they provide 
and allowance to outlet at an existing grade while 
providing attenuation and a high level of treatment. 

C. Special reports or analysis of the project or its impacts, prepared by the City or 
consultants. 

a. The project narrative and stormwater analysis provide a good 
perspective on the project design philosophy.  The soils report 
and analysis provide justification for placement of stormwater 
BMP’s in relation to the open space and developed areas. 

D. The findings, goals and objectives of the City’s Master Plan 
a. The master plan is the guide for the writing of the ordinance.  To 

the objective of itemizing out key areas to remain as open space, 
the applicant has done this, and discussed it openly with the 
planning staff, TRG and Conservation Commission.  An onsite 
review will be conducted by the Conservation Commission to 
ensure there are no further critical recourses in the are to be 
developed. 

E. The relationship of the development to the timing, location and cost of public 
improvements scheduled in the Capital Improvements Program and 
improvements necessitated by the development. 

a. Specific capital improvements have been reviewed in the City of 
Rochester CIP, Department of Public Works expenditure line and 
none were found within the project area.  The project is very 
careful in its design to reduce flows and volumes so as to not 
create any additional burden on public infrastructure or abutting 
land owners. 

F. Testimony and evidence introduced at the public hearing on application 
a. Testimony, and written evidence is submitted as part of the 

application process for the Design Review.  A meeting was held 
with the applicant and the abutting land owners where the 
layout, design and philosophy was presented and accepted.  Due 
to this there as no further public input at the Design Review 
hearing. 

G. Any other appropriate information or documentation. 
a. The following is submitted for the planning staff’s review as well 

as the planning board. 
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• Drainage Analysis and Sediment & Erosion Control Plan 

• Construction Adverse Effect Mitigation Program (CAEMITP) 
• Traffic Impact Analysis 

 
 
Respectfully Submitted, 
 
Berry Surveying & Engineering 
   
 
 
Christopher R. Berry  
Principal, President 

cberry
Chris Signature
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        October 20, 2023 

City of Rochester Planning Department 
Attn: Ms. Shaunna Saunders, Planning Director         
33 Wakefield Street 
Rochester, NH 03867 
 
RE:  Memorandum 

Traffic Impact Analysis & Distribution 
 Benjamin Drive (9-Lot Single Family Detached Subdivision) 
 RBV Realty LLC 
 Tax Map 264, Lot 11 (324 Blackwater Road) 

Rochester, NH 03867 
     
Ms. Saunders, 
 

Pursuant to the City of Rochester Subdivision Regulations, Berry Surveying & 
Engineering (BS&E), on behalf of RBV Realty LLC, has prepared a Traffic Analysis the 
construction of nine (9) single family homes on Tax Map 264, Lot 11. There is one point 
of analysis; the proposed intersection of Benjamin Drive and Blackwater Road. The 
following conclusions were reached as a result Traffic Impact Analysis:  
 

• A total of 110 vehicles trips (55 enter/55 exit) are predicted to occur on a 
weekday. A total of 8 vehicle trips (2 enter/6 exit) are predicted to occur at the 
weekday AM peak hour and 12 vehicle trips (7 enter/5 exit) at the PM peak hour 
of adjacent street traffic for Benjamin Drive. 

 
• According to the NHDOT MS2 Transportation Data Management System, 

Blackwater Road is a major collector road, with a 2022 Annual Average Daily 
Traffic (AADT) of 1,158 vehicles/day. 

 
• Benjamin Drive is accessed from a portion of Blackwater Road that bisects 

Tebbetts Road (local road 4,556 AADT, 2022) and Old Rochester Road (minor 
arterial, 4,344 AADT, 2022). The intersection of Blackwater Road and Tebbetts 
Road is partial stop controlled (Blackwater Road leg). The intersection of 
Blackwater Road and Old Rochester Road is under flashing light traffic control.  

 
• Sight Distance from Benjamin Drive meets Rochester Subdivision Regulations. It 

is recommended that the surrounding infrastructure will be sufficient to handle 
the projected increase in vehicle trips and peak hour and all other hours. 

tech5
Ken PE
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Proposed Development & Introduction 
The proposal is subdivide and redevelop Tax Map 264, Lot 11 to contain nine (9) 

single family detached homes. The existing 12.37 Ac. +/- site contains an unoccupied 
mobile home with two driveway cuts on Blackwater Road. The proposed access to the 
site is a 24-foot-wide roadway, known as Benjamin Drive, with 20-foot pavement 
entrance radii for vehicle turning. Benjamin Drive is 621 LF in length to the neck of the 
cul-de-sac provided (1,145 LF total). Benjamin Drive will be stop controlled at the 
intersection of Blackwater Road with a stop sign, stop bar, and 20’ double yellow line 
for intersection lane alignment. The purpose of this analysis is to determine the 
maximum number of trips coming to and leaving the proposed project site during 
certain peak periods of the day. This information is then used in determining the impact 
on safety as it relates to the existing roadway infrastructure.  The following components 
of the analysis are typical for a project of this size pursuant to the Institute of Traffic 
Engineers (ITE) manual. 

