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Overview of Possible Performance Standards
Mitchell Field Marine Business Districts
The following types of standards would be added to the Site Plan Review Ordinance and would apply only to non-residential development in the two Mitchell Field Marine Business Districts:

Lighting

Objectives – Reduce the potential for light spill and glare from surrounding properties and minimize overall lighting level to minimum acceptable

1. Limit lighting levels to the minimum necessary for safety

2. Require that all exterior lighting fixtures including building mounted lighting be full cut-off fixtures and require any canopy lighting to be recessed (dark sky)
3. Prohibit the use of flood lighting or other directional lighting

4. Limit the mounting height of lighting fixtures (20’-24’ or height of building whichever is less)

5. Limit light spill off of the Mitchell Field parcel but not to other areas within the Marine Business District or other areas of Mitchell Field

6. Require lighting other than security lighting to be turned off or dimmed when business is not operating

7. Require lighting uniformity?
8. Establish maximum lighting levels?

9. Require lighting plan for larger uses as part of SPR?

Noise

Objectives – Allow reasonable marine operations while minimize impact on surrounding areas
1. Require that all activities occur inside a building






OR

2. Provide for site design that minimizes the potential for noise problems:

- noise producing activities (service and loading areas, exhaust fans, overhead doors, areas where trucks back up) located so they do not face adjacent property or water or designed to minimize noise

- design of the buffer that addresses noise as well as visual intrusions

3. Restrictive standard for nighttime activity (10 PM to 6 AM) – no more than 5 dBA above ambient level

4. Relatively high standard for daytime activity – 65 dBA – and evening activity – 60 DBA based on maybe an 8 hour average at the property line of Mitchell Field
5. Limit on intermittent/occasional noise

6. Boats in the water not covered by standards 
Odors

Objectives – Reduce the potential for noxious odors reaching adjacent properties or other areas of Mitchell Field

1. Require that all activities that create significant odors occur within a building

2. Provide for site design that minimizes the potential for odor problems by locating noise producing activities such as exhaust fans so they do not face adjacent property or are designed to minimize odors
3. Provide a simple mechanism for resolving odor complaints?

Fire Protection Water Supply

Objective – Assure that there is adequate water supply for fire suppression

1. Require applicants to demonstrate how fire protection water supply will be provided if not available from the Mitchell Field water system

Common/Shared Septic Systems

Objective – Allow for shared or common subsurface wastewater disposal systems

1. Expand the current language in Section 15.12 that allows for shared or common systems to apply to leased lots in Mitchell Field

Buffering of Adjacent Properties

Objective – Assure that both adjacent lots and the other areas of Mitchell Field are visually buffered from development in the Marine Business District

1. Expand the provisions of Section 15.14 to require the creation of a buffer along boundary with the balance of the Mitchell Field property as well as along the northerly property line







OR

2. As an alternative, the Committee has discussed the idea that the leased parcel would not extend to the northerly boundary so the Town would retain control of a strip of land along the fence to allow for public access but in this case the Town would probably be responsible for creating and maintaining the buffer strip
Visual Impacts

Objective – Assure that development has the minimal impact on views from the rest of Mitchell Field and view of Mitchell Field from the water

1. Require applicants to demonstrate how the layout and design of the building minimizes the impact on views of the water from the upper meadow and entrance road

2. Require applicants to demonstrate how the layout and design of the buildings minimizes the impact of the development on views of Mitchell Field from the water.

3. Limit the use of light colored or reflective exterior materials and encourage the use of natural colors that blend in with the landscape
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