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memo 

Community Opportunities Group, Inc. 
To: Jennifer Blanchet, Zoning Administrator 

From:  Courtney Starling, AICP 

CC:  Andy Port, Planning Director 

Kate Newhall-Smith, Planner 

Date: 8/17/18 

Re: Response to Email dated 8/14/18 

Comments: Please see the attached response to issues identified by Jennifer Blanchet. Where existing regulations were 

edited, my edits are in red.   

The issue of demolition requires further discussion and study.    
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DEFINITIONS: 
Staff Comment: Basic definition is OK, but for structures with a dormers that comprise greater than #% of a 
horizontal roof area the height shall be measured to the mid slop of the dormer.  (This will cover large shed 
dormers with just a false eave applied to the façade, but not capture scale appropriate dormers). For flat or low 
sloped roofs with a Parapet wall greater than 42” (allows for taller railing required by some codes as compared 
to 36”) above finished roof surface the measurement shall be taken to the top of parapet wall.  Height exception 
in VI-I still allows for stair and elevator enclosures etc.  Roof decks probably also fall in to this category of 
max% and setback from face of building as we have seen some that have resulted in a pretty significant 
upward extension 
 
Response: Please see suggested edits below. 
 
 
Building Height- the vertical distance between the average grade at the base of a main wall of the building 
and: 
 

1. the highest point of the roof surface, if a flat roof, 
2. the deck line, if a mansard roof, 
3. the mid-point between the ridge if a hip, gable, shed, or gambrel roof, and the eaves of the building, 

excluding the eaves of any projections, or 
4. the highest point of the building or structure in all other cases, and height has a corresponding 

meaning unless otherwise defined elsewhere in this ordinance. 

 
Dormer - A projection built out below the highest point from a sloping roof, usually containing a window or vent.  
 
Grade, Average - the vertical distance measured from the average natural elevation of the existing natural 
grade (before any fill has been or is proposed to be placed thereon) as established on a plan prepared by a 
licensed professional surveyor, at and along the side of the building or structure fronting on the nearest street 
to the highest point of the highest roof or, in the case of a structure, to the highest point. 

 
Roof Line – the uppermost edge or outline of a roof.   
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 ROOF DECKS AND PARAPETS 
 
VI-I - Exceptions to maximum height regulations. 
 
The height limitations as set forth in the table of dimensional controls shall not apply to chimneys, ventilators, 
skylights, water tanks or collectors, bulkheads, elevator headhouses, building mechanicals inclusive of solar 
panels, roof decks, railings, pergolas, and other accessory structures which are required or are customarily 
carried above the roofs of buildings, provided that such structures do not exceed 10’of the highest point of the 
roof surface. In the case of flat roofs, parapet walls shall be exempted from height limitations provided the 
parapet wall does not exceed 3’6” of the roof surface. Towers, spires, domes, cupolas, and similar architectural 
features shall also be exempted for the height limitations set forth if such additions are not used for living 
purposes, and if such structures occupy not more than ten (10) percent of the ground floor of the building.  
 
Additionally, all farm accessory structures are exempt from the height requirements of this ordinance. In no 
instance shall any such structure extend more than ten (10) feet above the highest point of the structure on 
which it is proposed to be attached unless required by building and safety codes. 
 
Accessory buildings or structures used for accessory purposes in all residential (R) districts shall not exceed a 
height of twenty (20) feet. 
 

DORMERS 
 
Staff Comment: Dormers exempt from review: Not sure where to put this. 
- less than # percentage of the roof that they are projecting from 
-setback a min of 3 feet from side property line or a min of 1.5 feet from a side building face 
- setback a min of # feet from a front property line or a min of # feet from a front building face 
-separate dormers to have a min exterior separation of 3’ between each other 
-the height of the dormer window shall not be higher than the ridge line of the subject building and shall not 
exceed 10’ over permitted height limit. 
- This still allows for other kinds of dormers with review, but what is that process?  Special Permit? For historic 
and new structures as it impacts building massing. 
  
We don’t define roofline, but use the term in various sections of the ordinance.   Dormers have previously been 
exempted from a roofline change through the Demo Delay ordinance which the DCOD references I have 
interpreted roofline as it relates to historic structures to mean anything that falls above the roof eave of the 
existing structure (ie a frame-over for an addition instead of a lower wing addition off of a building 
face)  otherwise I think the term should be’ ridgeline’.  
 
 
VI-TBD – Dormers. 
New dormers constructed on any type of building within the Downtown Overlay District, multi-family dwellings, 

commercial buildings, and mixed use buildings require a Special Permit for Design Review from the Planning 

Board. New dormers on single- and two-family dwellings, and to accessory structures [not located within the 

Downtown Overlay District] shall be exempt from Design Review. 

The following dimensional requirements shall apply to dormers: 
 

1. The height of a dormer shall be at or below the height of the ridgeline of the portion of the roof where 
the dormer is to be constructed. In no case, shall the height of the dormer exceed 10’ beyond the 
permitted height limit of the structure.   

2. A dormer shall not exceed 2/3 the width of the length of the exterior wall below the dormer. Should 
more than one dormer be constructed on the same side of the roof, the width of the dormers shall be 
combined, and shall not exceed 2/3 the width of the length of the exterior wall below the dormer. 

3. Dormers constructed on the same roof face shall have a minimum separation of at least 3’.  
4. A dormer, or dormers, shall be setback at least 2’ from the gable ends of the roof, and in no case shall 

be within 3’ of any lot line.   
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5. The total roof area of all dormer windows (new and proposed) and other features exempt from height 

limits shall not exceed 60% percent of the horizontal area of roof. For a building with multiple roof 

levels each shall be calculated independently.  

 

Demolition 
Staff comment:  I would like not have 2 definitions, but rather indicate that 25% demolition of exterior wall 
surface is exempt from definition? The second definition also exempts 1 wall to make an addition so that 
means that there can effectively be as much as 50% total wall demo.  Roof demo is not exempt, but is not 
explicitly stated in this section. 
The Demo Delay ordinance does not allow for the 25% exemption so in the end is more stringent as far as 
what has to go to the HC for review.  I am sure this was not the intent, but is the effective reality.  Do you want 
to comment on the interface of these two ordinances as the Demo Delay is referenced within the NZO XXVIII 
and they define things differently?  
 
My question/concerns on solar: 
Why would roof mounted solar installations be exempt from height regulations?  This would allow for a support 
structure taller than we would allow another type of structure. 
Ground Mounted solar has been exempted from setback in the draft I saw. This concerns me if we do not also 
regulate the height.  I have seen some operable pole mounted installations that end up creating a wall on the 
property line.  I think that perhaps the vision for what solar might be proposed and if we can provide some 
regulation so it does not end up on right on the property line taller than we would want an accessory structure 
 
Response: I agree that we should be working with a single definition for demolition. Further study is needed to 
comment on interface and intent. Discussion is required. 
 
Per solar, I agree with you on height and setbacks. Per height on rooftop, I added that to exceptions to building 
height, which will cap at 10’. It’s unlikely we’d find something with that projection. Per ground mount, we can 
address that in the solar ordinance that will be added to the wind ordinance. 
 
 
 
  
 