Ex isting Conditions 
Ex isting Site Description 

The subject parcel is known as Tax Map 264, Lot 11, containing 538,838 Sq. Ft. 
(12.37 Ac. +/-) of land. Tax Map 264, Lot 11 currently contains a contains an 
unoccupied mobile home with two driveway cuts on Blackwater Road at the front of the 
lot with the remaining parcel wooded to the Clark Brook at the rear of the site. The 
subject parcel is located in the Agricultural District and contains lot frontage on 
Blackwater Road. There are several driveways and local roads surrounding the subject 
parcels, which are discussed later in the analysis. The two driveway cuts will be closed 
in favor of a roadway cut at the northern edge of the subject parcel. 

Blackwater Road Roadway Description 
Blackwater Road is a two-lane major collector road at the subject parcel, 

according to the NHDOT MS2 Transportation Management System (NHDOT). This 
portion of Blackwater Road is not under NHDOT jurisdiction. Blackwater Road runs 
north to south parallel with N.H. Route 16 (crosses under near subject parcel) and 
provides access to Rochester (NH Route 16 & 125) to the north and Somersworth & 
Dover (N.H. Routes 16, 16B & 108) to the south. It has an Average Annual Daily Traffic 
(AADT) of approximately 1,158 (2022) divided between north and south in the data 
provided by the NHDOT.  
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Blackwater Road in the area of the project is composed of a twenty-four-foot-
wide paved surface (edge of pavement to edge of pavement) with eleven-foot 
northbound southbound lanes. There is a variable width paved and gravel shoulder and 
swales on the east and west side of the road. There is centerline delineation and fog / 
edge lines provided.  The posted speed limit of the roadway is 30 miles per hour (MPH).  
The geometry of Blackwater Road is relatively straight and relatively flat (+/-3% grade) 
in the project location. There are no public transit opportunities or other pedestrian 
amenities such as sidewalks within a ¼ mile+ of Benjamin Drive or on Blackwater Road 
in Rochester. 
 

  
Figure 1: Blackwater Road with surrounding roadways (NHDOT) 

Existing Traffic Volumes 
According to traffic counts recorded by the NHDOT for August 2nd - August 4th 

2022, the Blackwater Road AM and PM weekday combined directional volume peaks 
were 119 trips and 129 trips, respectively. It is shown that this portion of Blackwater 
Road has an AADT 1,158 (2022) divided between north and south in the data provided 
by the NHDOT.  
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The highest weekday peak hour combined directional traffic volume on this 
section of Blackwater Road NB/SB combined occurred from 7:00-8:00 AM with 119 
vehicles and from 4:15-5:15 PM with 129 vehicles. Table #1 shows the traffic direction 
breakdown of Blackwater Road and Figures #1 is graphical representations of the traffic 
variations occurring throughout the day. As only northbound/southbound combined 
traffic counts are available in 2022 at this location from the NHDOT, traffic counts from 
2016 that show northbound and southbound directional data has been utilized for the 
directional distribution. Table #2 shows the calculated directional distribution utilized 
from 2016 data. 
 

It can be seen from the directional percent distribution that the primary direction 
of travel during the Weekday AM peak hour is south towards Somersworth & Dover 
(62%/38%). The primary direction of travel during the PM peak hour is northbound 
towards Rochester (59%/41%). From these ratios, a conclusion can be drawn that a 
large percentage of the peak hour traffic observed on Blackwater Road is residential 
commuter traffic. Traffic counts of Blackwater Road, Tebbetts Road, and Old Rochester 
Road provided by the NHDOT are included in Appendix A as Figures #5-#17. 

 

 
Table 1: Calculation of average NB/SB combined trips occurring on Blackwater Road 
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Table 2: Directional breakdown of trips occurring on Blackwater Road (2016) 

 

 
Figure 2: Blackwater Road 2022 NB/SB combined hourly traffic variation 
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Ex isting Vehicle Speeds 
As previously mentioned, the posted speed limit of Blackwater Road is 30 MPH.  

For the purposes of the safety analysis below, the 85th percentile of speed is required.  
This particular section of Blackwater Road was observed by Berry Surveying & 
Engineering to analyze the pass by traffic, reviewing speed. Excessive speeds did occur, 
with most operators obeyed the posted speed limits within a deviation of 10 MPH.  This 
is consistent with speeds found on urban roads.  The 85th percentile derived by 
observation and consistency with general practice is 40 MPH. 

Surrounding Roadways & Signalized Intersections 
There are several local roadways within a half mile of proposed Benjamin Drive. 

To the north, local roads include: Arbor Way, Kipling Rock Road and England Road. To 
the south, local roads include Horton Way. These intersections are all stop controlled at 
the minor residential legs.  

 
Larger roadway intersections include the intersection of Blackwater Road with 

Tebbetts Road, 1.4 miles to the north, and Blackwater Road with Old Rochester Road, 
1.7 miles to the south. Tebbetts Road is a local roadway according to the NHDOT, with 
a 2022 AADT of 4,556 (2022). The intersection of Blackwater Road and Tebbetts Road 
is stop controlled at the Blackwater Road leg, with a chevron style intersection sign. Old 
Rochester Road is a minor arterial roadway according to the NHDOT, with a 2022 AADT 
of 4,344 (2022). The intersection of Blackwater Road and Old Rochester Road Road is 
flashing traffic light controlled, with both Blackwater Road legs being under stop 
control. 

Proposed Trip Generation 
The 11th Edition ITE Trip Generation Manual was used to determine the proposed 

volume of trips. Included is the percentage of entrance-to-exit traffic experienced 
during the weekday AM & PM peak hours between 7 and 9 AM and 4 and 6 PM, and 
total weekday volume. Land Use Code Single Family Detached Housing (210) was used 
in deriving the proposed trip generation from the project site. Table #3 provides 
average trip rate, total trips generated, enter to exit ratio, and the enter to exit 
distribution for the proposed trips at Benjamin Drive.  
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Single Family Detached Housing Benjamin Drive: 
 

 
Table 3: (Benjamin Drive) Peak hr of adjacent street traffic AM, PM, & weekday total 

Build Traffic Projections and Turning Visual 
Traffic data obtained from the NHDOT in 2022 has been projected to 2024 and 

ten years further to 2034. This has been done using an August peak seasonal 
adjustment factor of 1.00 (Urban Highways Group 4, AM & PM) and using an annual 
growth rate of 1%, compounded annually. Urban highway group was selected due to 
the majority commuter traffic of Blackwater Road. The derivation of the peak seasonal 
adjustment factor comes from an average series of values from other urban highways 
from across New Hampshire, which can be found as Table #6 in Appendix B.  Figures 
#3 and #4 show the build turning movements to and from Benjamin Drive during 
weekday AM and PM peak hours. A visual of these turning movements is shown in the 
following figures. Vehicle trips to or from the north will likely be travelling through the 
partial stop controlled (Blackwater Road leg) intersection of Blackwater Road and 
Tebbetts Road. Vehicle trips to or from the south will likely be traveling through the 
flashing light-controlled intersection of Blackwater Road and Old Rochester Road. 
 

 
Figure 3: 2024 & 2034 build projected traffic volumes & turns weekday AM peak  
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Figure 4: 2024 & 2034 build projected traffic volumes & turns weekday PM peak 

 
Tables #4 & #5 show in a tabular format the total trips that are calculated to 

occur to and from Benjamin Drive are shown at the weekday peak hours analyzed in a 
build situation. These trips are further broken down into enter and exit to and from the 
site as well as percentage of left and right turns. 
 

 
Table 4: Weekday AM peak hour build turning movements Benjamin Drive 

 

 
Table 5: Weekday PM peak hour build turning movements Benjamin Drive 
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Sight Distance and Safety Analysis 
Sight distance on Blackwater Road to the north and south, as well as roadway 

alignment are the two determining factors of safety. Benjamin Drive sight distance to 
the north un-obstructed for 275 feet minimum (measured), while sight distance to the 
south is un-obstructed for 275 feet minimum (measured). In this instance both the 
northerly and southerly sight distances meet the Rochester Subdivision Regulation 
Requirements for an 85th percentile speed of 40 MPH, with a driver at 3.5’ looking at an 
object 0.5’ tall in the roadway. There are no improvements required to obtain this sight 
distance. 

 
It is of note that by using the standards put forth from “A Policy of Geometric 

Design of Highways and Streets” by AASHTO, 2012 7th Edition, a longer sight distance 
of the 275’ feet measured could be provided. When using this standard in determining 
the measurement of stopping sight distance, AASHTO Chapter 3.2.6 should be utilized. 
The height of the driver’s eye is shown to be at 3.5’ per Chapter 3.2.6.1 (origin of the 
3.5’ driveway sight distance height selection as well) and the height of the object in the 
roadway was selected at 2.0’ per Chapter 3.2.6.2, as opposed to the object at 0.5’ tall 
in the roadway from the Rochester Subdivision Regulations. By utilizing a vehicle 
approaching with drivers’ eye at 3.5’ observing an object in the road at 2’ tall, stopping 
sight distance that could be provided utilizing these standards is in excess of 400’. 
 

With respect to general safety of Blackwater Road in relation to the peak hour 
trip generation and AADT, it is our assessment that the cross section of pavement and 
shoulder widths are appropriate.   
 



Page 13 of 31 
21-132, RBV Realty LLC, 324 Blackwater Road Rochester, NH 
Traffic Impact Analysis, Benjamin Drive                                          October 20, 2023 
 

BERRY SURVEYING & ENGINEERING 
335 Second Crown Pt. Rd., Barrington, NH 03825 

(603) 332-2863 / (603) 335-4623 FAX 
 www.BerrySurveying.Com 

Conclusions and Recommendations  
1) A total of 110 vehicles trips (55 enter/55 exit) are predicted to occur on a 

weekday. A total of 8 vehicle trips (2 enter/6 exit) are predicted to occur at the 
weekday AM peak hours and 12 vehicle trips (7 enter/5 exit) at the PM peak 
hours of adjacent street traffic for Benjamin Drive. 

 
2) According to the NHDOT MS2 Transportation Data Management System, 

Blackwater Road is a major collector road, with a 2022 Annual Average Daily 
Traffic (AADT) of 1,158 vehicles/day. 

 
3) Benjamin Drive is accessed from a portion of Blackwater Road that bisects 

Tebbetts Road (local road 4,556 AADT, 2022) and Old Rochester Road (minor 
arterial, 4,344 AADT, 2022). The intersection of Blackwater Road and Tebbetts 
Road is partial stop controlled (Blackwater Road leg). The intersection of 
Blackwater Road and Old Rochester Road is under flashing light traffic control.  

 
4) Sight Distance from Benjamin Drive meets Rochester Subdivision Regulations. It 

is recommended that the surrounding infrastructure will be sufficient to handle 
the projected increase in vehicle trips and peak hour and all other hours. 

 
Respectfully Submitted,     
BERRY SURVEYING & ENGINEERING 
 
 
Kevin R. Poulin, PE     Kenneth A. Berry, PE, LLS, 
Design Engineer      CPSWQ, CPESC, CESSWI 
       Principal, VP-Technical Operations 
       Engineer of Record 
Christopher R. Berry, SIT 
Principal, President   
 
 
 

tech5
Kevin Signature

tech5
Chris Signature

tech5
Ken Signature
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Appendix  A 
Traffic Counts 
 

 
Figure 5: History of AADT values and classification for Blackwater Road 
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Figure 6: Blackwater Road 2022 NB/SB Combined 15 Min Interval Calculation 
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Figure 7: History of AADT values and classification for Tebbetts Road 
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Figure 8: History of AADT values and classification for Old Rochester Road 
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Figure 9: Tuesday August 2, 2022 Blackwater Road NB/SB Combined traffic count 
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Figure 10: Wednesday August 3, 2022 Blackwater Road NB/SB Combined traffic count 
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Figure 11: Thursday August 4, 2022 Blackwater Road NB/SB Combined traffic count 
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Figure 12: Tuesday August 9, 2016 Blackwater Road northbound traffic count 
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Figure 13: Tuesday August 9, 2016 Blackwater Road southbound traffic count 
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Figure 14: Wednesday August 10, 2016 Blackwater Road northbound traffic count 



Page 24 of 31 
21-132, RBV Realty LLC, 324 Blackwater Road Rochester, NH 
Traffic Impact Analysis, Benjamin Drive                                          October 20, 2023 
 

BERRY SURVEYING & ENGINEERING 
335 Second Crown Pt. Rd., Barrington, NH 03825 

(603) 332-2863 / (603) 335-4623 FAX 
 www.BerrySurveying.Com 

 
Figure 15: Wednesday August 10, 2016 Blackwater Road southbound traffic count 
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Figure 16: Thursday August 11, 2016 Blackwater Road northbound traffic count 
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Figure 17: Thursday August 11, 2016 Blackwater Road southbound traffic count 
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Appendix  B 
M iscellaneous  

 
Table 6: Derivation of the seasonal peaking factor 

 
 

 
Figure 18: Rochester Subdivision Regulations sight distance requirements 

 
 
 



Page 28 of 31 
21-132, RBV Realty LLC, 324 Blackwater Road Rochester, NH 
Traffic Impact Analysis, Benjamin Drive                                          October 20, 2023 
 

BERRY SURVEYING & ENGINEERING 
335 Second Crown Pt. Rd., Barrington, NH 03825 

(603) 332-2863 / (603) 335-4623 FAX 
 www.BerrySurveying.Com 

Appendix  C 
Trip Generation Derivation 

 
Figure 19: ITE Trip Generation, 11th Edition 
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Figure 20: ITE Trip Generation, 11th Edition 
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Figure 21: ITE Trip Generation, 11th Edition 
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Figure 22: ITE Trip Generation, 11th Edition 
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